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BOARD OF ZONING APPEALS
AGENDA

December 14, 2016 - 4:00 P.M.
Council Chambers - Rouss City Hall

1. POINTS OF ORDER

A. Roll Call
B. Approval of Minutes October 12, 2016
C. Reading of Correspondence

2. PUBLIC HEARINGS

BZA-16-679 Request of Marjorie D. Justice, subject property owner, for an appeal
of a zoning determination regarding 515 South Street (Map Number 194-01-D-7),
zoned Limited High Density Residential (HR-i) District. The applicant is appealing
a zoning determination that an approximately 7-foot tall solid fence installed on the
property does not conform to the fencing provisions in the Zoning Ordinance for
front and corner side yards.

3. NEW BUSINESS

Adoption of 2017 meeting calendar.

4. OLD BUSINESS

5. ADJOURN



BOARD OF ZONING APPEALS
MINUTES

The Board of Zoning Appeals held its regularly scheduled meeting on Wednesday,
October 12, 2016, at 4:00p.m. in Council Chambers, Rouss City Hall, 15 North
Cameron Street, Winchester, Virginia.

POINTS OF ORDER:

PRESENT: Vice Chairman Crawford, Ms. Anderson, Mr. Whitacre and
Mr. Hopkins

ABSENT: Chairman Pifer, Mr. Lewis, Ms. Marchant and Mr. Pahi
STAFF: Aaron Grisdale, Erick Moore and Carolyn Barrett
VISITORS: Nancy Sinback

Mr. Grisdale introduced two new board members, Kyle Hopkins, alternate, and Andrew
Pahi, alternate. Vice Chairman Crawford designated Cheryl Anderson and Kyle
Hopkins as voting members for today’s meeting.

CONSENT AGENDA:

Approval of minutes of July 13, 2016

Vice Chairman Crawford called for corrections or additions to the minutes. Mr. Whitacre
made a motion to approve the minutes. Ms. Anderson seconded the motion. Vice
Chairman Crawford called for a vote. Voice vote was taken and the motion passed 4-0.

READING OF CORRESPONDENCE:

None.

PUBLIC HEARINGS:

None.

NEW BUSINESS:

BZA-16-583 Request of A Plus Property LLC, for a variance of the off street parking
buffer pursuant to Section 18-6-3.2 of the Winchester Zoning Ordinance, for the
property located at 625 Berryville Avenue (Map Number 195-7-S-133D- > <01), zoned
Highway Commercial (B-2) with Corridor Enhancement (CE) District overlay. The
applicant is seeking relief of the required parking buffer in order to utilize rear parking for
employees, front parking for customers and side parking for shipping and receiving.
Mr. Grisdale reviewed the staff report for the request. The subject property has areas
on the north and rear sides which were converted to parking spaces without requisite



approvals. The new owner would like to correct the issue by obtaining a variance for
the deficient development standard.

Ms. Anderson asked if grass-cretes could be used for parking in order to provide the
required green space. Mr. Grisdale said there are alternate paving materials that can
be used and are encouraged in many situations for storm water compliance. She asked
if that would be an option in this situation since the City wants to take away a parking
space. Mr. Grisdale said the applicant would like to add a space, not have one taken
away. There was landscaping in the back but the previous owner converted it to
parking. Staff is recommending one space so the minimum fifteen percent green space
can be maintained since so much of the site is already impervious surface.

Vice Chairman Crawford opened the public hearing

Nancy Sinback read a statement from Mr. Ogletree. He stated he was proud of the
interior and exterior changes and they have already had new customers come in to
explore their services and comment on the interior. The property was originally a
drugstore. There is currently three approved parking spaces and they have four
employees. He would like to have two parking spaces in the back for employees and
use the front parking spaces for customers. Without the open front spaces, it will be
difficult for customers and there is no street parking. Making the one space green area
would not be utilizing it to its full potential. He would like to propose landscaping along
the fence and backside of the building. He would also paint the rear of the building and
the neighbor’s garage wall and stain their fence, with their permission, and this would
dramatically improve the area.

Vice Chairman Crawford closed the public hearing

Ms. Anderson asked if the proposal for the green area is able to be done and give him a
second parking space. Mr. Grisdale said he did not believe it would meet the fifteen
percent minimum. Ms. Anderson said she did not want to see a potential problem with
the parking spaces. Mr. Whitacre said one space in the back is what they should go
towards. If they did not require the fifteen percent green space, it could start a slippery
slope. He believed the staff’s recommendation was correct.

Ms. Anderson made a motion to approve a variance of the Winchester Zoning
Ordinance Section 18-6-3.2 pertaining to an off-street parking buffer at 625 BeriyviIIe
Avenue (Map Number 195-7-S-133D) zoned Highway Commercial (B-2) district with
Corridor Enhancement (CE) district overlay, with the following conditions:

a. The variance applies to the current structure with its existing footprint.
b. Should the property become vacant for two (2) years or more the variance will

expire.
c. The off-street buffer requirement is reduced to zero (0) for the two loading

spaces on the north side of the structure.



d. The area in the rear is limited to one (1) employee parking space, with a four
(4) foot buffer provided adjacent to the rear property line, as depicted on the
Planning Department exhibit included in the application materials.

The variance is approved because the strict application of the terms of the ordinance
would unreasonably restrict the utilization of the property.’

1) The property interest for which the variance is being requested was acquired
in good faith and any hardship was not created by the applicant for the
variance,’

2) The granting of the variance will not be of substantial detriment to adjacent
property and nearby properties in the proximity of that geographical area,’

3) The condition or situation of the property concerned is not of so general or
recurring a nature as to make reasonably practicable the formulation of a
general regulation to be adopted as an amendment to the ordinance;

4) The granting of the variance does not result in a use that is not othetwise
permitted on such property or a change in the zoning classification of the
property,’ and,

5) The relief or remedy sought by the variance application is not available
through a special exception process or the process of an administrative
modification at the time of the filing of the variance application,

The motion was seconded by Mr. Whitacre. Roll call vote was taken and the motion
passed 4-0.

OLD BUSINESS:

None

ADJOURN:

With no further business before the Board, the meeting was adjourned at 4:17pm.



MEETING SCHEDULE FOR 2017

BOARD OF ZONING APPEALS
DE.DLIXE MEETING
(500 pm) (4.00 pm)

December 21(2016) January 11(2017)

January 18 February 8

February 15 March 8

March 15 April 12

April 19 May 10

May 17 June 14

June21 July 12

July 19 August 9

Auust 16 September 13

September 20 October 11

October 18 November 8

November 15 December 13

December20 January 10 (2018)
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WINCHESTER BOARD OF ZONING APPEALS

STAFF REPORT AND RECOMMENDATION

ISSUE/BACKGROUND

Case: BZA-i6-679

Applicant: Marjorie D. Justice

Location: 515 South Street

Zoning: Limited High Density Residential (HR-i) district

Future Land Use: Residential.

Legal Notice: The request for variance was advertised in the Winchester Star on December 1,

2016, and December 8, 2016. The property was required to be posted with a

public hearing sign and notices were mailed to property owners within 300’ of

the subject property.

Applicant’s Request: Request of Marjorie D. Justice, subject property owner, for an appeal of a zoning

determination regarding 515 South Street (Map Number 194-01-D-7), zoned

Limited High Density Residential (HR-i) District. The applicant is appealing a

zoning determination that an approximately 7-foot tall solid fence installed on

the property does not conform to the fencing provisions in the Zoning

Ordinance for front and corner side yards.

BACKGROUND

The subject property is located on the south side of South Street and is zoned Limited High Density Residential

(HR-i) district. The immediately surrounding properties on the north and west are similarly zoned. The

properties directly to the east are zoned High Density Residential (HR) district and property to the south is zone

Education, Institution and Public Use (EIP).



Exhibit A - Vicinity Map
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Exhibit B - Vicinity Zoning Map



The property is currently improved with a single family dwelling. Additionally, the lot is defined as a Multi-Corner

Lot due to the property having three street frontages. As a result, by definition in the Zoning Ordinance, the

property has two front-yards, one corner side yard, and one side yard.

§1-2-57.1 LOT, MULTI-CORNER: A corner lot with at least three street frontages. Where there are three

uninterrupted street frontages, the lot line connecting the two street corners

shall define front and corner side lot lines. If this line is shorter than both of

the lot lines it intersects, then it shall be defined as a front lot line and the

other two shall be defined as corner side lot lines. If it is longer than either of

the other two lot lines, than is shall be defined as a corner side lot line and the

other two shall be defined as front lot lines. For Multi-Corner Lots having other

than three uninterrupted street frontages, the Administrator shall determine

the designation of front and corner side lot lines based upon the orientation of

these lines on adjacent lots. Limited access highways as defined by the Virginia

Department of Transportation shall not be considered streets for the purposes

of determining if a lot has multiple frontages. (8/13/02, Case TA-02-06, Ord. No.

021-2002; 9/13/05, Case TA-05-04, Ord. No. 027-2005)

§1-2-96 YARD, FRONT: A yard between the closest plane or point of the building (excluding steps) and

the front lot line, and extending across the full width of the lot, parallel or

concentric to the street line. (8/13/02, Case TA-02-06, Ord. No. 021-2002)

§1-2-95.1 YARD, CORNER SIDE: A yard between the corner side line (as defined for Corner Lots) and the closest

point or plane of the main building (excluding steps) and extending from the

front yard to the rear lot line. For multi-corner lots with two front yards, the

corner side yard shall extend between the two front yards. (8/13/02, Case TA

02-06, Ord. No. 021-2002)

Historically, the property has been improved with a six-foot tall fence which was located in the corner side yard

(East Street) and front yard facing Woodstock Lane. This fence was considered to be legally nonconforming,

since it was likely constructed legally under different fencing provisions in the Zoning Ordinance. Subsequently

the 6-foot tall nonconforming fence was removed and replaced with a 7-foot tall fence. When the previous

nonconforming structure (fence) was removed, the legal nonconforming status was eliminated. As a result any

new structure needs to meet the current zoning requirements for fences.



On August 30, 2016, the Deputy Director of Zoning & Inspections provided a letter to the owner noting that

there was a new fence installed that did not meet the current zoning ordinance requirements. The replacement

fence is approximately 7-feet tall and is located within the required corner side and front yards. The zoning

ordinance limits fences in required corner side yards to be a maximum of 4-feet tall and be at least 25% open.

§18-9-2.8 Fences and non-retaining walls up to eight (8) feet in height above surrounding grade, may be

installed in any required rear or non-corner side yard. Fences up to four (4) feet in height above

surrounding grade which are at least twenty-five (25) percent open (e.g. picket, chain link, rail,

etc.) and non-retaining walls up to three (3) feet in height above surrounding grade may be

installed in any required front or corner side yard except as per Section 18-12 of this

Ordinance. On double-frontage residential lots, fences up to six (6) feet in height above

surrounding grade may be installed in the one required front yard that is situated between a

public street and the rear elevation of the main building on the lot provided that they are set

back from the public right of way at least three (3) feet plus one (1) additional foot of setback

for every one (1) additional foot of height above four (4) feet. (8/16/02, Case TA-02-01, Ord.

No. 009-2002)

On October 4, 2016, after no resolution of the zoning issue, a formal Notice of Violation was provided to the

property owner for the fence violation. A proper appeal of the decision was filed to the Zoning Administrator

within 30-days of the decision, and therefore can be heard before the Board of Zoning Appeals.

In the situation of 515 South Street, the property is zoned Limited High Density Residential (HR-i), and the

required corner side yard is 15 feet. As a result, any fence installed within the first 15-feet of the property from

the corner side lot line towards the house is limited to 4-feet tall per Section 18-9-2.8 above.

Staff met with the owner on-site on October 17th, and at that time it was determined that the fence in the front

yard facing Woodstock Lane, did in fact meet the ordinance requirement, since it was set back from the street

by the necessary distance in Section 18-9-2.8. As a result, the fence in the corner side yard is the remaining issue

on the property.

STAFF ANALYSIS & CONCLUSION

Requests for an appeal of an official zoning determination are handled differently than variances by the Board.

The request before the Board should not be considered similar to a variance request where a unique hardship to



the property is a factor. The decision needs to be made as to whether or not the administrative officer correctly

applied the language of the law in this instance.

The Board is empowered to hear appeals pursuant to Section 20-2-2 of the Zoning Ordinance:

§20-2-2 To hear and decide appeals from any order, requirement, decision, or determination made by an

administrative officer in the administration or enforcement of this Article or of any ordinance

pursuant thereto. The determination of the administrative officer shall be presumed to be correct.

At a hearing on an appeal, the administrative officer shall explain the basis for his determination

after which the appellant has the burden of proof to rebut such presumption of correctness by a

preponderance of the evidence. The board shall consider any applicable ordinances, laws, and

regulations in making its decision. For purposes of this section, determination means any order,

requirement, decision or determination made by an administrative officer. Any appeal of a

determination to the board shall be in compliance with this Article.

As noted above, the Board should approach the case with the following in mind:

1) The determination of the administrative officer shall be presumed to be correct.

2) The appellant has the burden of proof to rebut such presumption of correctness by a preponderance of

the evidence.

While staff understands the concerns of the property owner and her desire for privacy in the rear of her home,

the Director of Zoning and Inspections believes the zoning interpretations provided in the Notice of Violation are

a correct application of the provisions of the Zoning Ordinance, and therefore the decision should be upheld and

affirmed. This decision should be upheld due to the following facts:

1) The property is a Multi-Corner Lot by definition and therefore has two front yards, one corner side yard,

and a side yard.

2) The fence installed is located within the required corner side yard (along East Street) and second front

yard (Woodstock Lane).

3) The Zoning Ordinance limits the height and opacity of fences in corner side yards to a maximum 4-foot

tall and opacity requirement of a minimum of 25% open. The fence is approximately 7-feet tall and does

not meet the height or opacity requirements.



4) The height and opacity of the portion of the fence located in the second front yard (Woodstock Lane) is in

conformance with the fence provisions for double frontage lots, since the fence meets the required

setback in Section 18-9-2.8.

Staff does not believe that any evidence in the applicant’s materials demonstrate that the Zoning Ordinance was

incorrectly applied in this instance.

POSSIBLE MOTION(S)

[Uphold and Affirm the Administrator’s Decision /

1. MOVE, that the Board of Zoning Appeals uphold and affirm the October 4, 2016 decision that the 7-

foot tall fence in the corner side yard is in violation of the Zoning Ordinance. This is because:

a. The property is a Multi-Corner Lot by definition and therefore has two front yards, one corner

side yard, and a side yard.

b. The fence installed is located within the required corner side yard (along East Street) and second

front yard (Woodstock Lane).

c. The Zoning Ordinance limits the height and opacity offences in corner side yards to a maximum

4-foot tall and opacity requirement of a minimum of 25% open. The fence is approximately 7-feet

tall and does not meet the height or opacity requirements.

d. The height and opacity of the portion of the fence located in the second front yard (Woodstock

Lane) is in conformance with the fence pro visions for double frontage lots, since the fence meets

the required setback in Section 18-9-2.8.

(Overturn the Administrator’s Decision 1

2. MOVE, that the Board of Zoning Appeals overturn the October 4, 2016 decision that the 7-foot tall

fence in the corner side yard is in violation of the Zoning Ordinance, for the following reasons:

a. (List additional reasons that the decision is incorrect)

b.

c.

/
/7

/

// 11) -‘

t,--.’---—— If’, —- -

Aaron M. Grisdale, CZA
Director of Zoning and Inspections
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CERTIFICATE#:BZA_______

DATE SUBMIHED:______

zoning & inspectiom

BOARD OF ZONING APPEALS
APPEAL OF ZONING DETERMINATION

Application Instructions and Checklist:
Instructions: This form must be completed in its entirety with all required supplementary materials in order

to be accepted and filed for a public hearing. It is recommended, but not required, to set up a
pre-application meeting with the Zoning Administrator prior to filing of the application. Appeals
must be filed no later than 30 days from the date of the order, requirement, decision or
determination in order to be heard by the Board. Following application submittal, City staff will
contact the applicant to outline the public hearing dates and notification requirements.

Application Checklist:
LI This appeal application form completed.
LI Required application fees (see below).
LI Seven (7) copies of the order, requirement, decision or determination that is subject to appeal.
LI Seven (7) copies of plans, pictures, drawings, or other documentation to supplement the appeal.
LI List of all adjacent property owners within 300 feet of the subject property. (City staff can research and

provide the list for the applicant for a $25 fee).
LI Tax confirmation form
LI Disclosure of equitable ownership of the property including, in the case of corporate ownership, the

names of stockholders, officers and directors, and in any case the names and addresses of all of the
real parties of interest.

Property Owner Information:
Property Owner Name: -

PropertyAddress:

Phone: 5i/r
. 3

,, 3 Email:

Applicant Information (If Different From Owner)
Applicant Name:

,

Mailing Address:
,4 /bru

Phone: Email:

Appeal Background Information:
Identify the order, requirement, decision, or determination that is the subject of the appeal. Attach one copy
to the application:

‘1 opivviIe a ca/c, vibrant, icctaiiu,l’le cummi/nhlu while tiiviiig to ccmcta,iiiv improve
the qua/i/v o/li/ë for our citia’ns and economic par/ads.



On what date was the order, requirement, decision, or determination made?

______________________________

**The appeal must be filed within 30 days from the date of the order, requirement, decision or determination.*

How is the applicant an aggrieved party to the order, requirement, decision or determination?

/9Jf;) (y

Subject Property Address: -t( i, i /

Property Tax Map Number: / / /

Zoning District: / v ‘ Zoning Overlay:

___________________________

Why do you believe the order, requirement, decision or determination is incorrect and inconsistent with the

Zoning Ordinance? Explain the basis of the appeal, beginning in the following space and use additional pages if

necessary.

: 7 Jfr

Required Fees:
1) Appeal of Determination: $200.00 (checks can be made payable to “Treasurer, City of Winchester”>

2) Required Public Hearing Sign Deposit: $50.00 (one sign and deposit is required per public street frontage)

3) Adjacent Property Owner List: $25.00 (optional fee if applicant desires staff to research and provide list)

Applicant Signature:
The applicant hereby certifies that the statements and documents included within this application are true,

correct, and accurate.

Applicant Signature: . ,, Date: i’//



Mr. Aaron Grisdale, City Zoning Office September 2nd 2016

City of Winchester, Virginia Case 12-00009842

Rouss City HaIl 15 North Cameron Street Hardship

Winchester, VA 22601

Dear Mr. Grisdale:

I, Marjorie Justice, am the owner of 515 South St., Winchester, VA 22601. My son, John Hart, is living in
Montana, is also on the Deed. The problem aroused upon the completion of my new cedar fence. My
neighbors have commented to me they love the look. I’m trying to improve my property.

To start my story, I purchased my home three and one half years ago through Long and Foster. I had
recued four out of five kittens, because one was shot, before purchasing this home. Long and Foster
hired Wright Innovation to remodel the kitchen, paint, replace flooring, fix the carport, and build a six
foot privacy fence around my back yard. Upon completion and after settlement, I moved in with my
four kittens.

I wasn’t aware of the Winchester City Codes, and from the look of things, didn’t think you had many
codes; I had moved to your area from Fairfax, Co., VA. My house in question is located on a corner lot.
The back of my property faces a large grave yard and Woodstock. The side yard faces East Street where
Molden and BP properties rent rental town houses. There is a lot of foot traffic and cars traveling
down East St. most of the day and late at night.

Feeling safe and sleeping at night is important to me so I have a tall fence. There are many children
playing along my sidewalk at times which faces East St. Sometimes the homeless cut through and cross
over to Berryville Ave., once East St. dead ends, late at night and during the day. The children and
unsavory people have thrown opened beer cans and trash in my bushes, on the street and on the
sidewalk; I have found plenty of glass too. Some people have stuffed dirty pampers in my fence, and
once there was a homeless man living in my carport. I have collected and saved his bodily waste and
broken whisky bottles from my carport... three bags full of trash. I turned the carport into a shed with a
dead bolt; after which, the homeless man moved to my side yard, from there to the children’s park and
eventually moved on.



Also, I have found needles and used beer cans near and on the children’s play area. I have seen police
vehicles chase people on foot, while driving in and around my neighborhood; then looking for thrown
substances around the park and parked vehicles. My neighborhood is full of deviant people traveling
through, unsupervised children, dog walkers, and older home owners which have been residents for
years. Also, there are at times, people parked in cars waiting for BP renters to deliver substances late at
night to them and don’t think it is a good thing.

Just letting you know, I am a smoker, (no smoking allowed in the house,) but will sit on my front and or
back porch early in the mornings and see what looks like criminal activities. On one occasion, I’ve seen
people cohabitating sexually across the street late at night while leaning on a tree. At first, I thought a
man was molesting a child but upon closer inspection it was an African American man and a South

American woman.

Therefore, upon what I have seen and experienced, I believe I was right in having a tall fence installed; at
least it makes the neighborhood look better and I feel safer.

Sincerely,

Marjorie Justice

Cc: Mr. John Hill
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Zoning Board Winchester, VA November 3, 2016

Marjorie Justice

515 South St, Winchester, VA

To whom this may concern,

I am appealing a zoning decision regarding a timely replacement of a six foot back yard fence. I have
enclosed documents showing the prior existence of said fence, the original deed and original listing.
Also; I have included 7 photos of said property and surrounding areas as required.

I purchased said property with the understanding of having 6 foot backyard fence from a bunch of
shysters. My bid of $110,000.00 was not accepted but realtor’s builder of $85,000.00 was. My purchase
was arranged by Long and Foster located on Berryville Ave in 2012.

The enclosed appraisal report, last two pages, which lists improvements completed prior to settlement
of said property. As you can see, said property was in a dyer state. The property had been on the
market for two years as a foreclosure. I needed a home near medical resources and I needed a home
for my four cats. I choose Winchester because it is centrally located between West VA and Manassas VA
where my two sisters live.

As a note, there is lots of traffic, lots of children, and crime in my area. My back yard faces a grave yard
and side yard faces rental town homes. I volunteer at C-Cap and therefore aware of the dilemmas
Winchester face due to felonies, homelessness, alcohol abuse, petty crimes, drug abuse, and sexual
crimes. Also; I have heard high school students carry switch blades at down town walking mall.

Sincerely ..-..

C) >Lrc

Marjorie D. Justice

540-313-4447

515 South St., Winchester VA 22601
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DEED

This Deed, made this 18th day of October, 2012, by and between Wright
Renovations, Inc. GRANTOR, and Marjorie Justice and John Nelson Hart, GRANTEES;

WITNESSETH

That for and in consideration of the conveyance made hereby, the consideration
received by the GRANTOR and other good and valuable consideration, receipt and
sufficiency of which is hereby acknowledged, the GRANTOR subject to the matters described
herein, hereby grants and conveys to the GRANTEES with General Warranty and English
Covenants of Title, in fee simple unto the GRANTEES, Marjorie Justice and John Nelson
Hart, as joint tenants with the common law right of survivorship, the following described real
estate, situate, lying and being in City of Winchester County, Commonwealth of Virginia, (the
“Real Estate”), to wit:

SEE LEGAL DESCRIPTION ON EXHIBIT A ATTACHED HERETO

AND BEING the same property conveyed to Wright Renovations, Inc by virtue of a Deed dated
September 14, 2012 and recorded September 17, 2012 in Instrument Number 120002594 among the
land records of the City of Winchster, Virginia.

.2 AND BEING the same property conveyed to Secretary of Housing and Urban Development of
— Washington, D.C. by virtue of a Deed dated July 14, 2009 and recorded April 11, 2012 in Instrument
J Number 120001009 among the land records of the City of Winchester, Virginia.

.—> ,,j AND BEING the same property conveyed to Darrell V. Deneal and Catina M. Deneal, husband and
—‘ j — wife, as tenants by the entirety with full common law right of survivorship, by virtue of a Deed dated

— October 5, 2007 and recorded October 10, 2007 in Instrument Number 070003458 among the land
-

-. records of the City of Winchester, Virginia.

The Real Estate is conveyed subject to all recorded easements, conditions,
restrictions, and agreements that lawfully apply to the Real Estate or any part thereof.

The GRANTOR covenant that said GRANTOR has the right to convey the Real
Estate, that the GRANTOR has done no act to encumber the Real Estate; that the said
GRANTEES shall have quiet possession of the Real Estate; and that the GRANTOR will
execute such further assurances as may be requisite.

Prepared By: Jim Pope
v. . 4886PREPARED BY

LAWOFFOES
Tax Map Number: 194-1-D-7

SHREVES,
SCHUDEL, Grantee s Address: 515 South Street, Winchester, VA 22601

Consideration $135,000.00
PARELLO, Assessed Value:$123,100.00

Case:83896Wl N
1355 Beverly

Underwriter: Commonwealth Land Title Insurance CompanySute 100-A
McLean, VA
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Deed Page 2
RGS Case No. 83896W1N

Witness the following signatures and seals:

Wright Renovations, Inc

(c’
-

By Linda K. Wright, Qfrector

Commonwealth of Virginia,tity/County of. t-- to wit:

I, the undersigned, a Notary Public for the jurisdiction aforesaid, do certify that WrightRenovations, mc, By Linda K. Wright as Director, whose name is signed to the foregoingdocument, bearing the date of the 18th day of October, 2012, acknowledged the same beforeme in my jurisdiction aforesaid, this / day of t
, 20L3

I -- —-

Notary PubIic/

My Commission Expires:

___________

,.

..

JAMES C. POPE
NOTARY PUBLIC

Commonwealth f Virginia
Reg. 104623

My Commission Expires: Decernbe 31, 2013



Wl7896837
Residential Synopsis - Agent
515 SOUTH ST WINCHESTER, VA 22601-

Status: ACTIVE
List Price: $104,000
Ownership: Fee Simple - Sale
BRIFBIHB: 4/2/0
Lot AC/SF: 0.18 / 8,054.00
Lvls/Fpls: 4 / 0
Tot Fin SF: 1847
Tax Living Are68
Year Built: 1940—
Total Tax: $1,059
TaxYr: 2011
Ground Rent:
Style: Colonial
Type: Detached

Transaction Type: Foreclosure
Legal Sub:
Adv. Sub: None
Model:

osm Main Upil

___________

BR: r 3
FB: +- _—

Mast: Bdrm: J Living Rm:
First- Bdrm: Main Dining Rm:
Second Bdrm: Upper 1 Kitchen:
Third Bdrm: Upper 1 Brkfast Rm:
Fourth Bdrm: FamilyRm:
Exterior: Fenced - Fully, Fenced - Rear Porch-front. Porch-rear
Exterior Const: Vinyl Siding
Other Structures: Below Grade,Above Grade, None
Lot Desc.

ES: CALL SCHOOL BOARD
MS: CALL SCHOOL BOARD
HS: CALL SCHOOL BOARD

Man Den:
v13in Library:
Mali Sitting:

OthrRm 1:
Othr Rm 2:
Exposure:
Roofing: Shinge-Asphait

Tax Map: 194-1-D-7-
Liber:
Folio
Parcel: 1
BIock!Saure: 7
Lot:
ADC Map: XX9XX

Basement: Yes, Connecting Stairway. Daylight Partial, Full, Improved, Side Entrance, Slab. Walkout Stairs. Windows, Workshop
Parking: Gar/Crpt/Assgd Spaces: 21/
Heating System: Forced Air, Ha1—P) y-j Heating Fuel: Electric G ..4
Water: Public
Cooling System: Ceiling Fan(s). Central A/C, Heat Pump(s)
Sewer/Septic: Public Sewer
Appliances: Oven/Range-Electric
Amenities: Attic-Fcored. Attic-Stairs Fixed, Attic-Walk-in, B’s,Tub-, Washer/Dryer Hookup, Wood Floors (A/IA
HOAIC/C Amenities:
List Date: 31-Jul-2012 Update Date: 31-Jul-2012 DOM-MLS: 7 DOM-Prop: 84
Remarks: HUD CASE #541-765184. HOME IS SOLD AS IS. BUYER IS RESPONSIBLE FOR ALL COSTS ASSOCIATED V’JITH
INSPECTIONS. ALL OFFERS ARE TO BE SUBMITTED THRU THE HUD HOME STORE WEB SITE A NICE COLONIAL
SITUATED ON A NICE LOT. DE-G. HOME HAS RECENT UPDATES INCLUDING HVAC AND
WNDDWS OME HAS HARDWDODS THRiJ OUT. HOME WILL QUALIFY FOR 203K FINANCING. MOLD IS LOCATED IN
BASEMENT. COMBO IS 0770.

——-

Directions: EXIT 313 US-50 W!US-1 7 NIUS-522 N TOWARD WINCHESTER. R ON SOUTH PLEASANT VALLEY. L ON
WOODSTOCK LANE, R ON EAST STREET, L ON SOUTH STREET.
Show Instructions: Lockbox-Ccmh, Lockhox-Frnt Dr, Show Anytime. Vacant, , 10 AM - 9 PM

Listing Co: Beacon Properties Real Estate, BKN1
Listing Agent: MICHELE HAMPTON
Office: (703) 424-7700
Alt. Agent: David Scardina
Owners: HUD COMBO 0770, ?s call Office
Show Contacts: VACANT. GO SHOW. COMBO 0770
Sub Comp: 3 Buy Comp: 3

Phone: (866) 909-0900 Fax: (703) 562-1909
Home: (703) 424-7700 Fax: (703) 562-1909
Pager: Cell: (571) 237-6055
Office: (866) 9C9-0900 Home: (703) 782-4500

Home:
Home:

Dual: Y DesR: Y

Copyright (c) 2012 Metropolitan Regional Information Systems, Inc.
:n’crn’at’on is beieved :o ze accurate, but should i-ct rehed upon without ver”ca:c•

ccjrc,’ orsquare i-cctape. st size and other information s “er suaranteed.

w
—

— —, — ,—

Real Ettte in P.e.u ime

Page 4 of4
07-Aug-20 12

1:51 pm

c-u.
a.- .g ii-.

kno%

qJ

Mt
Cemetpr-

Auction: No

HOA Fee: I
C/C Fee: /
Other Fee: /
C/C Proj Name:

Upr2 Lusrl Lwr?

0 0 0
0 0 0
0 0 0

Area:

Lower 1

Foyer:
Garage:
Carport:
Unfinished:

LQ

Hot Water: Electric
Cooling Fuel: Electric
Soil Type:

AddI: 0 VarC: N
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Rouss City I lall Telephone: (540) 667-1815
IS North Cameron Street FAX: (540) 722-3618
Winchester, VA 22601 TDD: (540) 722-0782

Website: www.winchesterva.gov

August 30, 2016

MARJORiE JUSTICE
515 SOUTH STREET
MNCHESTEF?, VA 22601

RE: NO77CE OF INSPECTION — New, Non-Conforming Fence, 515 SOUTH ST., Case: 16-00009842

Dear Ms. Justice,

During a routine inspection, a new 7’ solid fence along Woodstock Lane & East Street was viewed and documented
by the Department of Zoning & Inspections staff.

The property is termed a MULTI-CORNER LOT which has at least three street frontages. Where there are three
uninterrupted street frontages, the lot line connecting the two street corners shall define front and corner side lot
lines. If this line is longer than either of the other two lot lines, than is shall be defined as a corner side lot line and the
other two shall be defined as front lot lines.

As a result, the new fence is within the required front yard and corner side yard.

You may not be aware: but,

> Sec. 18-9-2.8 states that fences up to four (4) feet in height above surrounding grade which are at least
twenty-five (25) percent open (e.g. picket, chain link, rail, etc.) may be installed in any required front or
corner side yard.

Sec. 18-10-3 states that fences up to five (5) feet in height above surrounding grade may be permitted in
non-required front and corner side yards.

Therefore, the new fence is required to be no more than four (4) feet in height and at least twenty-five (25) percent
open (e.g. picket, chain link, rail, etc.). If it is relocated fifteen (15) into the non-required front yard, it may be five (5)
feet in height.

If you believe that this inspection report is in error and you have supporting documentation, please arrange a date &
time to meet with me to review these issues prior to September 12, 2016.

Thank you in advance for your cooperation in resolving these issues in a timely manner; and, if you have any
questions or concerns, please do not hesitate to contact me directly at (540) 667-2155.

Regards,

rick A. Moore, CZA
Deputy Director. Zoning & Inspections

Enclosures: Photos & site drawing

“To provide a safe, vibrant, sustainable community while striving to consianily improve
the quality offltè for our citi:ens and econotnic partners.”
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Rouss City Ilall Telephor.e: (540) 667-1815
15 North Cameron Street FAX: (540) 722-3618
Winchester, VA 22601

V

V

V

V

V

V
TDD: (540) 722-0782

V

V•

Website: www.winchesterva.ov
V

October 4, 2016
V

V
CERT!F1D MAIL 7014-05W-0000-4690-6414

MARJORIE JUSTICE . V

515 SOUTH STREET V

WINCHESTER, VA 22601 V
V V

V V

RE: NOTiCE OF VIOLATION, New Non-Conforming Fence, 515 SOUTH ST (Tax Map: 194-OI-D-7 - > <01., Case #: 16OCOO9842

Dear Ms. Justice, . V

V

As the Property owner, you are receiving formal notification concerning an unresolved zoning violation at the.
above referenced property. V

On August 30, 2016, a Notice of Inspection was sent explaining that a new 7’ solid fence along Woodstock Lane&
East Street was installed on a MULTI-CORNER LOT which has at least three street frontages. As a result, the new
fence within the required front yard and corner side yard shall be lowered to four (4) feet high and 25% open.

Today, a follow-up inspection revealed that compliance has not been obtained nor contact made as to when the
V fence will be brought into conformity. Therefore, the following code section applies:

> Sec. 18-9-2.8 states that fences up to four (4) feet in height above surrounding grade which are at least
twenty-five

(25)V percent open (e.g. picket raiL etc.) may be installed in any required front or corner side yard.

In order.to abate this violation, the following options are available:
V

V -

I. Reduce your fence to be no more than four (4) feet in height and at least twenty-fiv (25) percent open
(eVg. picket, chain link, rail, etc.) no later than November 4, 2016; or,.

V

II, Remove the entire fence from the property no later than November 4, 2016; or,

V

Ill. Appeal this decision to theBoard of Zoning Appeals within 30 days of the date of this letter.

V In accordance with Section 15.2-2311 of the Coce of Virginia (1950), as amended, you have the right to appeal
this decision to the Board of Zoning Appeals within 30 days after your receipt of this letter. Otherwise the decisions-
set forth in this letter shall be final and non-appealable if not appealed within the thirty-day period. The filing fee
associated with an appeal is 5200.00 and should be enclosed with a completed application, if you intend to appeal
this decision. An acceptable application is determined to be: a completed application form, a letter outlining the
grounds of the request & explanation of how the applicant is an aggrieved party, and required fee..

V Failure to correct, the violations by the aforementioned compliance dates may result in the issuance of civil
penalties in accordance with Section 21-3 of the Winchester Zoning Ordinance. V V

V

V Thank you in advance for your timely cooperation in resolving this issue judiciously. If you have any questions or
V

concerns, please do not hesitate to contact me directly at (540) 667-2155. V

V Regards, V V

A. Moore, c
V •

V .

V

Deputy Director, Zoning & Inspections V •
V

End. • Board of Zoning Appeals Application • ‘



SUMMARY REPORT

Uniform Residential Appraisal Report
SUMMARY REPORT

File# MTO1C171The purpose of this summary appraisal report is to provide the tender,’client with an accurate, and adequately supported, opinion of the market value of the subect property.Property Address 515 South St
City tMnchester State VA Zip Code 22601

Borrower Marjorie Justice Owner of Public Record VWight Renovation, Inc County 4nchester City
Legal Description Virginia Woolen Co Add L-44 S S 515 South Street
Assessor’s Parcel# 3568

Tax Year 2012
-_________ R.E.Taxes$ 1,169

u’ Neighborhood Name SOUTH Map Reference 20-G-4

_________

Census Tract 100
B Occupant LI Owner LI Tenant Vacant Special Assessments $ 0

‘

PUD HOA $ 0 per year per month
E Property Rights Appraised f Fee Simple LI Leasehold LI Other (describe)

_________________________________

-

________________________________________________

C Assignment Type J Purchase Transaction Refinance Transaction LI Other (describe)

____________________________________________________________________________

Lender/Client REAL ESTATE OPERATIONSBB&T Aditreas 2713 FOREST HILLS RD. \MLSON NC 27893
lathe subject property currently offered for sale or haa it been offered for sale in the twelve months prior to the effective date of this appraisal? Yes LI NoReport data source(s) used, offering prtce(s), and date(s).

(3 DOM 1 5;DATA SOURCE: MRIS; LIST DATE: 0713112012, LIST PRICE: $104,000(CLOSED ON 09114/20102 FOR $85000). WAS ALSO LISTED ON 05)15/12 FOR $130,000(57DOM) & 07/11112 FOR $117,000(20 DOM)

I did did not analyze the contract for sale for the subject purchase transaction. Explain the results of the analysis of the cont’act for sale or why the analysis was not performed.
Arms length sale;APPEARS TO BE AN ARMS LENGTH TRANSACTION WITH SALES CONCESSIONS. SELLER ON CONTRACT JUST CLOSED ON 9/14/12. CLOSING DOESNOT SHOWYET IN PUBLIC RECORD.

Contract Price S 135000 Date of Contract 09/05/2012 Is the property se’er the owner of public record? Yes No Data Source(s) PUB RECICONTRCT
R Is there any financial assistance (loan charges, sale concessions, gift or downpayment assistance, etc ) to be paid by any party on behalf of the borrower? Yes LI NoA If Yes, report the total dollar amount and describe the items to be paid.
C $4,050:;SELLER PAID CLOSING COSTS.
T.

Note: Race and the racial composition of the neighborhood are not appraisal factora.
‘‘fleighbortsood Characteristics - One-Unit Housing Trends One-Unit Housing Presettand Use %

Location Urban LI Suburban LI Rural Property Values LI Increasing I Stable LI Declining PRICE AGE One-Unit 80
Built-Up 11 Over 75% 25-75% LI Under 25% Demand/Supply LI Shortage In BalanceLI Over Supply $(000) (yrs) 2-4 Unit
Growth LI Rapid Stable LI Slow Marketing Time Under 3 mths LI 3-6 mths LI Over 6 rnths 40 Low 0 ..Y-Fa-nily 5 %Neighborhood Boundaries

650 High 140 Commercial 5
N NORTH OF JUBAL EARLY DR. SOUTH OF RT 522N, WEST OF I-81N., EAST OF RT 37N

159 Pred 65 Other 5 %S.
--——- ——Neighborhood Description

H CONVENIENT TO MOST AMENITIES,INCLUDING SHOPPING,EMPLOYMENT AND SCHOOLS.THE OVERALL IMAGE AND UTILITY OF THE AREA ISB AVERAGE.REASONABLE MARKETING PERIOD OF SUBJECT IS ESTIMATED AS EQUAL TO SURROUNDING AREA(SEE ABOVE).0

Market Conditions (including support for the above conclusions)
0 AVERAGE MARKET TIMES. DESIRABLE INTEREST RATES. THE SUBJECT IS LOCATED IN AN AREA THAT HAS SEEN A STABILIZATION OF MARKET PRICES.0
B

Dimensions .18 ac Area 8054sf Shape RECTANGULAR View N;Res;
Specific Zoning Classification HR1 Zoning Description Limited High Density Resdntl
Zoning Compliance Legal LI Legal Nonconforming’ (Grarrdfathered Use) LI No Zoning LI Illegal (describe)

__________________________________________________

Is the highest and beat use of subject property as improved (Or as proposed per plans and specifications) the present use? Yea LI No If No, describe.

General Description

Units One LI One with Accessory Unit
# of Stories 2

Type Bet. LIAR, LI S-Det./End Unit

Existing LI Proposed LI Under Const.
Design (Style) CInI

Year Built 1940

Effective Age (Yrs) 50

Foundation

LI Concrete Slab Crawl Space

LI Full Basement Partial Basement

Basement Area 702 sq. ft.
Basement Finish 0 %

Outside Entry/Exit LI Sump Pump
Evidence of LI Infestation

LI Dampness LI Settlement

Heating FWA LI HVVBB LI Radiant

LI Other

________

Fuel GAS/ELECT

Cooling j! Central Air Conditioning

LI Individual LI Other

___________

Exterior Description materIals/condItion

Foundalion Walls CONCRETE/AVG

Exterior ‘.‘IalIs SIDING/AVG.

Roof Surface ASPHALT/AVG

Gutters & Downspouts ALUMINUM/AVG.

Vvindow Type D.HUNG/A”G.

Storm Sash/Insulated INSUL/AVG

Screens YES/AVG.

Amenities LI WoodStove(a) 0

LI Fireplace(s) #0I1 Fence FULL

LI Patio/Deck NONE Porch FRONT

LI Pool NONE Other Outhtdg

Interior materlalslcondltloiI’

Floors HW/TILE/AVG.

Walls DRYWALUAVG.

Trim/Finish WOOD/AVG.

Bath Floor TILENNYLJAVG.

Bath ‘Aainscct F GLASS/AVG.

Car Storage f None

LI Driveway # of Cars 0

Driveway Surface BLKTPION STR

LI Garage # of Cars 0

LI Carport 1$ of Cars 0

LI Aft. LI Det LI
Apptances LI Refrigerator LI Range/Oven LI Dishwasher LI Disposal LI Microwave LI Washer/Dryer LI Other (describe)

E Finished ares above grade contains: 7 Rooms 4 Bedrooms 1.1 Bath(s) 1.672
Additional features (special energy efficient items, etc.)

s CEILING FANS, CROWN MOLDING

Sqare Feet of Gross Lving Area Above Grade

Describe the condition of the property (including needed repairs, deterioration, renovations, remodeling, etc.).
C3:Kitchen-updated-one to five years sgo;Bathrooms-remodeled-one to five years agoALL MECHANICAL SYSTEMS ARE ASSUMED TO BE IN ADEQUATE WORKING-. CONDITION, THE HOME APPEARS TO HAVE BEEN WELL MAINTAINED WITH SOME RECENT UPDATES(SEE ATTACHED LIST PROVIDED BY THE SELLER>.

Are there any physical deficiencies or adverse conditions that affect the livability, soundness, or structural integrity of the property? LI Yes r No If Yes, describeTHE SUBJECTS EFFECTIVE AGE IS LOWER THAN THE ACTUAL AGE DUE TO THE UPGRADES S. RENOVATIONS MADE TO THE PROPERTY. THERE WAS SOME: CRACKING OF THE FOUNDATION NOTED DURING THE INSPECTION(SEE PHOTO PAGE).

Does the properly generally conform to the neighborhood (functional utility, style, ccndition, use, construction, etc )9

Page 1 of 6
At Py

Yes LI No If No, describe

Utilities Public Other (describe) Public Other (describe) Off-site Improvements-Type Public PrivateElectricity LI

____________________

Water LI

____________________

Street BLACKTOP LII Gas LI

__________________

Sanitary Sewer LI

__________________

Alley NONE LI LIFEMA Special Flood Hazard Area LIyes No FEMA Flood Zone X FEMA Map # 51069C0217D FEMA Map Date 09/02/2009
Are the utilities and off-site improvements typical for the market area Yea LI No If No, describe.

_____________________________________________________________

Are there any adverse site conditions or external factors (easements, encroachments, environmental conditions, land uses, etc)? LI Yes No If Yes, describe.THE OVERALL IMAGE & UTILITY OF THE SITE IS AVERAGE. NO ADVERSE CONDITIONS NOTED. SITE SIZE IS ESTIMATED AS NO PLAT WAS PROVIDED. THESUBJECT HAS A VIEW OF A NEARBY CEMETARY FROM LEVEL 2 BACK BEDROOM. IS FAR ENOUGH AWAY THAT IT DOES NOT APPEAR TO NEGATIVELY AFFECT THESUBJECTS MARKETABILITY.

I’ Attic

LI Drop Stair

R Floor

LI Finished

LI None

Stairs

LI Scuttle

Heated

Freddie Mac Form 70 March 2005 UAD Version 9/2011 Favnie ‘se Form :cc-r Ma-cu 5



SUMMARY REPORT

SUMMARY REPORTUniform Residential Appraisal Report FiIe# MTO1C17I
There are 3 comparable properties currently offered for sale in the subject neighborhood ranging in price from S 129,900 to $ 163 350
There are”2 comparable sales in the subject neighborhood within the past twelve months ranging in sa’e price from S 110 003 to S 64.000

-

FEATURE SUBJECT COMPARABLE SALE # 1 COMPARABLE SALE #2 COMPARABLE SALE # 3Address 515 South St 633 Pennsylvania Ave 571 N Braddock St 414 Fairmont AveWnciester, VA 22601 V#nchester, VA 22601 Winchester, VA 22601 .4nchester, VA 22631
Proximity to Subject 1 13 miles NW 0.86 miles NW 0.82 miles NW
Sale Price $ 135000 $ 150000 $ 124000 L $ 150000
Sale Price/Gross Liv. Area $ 80.74 sqft. $ 98.36 sqft. $ 121.57 sq ft $ 79.96 sq ft
Data Source(s) ,.r MRIS#W17855178;DOM 7 MRIS#Vt97842106,DOM 14 MRIS#W97786097;DOM 45
Verification Source(s) Public Record Doc#Unknown 06/18/2012 Doc#Ijnknown 05/21/2012

I
VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION + (-) $ Adjustment DESCRIPTION * S ,.stment DESCRIPTION * (-I S AdjustmentSale or Financing Short ArmLth ArmLth
Concessions ‘ FHA4500 Cash;0 Conv;0
Date of Sale/Time 9 s09/12;C06/12 0 s06/12;c05/12 0 s05112;c05/12 0
Location N;Res; N;Res; N;Res; N;Res;
Leasehold/Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple
Site 8054 Sf 9797 sf 0 3899 sf 0 3977 Sf 0
View N;Res; N;Res; NRes, N,Res;
Design (Style) Cmi Craftsman 0 Cml CInI
Quality of Construction Q4 Q3 -5,000 L 04 04
ActualAge 72 75 0 J102 0 121 0
Condition C3 C3 C3 C3
Above Grade Total Bdrms. Baths Total Bdrms. Baths Total Bdrms.i Baths Total Bdrn,s. Baths
Room Count 7 4 1.1 6 3 1.1 +2,000 6 2 2.0 +3,000 7 3 1.0 +3,000

: Gross Living Area 1,672 sq.ft. 1,525 sq.ft. +2,900 1,020 sq.ft. +13,000 1,876 sq,ft -4,100
L Basement & Finished 702sfostwo Osf ÷5,000 Osf +5,000 Osf +5.000E Rooms Below Grade
S

Functional Utility Average Average Average Average
C Heating/Cooling G Fwa/Cac 0 Rad/No Cac +5,000 G Fwa/Cac E HtPmp/Cac 0
M Energy Efficient Items TYPICAL TYPICAL TYPICAL TYPICAL

Garage/Carport None None 1 GarDet -5,000 None
Porch/Patio/Deck Porch/Fence 2Porch/Fence -1,500 Por/Dck/Fnce -1,500 None +4,000KITCHEN & BATHROOM Updtd Kit&Bth Mod Kit&Bth -5,000 Updtd Kit&Bth Updtd Kit&Bth
FIREPLACE None None None None

N OTHER Outbuflding None +1,000 Shed +500 Shed +500
NetAdjusiment (Total)

+ LI - $ 4,400 + LI - $ 15,000
+ LI - $ 8,400

P Adjusted Sale Price NetAdj 2.9 % Net Adj 12.1 % Net Adj 5.6
‘ of Comparables . .

‘‘ GrossAdj 18.3 % $ 154,400 Gross Adj. 22.6 % $ 139,000 GrossAd1 11.1 % $ 158.400
0 I did LI did not research the sale or transfer history of the subject property and comparable sales. If not, explainA
C
H

My research 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
Data source(s) PUBLIC RECORDS/MLS

My research did LI did not reveal any prior sales or transfers of the comparable sales for the year prior to the date or sale of the comparable sale.
Data source(s) PUBLIC RECORDS/MLS

. Report the results of the research and analysis of the prior sale or transfer history of the subject property and comparable sales (report additional prior sales on page 3).
; ITEM SUBJECT COMPARABLE SALE #1 COMPARABLE SALE #2 COMPARABLE SALE #3Date of Prior Sale/Transfer 04/11/2012

11/23/2011
Price of Prior Sale/Transfer $228,310

$90,000
Data Source(s) Public Records Public Records Public Records Public Records
Effective Date of Data Source(s) 09/20(2012 09/27/2012 09/20/2012 09)20/2012
Analysis of prior sale or transfer history of the subject property and comparable sales
THE SUBJECT WAS TRANSFERRED ON 04/11/2012 FOR $228,310 AS A BANK FORECLOSURE. THE SUBJECT WAS THEN SOLD ON 09/14/2012 FOR $85,000 IN POORCONDITION(MOLO) AS A BANK OWNED FORECLOSURE SALE. COMP 3 WAS SOLD ON 11/23)2011 FOR $90,000 IN BELOW AVERAGE CONDITION.

Summary of Sales Comparison Approach
ALL COMPS WERE GIVEN EQUAL WEIGHT FOR BEING SIMILAR TO THE SUBJECT AND FOR BEING LOCATED IN THE SUBJECTS MARKET AREA. SITE ADJUSTMENTSWERE BASED ON SITE SIZE AND OVERALL SITE VALUES. BASEMENT ADJUSTMENTS WERE BASED ON SQUARE FOOTAGE. PERCENTAGE COMPLETE, AND ROOMSCOMPLETE. COMP 1 WAS GIVEN AN ADJUSTMENT FOR HAVING A MORE MODERN KITCHEN(DOUBLE WALL OVEN. UPGRADED CABINETS, ETC..). COMP I WASGIVEN A QUALITY OF CONSTRUCTION ADJUSTMENT FOR HAVING SUPERIOR INTERIOR FINISH MATERIALS.

Indicated Value by Sales Comparison Approach S 140,000

R
Indicated VaTue by: Sales Comparison Approach $ 140,000 Cost Approach (if developed) $ 119,070 Income Approach (if developed)

$______________E’ THE MARKET APPROACH TENDS TO BE THE MOST DtRECT & RELIABLE MEASURE OF MARKET VALUE. THE COST APPROACH LENDS ADDITIONAL SUPPORT TOC THE FINAL VALUE CONCLUSION. DUE TO A LACK OF RELIABLE RENTAL DATA. THE INCOME APPROACH IS NOT CONSIDERED APPLICABLE.0
N

This appraisal is made “as is,” LI subject to completion per plans and specifications on the basis of a hypothetical condition that the improvements have beenL completed, LI subject to the following repairs or alterations on the basis of a hypothetical condition that the repairs or alterations have been completed, or LI subject to thefollowing required inspection based on the extraordinary assumption that the condition or deficiency does not require alteration or repair:
T

0
N Based on a complete visual inspection of the interior and exterior areas of the subject property, defined scope of work, statement of assumptions and limitingconditions, and appraiser’s certification, my (our) opinion of the market value, as defined, of the real property that is the subject of this report is

$ 140,000 as of 10/01/2012 ,which is the date of inspection and the effective date of this appraisal.
Freddie Mac Form 70 March 2005 UAD Version 9/2011 Page 2 of 6 Fannie Mae Form l24 Ma.cb 25Ai Ready



COST APPROACH TO VALUE (not required by Fannie Mae)
Provide adequate information for the lender/client to replicate the below cost figures and calculations.Support for the opinion of site value (summary of comparable land sales or other methods for estimating site value)
LOCAL BUILDERS, CURRENT LAND SALES, & TAX ASSESSMETS

ESTIMATED Q REPRODUCTION OR REPLACEMENT COST NEW OPINION OF SITE VALUE $ 30,000Source ofcostdata LOCAL BUILDERS

___________

Dwelling 1,672 Sq. Ft $ 85.00 $ 142 120Quality rating from cost service AVG.. Effective date of cost data 08/12
BASEME 702 Sq Ft. 5 10.00 s 7.020Comments on Cost Approach (gross living area calculations, depreciation, etc
POR,FNC,OUTBLD,CAC

. ., = 19,000COST DATA TAKEN FROM RECENT STUDIES OF LOCAL BUILDING COSTS & LAND
SALES.

Garage/Carport

________

Sq. Ft. $

____________
____________

NO OBSERVED FUNCTIONAL OR EXTERNAL OBSOLESCENCE
MARKET ADJUSTMENTS FOR BEDROOMS& BATHS: Total Estimate of Cost-New =s 168,140EXTRA BEDROOM: $2,000

Less Physical FunctiriaI ExtemsIEXTRA BATH: $2,500
De reciation 84070

_________ _________

= ( 84.070EXTRA
HALF BATH: $1 000

p

_______ _______ ________

_________

Depreciated Cost of Improvements = 84,070
“As-is” Value of Site Improvements =s 5,000

Eslimaled Remaining Economic Life (HUD and VA only) 50 Years Indicated Value by CostApproach 5 119.070
-

‘.( ‘,..,‘,.;... . ,‘ , INCOME APPROACH TO VALUE (not required by Fannie Mae)

N Estimated Monthly Market Rent $

______________________

X Gross Rent Multiplier

___________________________

= $

_____________

Indicated Value by Income ApproachC Summary of Income Approach (including support for market rent and GRM)O
M
E

______

INFOIMATION FOR PUDs (if applicable)
Is the developer/builder in control of the Homeowners’ Association (HOA)? Yes fl No Unit type(s) Q Detached Attached
Provide the following information for PUD5 ONLY if the developer/builder is in control of the HOA and the subject property is an attached dwelling unit.Legal Name of Project

Total number of phases

_________________________________

Total number of units

_____________________________

Total number of units sold

___________________________

Total number of units rented

______________________________

Total number of units for sale

_______________________

Data source(s)

______________________________________

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

______________________________________________

Does the project contain any multi-dwelling units? i:i Yes EZi No Data source(s) I
N Are the units, common elements, and recreation facilities complete? Yes No If No, describe the status of completionF
0,
R
M

T Are the common elements leased to or by the Homeowners’ Association? DYes No If Yes, describe the rental terms and options,

Describe common elements and recreational facilities

SUMMARY REPORT

SUMMARY REPORTUniform Residential Appraisal Report FIIe# MTO1C171
THE APPRAISER HAS NOT PROVIDED ANY SERVICES REGARDING THE SUBJECT PROPERTY IN THE PAST 3 YEARS THE APPRAISER ALSO HAS NO CURRENT ORPROSPECTIVE INTEREST IN THE SUBJECT PROPERTY

THE APPRAISER WAS PAID A FEE OF $450 FOR THIS APPRAISAL REPORT.

I
A
0
D

0
N

N
T
S

C
0
S
T

A
P
P
R
0
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SUMMARY REPORT

SUMMARY REPORTUniform Residential Appraisal Report FiIe# MTO1CI71

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

This appraisal report is subject to the following scope of work, intended use, intended user, definition of market value, statement ofassumptions and limiting conditions, and certifications. Modifications, additions, or deletions to the intended use, intended user,definition of market value, or assumptions and limiting conditions are not permitted. The appraiser may expand the scope of work toinclude any additional research or analysis necessary based on the complexity of this appraisal assignment. Modifications or deletionsto the certifications are also not permitted. However, additional certifications that do not constitute material alterations to this appraisalreport, such as those required by law or those related to the appraiser’s continuing education or membership in an appraisalorganization, are permitted.

SCOPE OF WORK: The scope of work for this appraisal is defined by the complexity of this appraisal assignment and the reportingrequirements of this appraisal report form, including the following definition of market value, statement of assumptions and limitingconditions, and certifications. The appraiser must, at a minimum: (1) perform a complete visual inspection of the interior and exteriorareas of the subject property, (2) inspect the neighborhood, (3) inspect each of the comparable sales from at least the street, (4)research, verify, and analyze data from reliable public and/or private sources, and (5) report his or her analysis, opinions, andconclusions in this appraisal report.

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

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

DEFINITION OF MARKET VALUE: The most probable price which a property should bring in a competitive and open market under allconditions requisite to a fair sale, the buyer and seller, each acting prudently, knowledgeably and assuming the price is not affected byundue stimulus. Implicit in this definition is the consummation of a sale as of a specified date and the passing of title from seller to buyerunder conditions whereby: (1) buyer and seller are typically motivated; (2) both parties are well informed or well advised, and eachacting in what he or she considers his or her 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 pricerepresents the normal consideration for the property sold unaffected by special or creative financing or sales concessions* granted byanyone associated with the sale.

*Adjustments to the comparables must be made for special or creative financing or sales concessions. No adjustments are necessaryfor those costs which are normally paid by sellers as a result of tradition or law in a market area; these costs are readily identifiablesince the seller pays these costs in virtually all sales transactions. Special or creative financing adjustments can be made to thecomparable property by comparisons to financing terms offered by a third party institutional lender that is not already involved in theproperty or transaction. Any adjustment should not be calculated on a mechanical dollar for dollar cost of the financing or concessionbut the dollar amount of any adjustment should approximate the market’s reaction to the financing or concessions based on theappraisers judgment.

STATEMENT OF ASSUMPTIONS AND LIMITING CONDITIONS: The appraiser’s certification in this report is subject to the followingassumptions and limiting conditions:

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

2. The appraiser has provided a sketch in this appraisal report to show the approximate dimensions of the improvements. The sketch isincluded only to assist the reader 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 otherdata sources) and has noted in this appraisal report whether any portion of the subject site is located in an identified Special FloodHazard Area. Because the appraiser is not a surveyor, he or she makes no guarantees, express or implied, regarding thisdetermination.

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

5. The appraiser has noted in this appraisal report any adverse conditions (such as needed repairs, deterioration, the presence ofhazardous wastes, toxic substances, etc.) observed during the inspection of the subject property or that he or she became aware ofduring the research involved in performing this appraisal. Unless otherwise stated in this appraisal report, the appraiser has noknowledge of any hidden or unapparent physical deficiencies or adverse conditions of the property (such as, but not limited to, neededrepairs, deterioration, the presence of hazardous wastes, toxic substances, adverse environmental conditions, etc.) that would makethe property less valuable, and has assumed that there are no such conditions and makes no guarantees or warranties, express orimplied. The appraiser will not be responsible for any such conditions that do exist or for any engineering or testing that might berequired to discover whether such conditions exist. Because the appraiser is not an expert in the field of environmental hazards, thisappraisal report must not be considered as an environmental assessment of the property.

6. The appraiser has based his of her appraisal report and valuation conclusion for an appraisal that is subject to satisfactorycompletion, repairs, or alterations on the assumption that the completion, repairs or alterations of the subject property will beperformed in a professional manner.

Freddie Mac Form 70 Mar 2005 UAD Version 9/2011 Page 4 of 6
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SUMMARY REPORTUniform Residential Appraisal Report FiIe# MTO1C17I

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

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

2. I performed a complete visual inspection of the interior and exterior areas of the subject prooerty. I reported the condition of theimprovements in factual, specific terms. I identified and reported the physical deficiencies that could affect the livability, soundness, orstructural integrity of the property.

3. I performed this appraisal in accordance with the requirements of the Uniform Standards of Professional Appraisal Practice that wereadopted and promulgated by the Appraisal Standards Board of The Appraisal Foundation and that were in place at the time thisappraisal report was prepared.

4. 1 developed my opinion of the market value of the real property that is the subject of this report based on the sales comparisonapproach to value, have adequate comparable market data to develop a reliable sales comparison approach for this appraisalassignment. I further certify that I considered the cost and income approaches to value but did not develop them, unless otherwiseindicated in this report

5. I researched, verified, analyzed, and reported on any current agreement for sale for the subject property, any offering for sale of thesubject property in the twelve months prior to the effective date of this appraisal, and the prior sales of the subject property for aminimum of three years prior to the effective date of this appraisal, unless otherwise indicated in this report.

6. I researched, verified, analyzed, and reported on the prior sales of the comparable sales for a minimum of one year prior to the dateof sale of the comparable sale, unless otherwise indicated in this report.

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

8. I have not used comparable sales that were the result of combining a land sale with the contract purchase price of a home that hasbeen built or ‘jill be built on the land.

9. I have reported adjustments to the comparable sales that reflect the market’s reaction to the differences between the subjectproperty and the comparable sales.

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

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

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

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

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

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

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

17. have no present or prospective interest in the property that is the subject of this report, and I have no presenter prospectivepersonal interest or bias with respect to the participants in the transaction. I did not base, either partially or completely, my analysisand/or opinion of market value in this appraisal report on the race, color, religion, sex, age, ma”ital status, handicap, familial status, ornational origin of either the prospective owners or occupants of the subject property or of the present owners or occupants of theproperties 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 future or anticipated appraisals was not conditioned onany agreement or understanding, written or otherwise, that I would report (or present analysis supporting) a predetermined specificvaTue, a predetermined minimum value, a range or direction in value, a value that favors the cause of any party, or the attainment of aspecific result or occurrence of a specific subsequent event (such as approval of a pending mortgage loan application).

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

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

Freddie Mac Form 70 March 2005 UAD Version 9/2011 Page 5 of 6 Fa’re 1.’aa Fo —‘. ‘arch 25Ai Ready
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SUMMARY REPORTUniform Residential Appraisal Report FIB # MTOIC171

21. The lender/client may disclose or distribute this appraisal report to: the borrower; another lender at the request of the borrower; themortgagee or its successors and assigns; mortgage insurers; government sponsored enterprises; other secondary market participants;data collection or reporting services; professional appraisal organizations; any department, agency, or instrumentality of the UnitedStates: and any state, the District of Columbia, or other jurisdictions; without having to obtain the appraiser’s or supervisory appraiser’s(if applicable) consent. Such consent must be obtained before this appraisal report may be disclosed or distributed to any other party(including, but not limited to, the public through advertising, public relations, news, sales. or other media).

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

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

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

25. Any intentional or negligent misrepresentation(s) contained in this appraisal report may result in civil liability and/or criminalpenalties including, but not limited to, fine or imprisonment or both under the provisions of Title 18, United States Code, Section 1001,et seq , or similar state laws.

SUPERVISORY APPRAISERS CERTIFICATION: The Supervisory Appraiser certifies and agrees that:

1. I directly supervised the appraiser for this appraisal assignment, have read the appraisal report, and agree with the appraiser’sanalysis, opinions, statements, conclusions, and the appraiser’s certification

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

3. The appraiser identified in this appraisal report is either a sub-contractor or an employee of the supervisory appraiser (or theappraisal firm), is qualified to perform this appraisal, and is acceptable to perform this appraisal under the applicable state law.
4. This appraisal report complies with the Uniform Standards of Professional Appraisal Practice that were adopted and promulgated bythe Appraisal Standards Board of The Appraisal Foundation and that were in place at the time this appraisal report was prepared.

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

APPRAFR7>__ SUPERVISORY APPRAISER (ONLY IF REQUIRED)

Signa re Signature
Name MICHAEL DOHERTY Name

____________________________________________

Company Name MPD APPRAISALS. LLC Company Name

_______________________________________

Company Address 103 DOTS WAY Company Address

__________________________________

WiNCHESTER VA 22602

Telephone Number (540)247-6234 Telephone Number

__________________________________

Email Address mpdappraisaIs@comcastnet Email Address

__________________________________________

Date of Signature and Report 10/01/2012 Date of Signature
Effective Date of Appraisal 10/01/2012 State Certification #

______________________________________

State Certification 4001 009262 or State License #

______________________________________

or State License #

______________________________________

State

__________________________________________________

or Other (describe)

______________

State #

________________

Expiration Date of Certification or License

__________________

State VA

Expiration Date of Certification or License 03/3112013 SUBJECT PROPERTY

ADDRESS OF PROPERTY APPRAISED LI Did not inspect sub’ect property
515 South St

___________________________

LI Did inspect exterior of subject property from street
Winchester VA 22601 Date of Inspection

________________________________________

APPRAISED VALUE OF SUBJECT PROPERTY $ 140,000 Li Did inspect interior and exterior of subject property
LENDER/CLIENT Date of Inspection

__________________________________

Name NOAMC

Company Name REAL ESTATE OPERATIONS-BB&T COMPARABLE SALES

Company Address 2713 FOREST HILLS RD. Li Did not inspect exterior of comparable sales from street
WiLSON NC 27893 LI Did inspect exterior of comparable sales from street

Email Address

_________________________________________

Date of Inspection

___________________________________

Freddie Mac Form 70 March 2005 UAD Version 9/2011 Pages of 6
Fa’ e Mae Form 1004 Ma’c z::sA] Ready



SUMMARY REPORT

INVOICE

Invoice # 171

Invoice Date 10/1(2012

Fee

Due Date

File No. MTO1-C171

Lender or Client: REAL ESTATE OPERATIONS-BB&T

2713 FOREST HILLS RD.

WILSON NC 27893

Item

Borrower: Marjorie Justice

515 South St

WInchester VA 22601

Cost

Terms

Please remit payment to: MICHAEL P. DOHERTY

MPD APPRAISALS, LLC

103 DOTS WAY

IMNCHESTER f;.. VA 22602

Thank you

450.00

-

REPORT DATED 1O!O1/2— —--— —-——-—-——----———-—-—---— —---- —- 450.00

Total Amount Due
450.00



SUMMARY REPORT

SUMMARY REPORTMarket Conditions Addendum to the Appraisal Report FiIe# MTO1-C171
The purpose of this addendum is to provide the lender/client with a clear and accurate understandHg of the market trends and conditions prevalent in the subjectneighborhood. This is a required addendum for all appraisal reports with an effective date on or after April 1, 2009.
Property Address 515 South St City Wnchester State VA ZIP Code 2260
Borrower Maijone Justice

Instructions: The appraiser must use the information required on this form as the basis for his/her conclusions, and must provide s.pport for those conclusions, rega’dng bous’igtrends and overall market conditions as reported in the Neighborhood section of the appraisal report form The apprviser must fill in all the information to the exte”t it is aVailable andreliable 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 thatnot 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 therequired information as an average instead of the median, the appraiser should report the available figure and identify it as an average. Sass and Ostings m:,st be properties b-atcompete 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 a”y acc”ra’ieain the data, such as seasonal markets, new construction, foreclosures, etc.
Inventory Analysis Prior 7—12 Months Prior4—6 Months Current—3 Months Overall Trend

Total # of Comparable Sales (Settled) 4 4 4 Increasing Stable LI Decf”r “p
Absorption Rate (Total Sales/Months) 0.67 1.33 1.33 Increasing LI Stable LI Declining
Total # of Comparable Active Listings 5 6 “‘ .

LI Declining Stable Increase
Months of Housirip Supply (Total Listings/Ab Rate) 7.5 ,‘ ‘ 4.5 . 2.25 Declining LI Stable LI lncreas,”,

R Median Comparable Sale Price $133,375 $145,000 $147,000 ] increasing LI Stable LI Decuining
Median Comparable Sales Days on Market 21 40.5 18 LI Declining fj Stable LI IncreasingT Median Comparable List Price $165,000 r$1’4,Q00 $139,000 Increasing LI Stable Declining

R Median Comparable Listings Days on Market 65 ,. 42 ,4t’t 32 Declining LI Stable fl Increasing
Median Sale Price as % of List Price 99.94 91.27 98.32 LI Increasing Stable LI Declining
Seller-(developer, builder, etc.) paid financial assistance prevalent? JYes LI No LI Declinlng 1J Stable LI Increasing

E

_____________ ____________ _____________

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 costa, condo fees,options, etc.).

H The MRIS indicates there were 12 dosed sales during the past 12 months and 8 of those sales contained seller concessions which is 67% of the total transactions in this marketarea. Prior Months 7-12: 4 Sales; 3 with concessions; 75% of sales for this period. 4-6: 4 Sales; 2 with concessions; 50% of sales for this period. 0-3: 4 Sales; 3 with concessions;& 75% of sales for this period. The concessions ranged between 675 and 5,000. The median concession amount is $4,993.

Are foreclosure sales (RED sales) a factor in the market? LI Yes No If yes, explain (including the trends in listings and sa1es of foreclosed properties).
The MRIS indicates there were 12 dosed sales during the past 12 months and 2 of those sales were either foreclosures or short sales which is 17% of the total transactions in thismarket area. Prior Months 7-12: 4 Sales, 0 foreclosures or short sales; 0% of sales for this period. 4-6: 4 Sales; 1 foreclosures or short sales; 25% of sales for this period. 0-3: 4Sales; 1 foreclosures or short sales; 25% of sales for this period.

Median Sale & List Price, DOM, SaleiUst % .‘ Prior 7—12 Months Prior 4—6 Months Current— 3 Months Overall Trend

Cite data sources for above information
The taRtS was the data source used to complete the Market Conditions Addendum.

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 ananalysis of pending sales and/or expired and withdrawn listings, to formulate your conclusions, provide both an explanation and support for your conclusions.THE DATA USED IN THIS ADDENDUM HELPS TO SUPPORT THE CONCLUSION THAT THE SUBJECT PROPERTY IS NOT LOCATED IN A DECLINING MARKET AREA. THEMARKET ADDENDUM IS SPECIFIC TO TRENDS OF COMPARABLE PROPERTIES WHILE THE URAR IS FOR NEIGHBORHOOD TRENDS. FOR THIS REASON IT IS NOTUNCOMMON FOR THESE iWO TRENDS TO DIFFER.

THE SUBJECTS REASONABLE MARKET EXPOSURE TIME IS 20-80 DAYS.

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) LI Increasing LI Stable LI Deciining
C Absorption Rate (Total Sales/Months) IZi Increasing LI Stable LI DecliningTotat # of Active Comparable Listings

, 0 Declining Stable 0 Increasingg Months of Unit Supply (Total Listings/Ab. Rate) . Q Declining Q Stable ‘i:i Increasing
,,

Are foreclosure sales (REQ sales) a factor in the project? Yes No If yes, indicate the number of RED listings and explain the trends in listings and sales ofc foreclosed properties.
0

0
P

P
R
0
J,
E
C Summarize the above trends and address the impact on the subject unit and project.
T
S

.

.;%—P Signs e
SignatureR

A Appraiser Name MICHAEL DOHERTY Supervisory Appraiser Name
Company Name MPD APPRAISALS, LLC Company Name
Company Address 103 DOTS WAY, WiNCHESTER, VA 22602 Company Address
State License/Certification U 4001 009262 State VA State License/Certification # State__________
Email Address mpdappraisals@comcast.net Email Address

Page 1 of 1
Al Ready

A
N
A
L
Y

S
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SUMMARY REPORT.

SUMMARY REPORT

File # MTOIC171

UNIFORM APPRAISAL DATASET (UAD) DEFINITIONS ADDENDUM
(Source: hAD Appendix D: LJAD Field-Specific Standardization Requirements)

Condition Ratings and Definitions

Cl
The improvements have been very recently constructed and have not previously been occupied. The entire structure and all components are new and thedwelling features no physical depreciation.*

*Note: Newly constructed improvements that feature recycled materials and/or components can be considered new dwell,ngs provided that the dwelling isplaced on a 100% new foundation and the recycled materials and the recycled components have been rehabilitated/re-manufactured into l,ke-new condition.Recently constructed improvements that have not been previously occupied are not considered ‘new” if they have any significant physical depreciation (i.e.newly constructed dwellings that have been vacant for an extended period of time without adequate maintenance or upkeep).
C2
The improvements feature no deterred maintenance, little or no physical depreciation. and require no repairs. Virtually all building components are new orhave been recently repaired, refinished, or rehabilitated. All outdated components and finishes have been updated and/or replaced with components thatmeet current standards. Dwellings in this category either are almost new or have been recently completely renovated and are similar in condition to newconstruction.

C3
The improvements are well maintained and feature limited physical depreciation due to normal wear and tear. Some components, but not every majorbuilding component, may be updated or recently rehabilitated. The structure has been well maintained.
C4
The improvements feature some minor deferred maintenance and physical deterioration due to normal wear and tear. The dwelling has been adequatelymaintained and requires only minimal repairs to building components/mechanical systems and cosmetic repairs. All major building compone’lts have beenadequately maintained and are functionally adequate.
C5
The improvements feature obvious deferred maintenance and are in need of some significant repairs. Some building components need repairs, rehabilitation,or updating. The functional utility and overall livability is somewhat diminish d due to condition, but the dwelling remains useable and functional as aresidence.

C6
The improvements have substantial damage or deferred maintenance with deficiencies or defects that are severe enough to affect the safety, soundness, orstructural integrity of the improvements. The improvements are in need of substantial repairs and rehabilitation, including many or most major components.

Quality Ratings and Definitions

QI
Dwellings with this quality rating are usually unique structures that are individually designed by an architect for a specified user. Such residences typically areconstructed from detailed architectural plans and specifications and feature an exceptionally high level of workmanship and exceptionally high-gradematerials throughout the interior and exterior of the structure. The design features exceptionally high-quality exterior refinements and ornamentation, andexceptionally high-quality interior refinements. The workmanship. materials, and finishes throughout the dwelling are of exceptionally high quality.
Q2
Dwellings with this quality rating are often custom designed for construction on an individual property owner’s site. However, dwellings in this quality gradeare also found in high-quality tract developments featuring residence constructed from individual plans or from highly modified or upgraded plans. The designfeatures detailed, high quality exterior ornamentation, high-quality interior refinements, and detail. The workmanship, materials, and finishes throughout thedwelling are generally of high or very high quality.

Q3
Dwellings with this quality rating are residences of higher quality built from individual or readily available designer plans in above-standard residential tractdevelopments or on an individual property owner’s site. The design includes significant exterior ornamentation and interiors that are well finished. Theworkmanship exceeds acceptable standards and many materials and finishes throughout the dwelling have been upgraded from ‘stock’ standards.
Q4
Dwellings with this quality rating meet or exceed the requirements of applicable building codes. Standard or modified standard building plans are utilized andthe design includes adequate fenestration and some exterior ornamentation and interior refinements. Materials, workmanship, finish, and equipment are ofstock or builder grade and may feature some upgrades.

Q5
Dwellings with this quality rating feature economy of construction and basic functionality as main considerations. Such dwellings feature a plain design usingreadily available or basic floor plans featuring minimal fenestration and basic finishes with minimal exterior ornamentation and limited interior detail. Thesedwellings meet minimum building codes and are constructed with inexpensive, stock materials with limited refinements and upgrades.
Q6
Dwellings with this quality rating are of basic quality and lower cost; some may not be suitable for year-round occupancy. Such dwellings are often built withsimple plans or without plans, often utilizing the lowest quality building materials. Such dwellings are often built or expanded by persons who areprofessionally unskilled or possess only minimal construction skills. Electrical, plumbing. and other mechanical systems and equipment may be minimal ornon-existent. Older dwellings may feature one or more substandard or non-conforming additions to the original structure.

Definitions of Not Updated, Updated, and Remodeled
Not Updated

Little or no updating or modernization. This description includes, but is not limited to, new homes.
Residential properties of fifteen years of age or less often reflect an original condition with no updating, if no major components have been replacedor updated. Those over fifteen years of age are also considered not updated if the appliances, fixtures, and finishes are predominantly dated. Anarea that is ‘Not Updated’ may still be weli maintained and fully functional, and this rating does not necessarily imply deferred maintenance orphysical /funclional deterioration.

Updated

The area of the home has been modified to meet current market expectations. These modifications are limited in terms of both scope andcost.
An updated area of the home should have an improved look and feel, or functional utility. Changes that constitute updates include refurbishmentand/or replacing components to meet existing market expectations. Updates do not include significant alterations to the existing structure

Remodeled

Significant finish andlor structural changes have been made that increase utility and appeal through complete replacement andl orexpansion.
A remodeled area reflects fundamental changes that include multiple alterations. These alterations may include some or all of the following:replacement of a major component (cabinet(s), bathtub, or bathroom tile), relocation of plumbing/gas fixtures/appliances, significant structuralalterations (relocating walls, and/or the addition of) square footage), This would include a complete gutting and rebuild.

Explanation of Bathroom Count
Three-quarter baths are counted as a full bath in all cases. Quarter baths (baths that feature only a toilet) are not included in the bathroom count.The number of full and half baths is reported by separating the two values using a period, where the full bath count is represented to the left of theperiod and the half bath count is represented to the right of the period.

LJADDEF 9-2011 UAD Version 912011
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Abbreviations Used in Data Standardization Text

SUMMARY REPORT

SUMMARY REPORT

File# MTO1C17I

Abbreviation Full Name Appropriate Fields
ac Acres Area. Site
AdjPrk Adjacent to Park Location
AdjPwr Adjacent to Power Lines Location
A Adverse Location & View
ArmLth Arms Length Sale Sale or Financing Concessions
ba Bathroom(s) Basement & Finished Rooms Below Grade
br Bedroom Basement & Finished Rooms Below Grade
B Beneficial Location & View
Cash Cash Sale or Financing Concessions
CtySky City View Skyline View View
CtyStr City Street View View
Comm Commercial Influence Location
c Contracted Date Date of Sale/Time
Cony Conventional Sale or Financing Concessions
CrtOrd Court Ordered Sale Sale or Financing Concessions
DOM Days On Market Data Sources
e Expiration Date Date of Sale/Time
Estate Estate Sale Sale or Financing Concessions
EHA Federal Housing Authority Sale or Financing Concessions
GltCse Golf Course Location
Glfvw Golf Course View View
nd Industrial Location & View

in Interior Only Stairs Basement & Finished Rooms Below Grade
Lndfl Landfill Location
LtdSght Limited Sight View
Listing Listing Sale or Financing Concessions
Mtn Mountain View View
N Neutral Location & View
NonArm Non-Arms Length Sale Sale or Financing Concessions
BsyRd Busy Road Location
o Other Basement & Finished Rooms Below Grade
Prk Park View View
Pstrl Pastoral View View
PwrLn Power Lines View
PubTrn Public Transportation Location
rr Recreational (Rec) Room Basement & Finished Rooms Below Grade
Relo Relocation Sale Sale or Financing Concessions
REO REO Sale Sale or Financing Concessions
Res Residential Location & View
RH USDA —Rural Housing Sale or Financing Concessions
s Settlement Date Date of Sale/Time
Short Short Sale Sale or Financing Concessions
Sf Square Feet Area, Site, Basement
Unk Unknown Date of Sale/Time
VA Veterans Administration Sale or Financing Concessions
w Withdrawn Date Date of Sale/Time
.io Walk Out Basement Basement & Finished Rooms Below Grade
wu Walk Up Basement Basement & Finished Rooms Below Grade
WtrFr Water Frontage Location
Wtr Water View View
Woods Woods View View

Other Appraiser-Defined Abbreviations
Abbreviation Full Name Fields Where This Abbreviation May Appear

H
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SUMMARY REPORT

SUBJECT PHOTOGRAPH ADDENDUM
F’eNo MTO1-C171

Borrower/Chent Marjone JusBce

Property Address 515 South St

Cdy ‘MncBester
County Wochester City State Zip Code 22601

Lender No AMC REAL ESTATE OPERATIONS-BB&T

FRONT OF
SUBJECT PROPERTY

Subject Front

515 South St

Sales Price: 135,000

REAR OF
SUBJECT PROPERTY

Subject Rear

515 South St

Sales Price: 135,000

STREET SCENE

Subject Street
515 South St

Sales Price: 135,000
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SUMMARY REPORT

ADDITIONAL PHOTOGRAPH ADDENDUM
F/c No MTO1CI71

Borrower/Client Marjorie Justice
I

Propedy Address 515 South St

Wnchester
County Winchester City State VA Zip Code 22601

- ILender No AMC
REAL ESTATE OPERATIONS-B$&T I

Distress Sales

— Distress Sales Distress Sales Trend
Distress Sales

2

1

n

• -s AC3 \\\‘1 ‘? A•

\\ \‘ ç
çØ:5

@ic: ç çØ ç3 çØ çyc

Subject Outbuilding

Outbuilding Gravel Floor

-; .

Jirli



SUMMARY REPORT

ADDITIONAL PHOTOGRAPH ADDENDUM
File No MTO1-C171

BorrowerlClient Maone Justice

Property Address 515 South St

City Wnchester

Lender No AMC

Subject Foundation

Subject Attic

—a

County Wnchester City State VA Zip Code 22601

— —- --

REAL ESTATE OPERATIONS-BB&T

Subject Foundation



SUMMARY REPORT

ADDITIONAL PHOTOGRAPH ADDENDUM
Fie ND MTO1-C171

Borrower’Chent Marjorie Justice

Property Address 515 South St

City Wtnchester

Lender NoAMC
County Wrnchester City State VA Zip Code 2O1

REAL ESTATE OPERATIONS-BB&T

Rear View from Level 2 Back

Bedroom (Zoomed in)

Foyer

Living Room



SUMMARY REPORT

ADDITIONAL PHOTOGRAPH ADDENDUM
File No MTO1-C171

L
Borrower/Client Marjorie Justice

Property Address 515 South St

Winchester

Lender No AMC

County Winchester City State VA Zip Code

REAL ESTATE OPERATIONS-BB&T

Dining Room

Kitchen

Half Bath/Laundry Room



ADDITIONAL PHOTOGRAPH ADDENDUM

SUMMARY REPORT

F:e MTO1-C171
Borrower/Client Marjone Justice

Property Address 515 South St

City Winchester

Lender No AMC

County Winchester City State Zip Code 22601

REAL ESTATE OPERATIONS-BB&T

Additional Photo - 16

Bedroom

Bedroom



SUMMARY REPORT

ADDITIONAL PHOTOGRAPH ADDENDUM

Borrower/Client Marione Justice

Property Address 515 South St

City Winchester

Lender No AMC
County Winchester City State VA Zip Code 2O1

REAL ESTATE OPERATIONS-BB&T

Bedroom

Bathroom

Fe No MTQ1-C7

Unfinished Basement



SUMMARY REPORT

ADDITIONAL PHOTOGRAPH ADDENDUM
F/s Uo MTO1-C171

Borrower/Client Marjorie Justice

Property Address 515 South St

City tnchester

Lender No AMC

County Winchester City State VA Zip Code 22601

REAL ESTATE OPERATIONS-BB&T

Unfinished Basement



SUMMARY REPORT

COMPARABLES PHOTOGRAPH ADDENDUM
(Comps 1-3)

Fe ‘‘- M101C171
Borrower/Client Marjofle Justice

Property Address 515 South St

City Winchester County Wnchester City State VA Zip Code 22601

- _______

Lender No AMC
REAL ESTATE OPERATIONSBB&T

Comparable Sale 1
633 Pennsylvania Ave

Wnchester VA 22601

Date of Sale s09/12,C06/12

Sale Price. 150,000

Sq. Ft.: 1,525

$ /Sq.Ft: 98.36

Winchester VA 22601

Date of Sale s06112;c05112

Sale Pr[ce: 124,000

Sq. Ft: 1,020

$ / Sq. Ft.: 121.57

Winchester VA 22601

H

Comparable Sale 2
571 N Braddock St

Comparable Sale 3
414 Fairrnont Ave

Date of Sale s05112c05112

Sale Price: 150,000

Sq.Ft 1,876

$ / Sq. Ft.: 79.96



SUMMARY REPORT

LOCATION MAP ADDENDUM
File No MTO1-C171BornowerlCtjerrt Marjorie Justice

Property Address 515 South St
City Winchester

County Winchester City Stale VA Zip Code 22601
— —-Lender NOAMC

ESTATE OPERATIONS-BB&T

It.

.-1st

Comparable # I
414 Fairmont Ave

.1 i/btnc

_

‘La Ia mode, nc.
“. - .au1. -.-., I

b
I
I

‘C

I

I /

a

.‘c.
F

SUntyid

I

Comparable I
633 PeiinyIvania Ave
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4
/

I
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HeI

V

/
5



SUMZARY REPORT

SKETCH ADDENDUM
F e No MTO1-C171RorrowerlClient Marjorie Justice

Property Address 51 5 South St

________________

City
County sterC!!Y__ State

__ Zip Code 22601
Lender No AMC

_______

REAL ESTATE QPERATIONS-BB&T
-

LEVa2

BTh
LaLJ*Y rOI4

iOT01N Dffi!NG

: eeXnti

on13ViIa RO5

______________________

_______________________

S..t..e A.,, $,at, II 3U,fl t

Corment

AREA CALCiTIONS SUMMARY LIVING AREA BREAKDOWNCods 0öIipdsfl Nit Toli BrsakdoWfl Subtoais -GtA.1 First Floor 970.00 970.00 First F1ooGtA2 Second Floor 702.00 702.00 26.0 x 33.0 558.00B Easenecat 702.00 702.00 9.0 x 14.0 112.00Second Floor
26.0 x 27.0 702.00

Net LIVABLE Area (rounded) 1672 3 Items (rounded) 1672



Improvements Completed - Page 1
SUMMARY REPORT

FUe No MTO1-C171

Borrower/Client Marjone Justice

Property Address
515 South St

______________
__________

-__________________________
_______________

City Wnchester
County Wnchester City State VA Zip Code 22601

Lender No AMC REAL ESTATE OPERATIONSBB&T

2012-09-22 10:03 Wiric. Credit? Corp. 5406654210 ‘> 18883060142 P 12/29

Improvements to South Street

The contract will
to the buyer’s age

Outside improven
1. Pressurewa
2. Replace nee
3. Replace froi
4. Install dead
5. Install six f

link fence in
6. Replace mis
7. Replace scre
8. Put lock on
9. Remove old

parking. Ins
lock.

Inside Improveme
1. Replace viii

Avenue.
2. Paint Iirst an

walls in saim
3. Paint all trim
4. Paint existin
i Install the fo

refrigerator,
cooktop and
removing sh

6. Install new f
7. Replace cow

and countezix
8. Replace rotte
9. Replace toile

e for $135,000 with in closing costs and 3%t.

eats:
h siding
ed boards and paint front and back porch.
gate (rehiuge existing gate at house).
lts on front and back doors.
a wood fence in rear yard leaving existing chainplace.
lag siding on front of house.
a that is missing on house.
a1 door.

;arage doors and clean garage to be used aslI double doors on yard side ofgarage with

ts:
in kitchen and baths with vinyl like Purcell

second floor and stairwell to basement oncolor as Purcell.
white in above areas.
kitchen cabinets in white.
owing white appliances in the kitchen:
Lectric range, stove-top, microwave above
‘asher and diyer in downstairs bath by
wer.
ucets in kitchen and bathrooms.
ertop in kitchen as well as adding base cabinetsadjacent to refrigerator
plywood under kitchen sink.

s in downstairs and upstairs baths.



SUMMARY REPORT
Improvements Completed - Page 2 File No. MTO1C171

Borrower/Client Maqone Justice

Property Address 515 South St

________________________

City \Mflchester County Winchester City State VA Zip Code 22601
-

________

Lender NOAMC REAL ESTATE OPERATIONS-BB&T
-

- -

2012-09-22 10:03 Winc. Credit/ Corp. 5406654210 >> 18883060142 P 13/29

10. Renie< late mold in basement and any other areas inhome and re nove and replace moldy diywall in the
basement.

11. Check ondition of sump pump in basement and replaceifnecessary.
12. Repair ceiling in kitchen and living room.13. Install eiling fan in living room.
14. Install foot vanity with double sink in upstairs bath.15. Install iew handrail in upper level of steps.16. Check reat and A/C system to make sure all isfunctioning roperly. Install vents that are not securedthroughout use.
17. Install irror in upstairs bath.


