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o USPAP ADDENDUM Fil No. 1146614435
Jrower Anwar Zahid
| Property Address 5326 Belle Manor Ln
Sugar Land County Fort Bend State TX Zip Code 77479

!_I;tander JPMorgan Chase Bank, N.A.

This report was prepared under the following USPAP reporting option:

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

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

Reasonable Exposure Time

My opinion of a reasonable exposure time for the subject property at the market value stated in this report is: 0-3 menths.
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Additional Certifications
| certify that, to the best of my knowledge and belief:

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

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

- The statements of fact contained in this report are true and correct,
- The reported analyses, opinions, and conclusions are limited only by the reported assumptions and limiting conditions and are my personal, impartial, and unbiased
professional analyses, opinions, and conclusions.
- Unless otherwise indicated, | have no present or prospective interest in the property that is the subject of this report and no personal interest with respect to the parties
involved.

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

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

- My compensation for completing this assignment is not contingent upon the development or reporting of a predstermined value or direction in value that favors the cause of
the client, the amount of the value opinion, the attainment of a stipulated result, or the occurrence of a subsequent event directly related to the intended use of this appraisal.

- My analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity with the Uniform Standards of Professional Appraisal Practice that
were in effect at the time this report was prepared.
- Unless otherwise indicated, | have made a personal inspection of the property that is the subject of this report.
- Unless otherwise indicated, no one provided significant real property appraisal assistance to the person(s) signing this certification (if there are exceptions, the name of each
individual providing significant real property appraisal assistance is stated elsewhere in this report).

P T R S D B T [ T )

Additional Comments

B
%
-

; APPRAISER. U SUPERVISORY APPRAISER: (only if required)
Signature M b l&i/ Signature:
Name: William B Wilson Name:
Date Signed: 03/17/2016 Date Signed:
State Certification #: 1337370 State Certification #:
or State License #: or State License #:
State: TX State:
Expiration Date of Certification or License: 10/31/2017 Expiration Date of Certification or License:
Effective Date of Appraisal: 03/11/2016 Supervisory Appraiser Inspection of Subject Property:
[ | DidNot | | Exterior-only from Street || Interior and Exterior

L
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Uniform Residential Appraisal Report

2471752
File # 1146614435

ine_purpose of this summary appraisal report is to provide the lender/client with an accurate, and adequately supported, opinion of the market valug of the subject property.

L=roperty Address 5326 Belle Manor Ln

City Sugar Land

State T  Zip Code 77479

Owner of Public Record  Anwar Zahid

County Fort Bend

luorrower Anwar Zahid

“2gal Description

Auburn Manor at Riverstone, Sec 2, Block 4, Lot 2

Essessor 's Parcel # 1262-02-004-0020-907

Tax Year 2015

R.E.Taxes § 13,519

eighborhood Name  Auburn Manor at Riverstone

Map Reference 609K

Census Tract 6744.00

Special Assessments § 0

X PUD HOAS$ 835

K peryear | per month

lgi::upant B Owner [ | Tenant [ | Vacant
perty Rights Appraised Fee Simple

[ ] Leasehold

[ Other (describe)

Assignment Type [ | Purchase Transaction

X Refinance Transaction

["] Other (describe)

snder/Client  JPMorgan Chase Bank, N.A.

Address

270 Park Avenue, New York, NY 10017

[1Yes X No

{Ifetha subject property currently offered for sale or has it been offered for sale in the twelve months prior to the effective date of this appraisal?
port data source(s) used, offering price(s), and date(s).

MLShar#

i | did [ did not analyze the contract for sale for the subject purchase transaction. Explain the results of the analysis of the contract for sale or why the analysis was not
Een‘ormed.

wontract Price $ Date of Contract Is the property seller the owner of public record? [ |Yes [ | No Data Source(s)
there any financial assistance (loan charges, sale concessions, gift or downpayment assistance, etc.) to be paid by any party on behalf of the borrower? [JYes [INo
EYBS, report the total dollar amount and describe the items to be paid.
|
“““ote: Race and the racial composition of the neighborhood are not appraisal factors. :
Property Values [ ] Increasing € Stable [ | Declining PRICE AGE | One-Unit 81 %3
!Eum-Up X Over 75% [ | 25-75% [ ] Under 25% | Demand/Supply [ | Shortage X InBalance [ | Over Supply | $ (000) (yrs) | 2-4 Unit 0 %]
rowth [ | Rapid D Stable [ | Slow Marketing Time D€ Under3mths [ | 3-6mths [ | Over6mths | 279 Low 0O | Multi-Family 1 %
Eeighbnrhood Boundarigs  The subject neighborhood is bound on the north Commonwealth Blvd, on the east | 2400 High 25 | Commercial 3 %
y Highway 6, on the south by the Brazos River and on the west by the Brazos River. 490 Pred. 5 |Other 5%

Neighborhood Description  The subject area is approximately 20 miles SW of the Houston Central Business District. Access to supportive retail
acilities and employment centers is adequate via Highway 6. The area is served by the Fort Bend I.S.D. and schools are in reasonable proximity.

Larket Conditions (including support for the above conclusions) Typical financing consists of FHA, VA, and conventional mortgage. Interest rates range from
E-lO'/. with typical points 0-4, 15 and 30 year amortization with monthly payments. Typical marketing times within the area is 0-3 months. Research
f MLS listings/sales reveals demand/supply levels to be relatively balanced with property values remaining stable.
Dimensions Unknown/See Supplemental Addendum Area 7508 sf Shape _irreqular
ecific Zoning Classification none Zoning Description none
Eontng Compliance [ | Legal [ | Legal Nonconforming (Grandfathered Use) D¢ No Zoning [ ] lllegal (describe) Property can be rebuilt if destroyed
the highest and best use of subject property as improved (or as proposed per plans and specifications) the present use? X Yes [ | No IfNo,describe The subject's
highest and best use is for single family residential.

View N:Res;

ilities Public  Other (describe) Public  Other (describe) Off-site Improvements - Type Public  Private
 Electricty X [ Water X [ Street Concrete X U
2 B¢ [ Sanitary Sewer 3 [ Alley none O =|
EEMA Special Flood Hazard Area [ | Yes D No  FEMA Flood Zone X500 FEMA Map # 48157€0290L FEMA Map Date 04/02/2014
¢ the utilities and off-site improvements typical for the market area? > Yes [ | No If No, describe

LA:mere any adverse site conditions or external factors (easements, encroachments, environmental conditions, land uses, etc.)? [ | Yes DX No IfYes, describe
adverse easements or encroachments noted, however, rely on survey and title policy. Additionally, no adverse environmental conditions or other
LExTe.rnal factors are noted.

its X One [10 [ Crawl Space Foundation Walls Concrete-Gd Floors Tile/Cpt-6d
!f of Stories 2 [ | Full Basement [ | Partial Basement |Exterior Walls BV/5tn/Sdng-6d Walls Dry-Gd

‘pe K Det. [ ] Att. [ | S-Det/End Unit |Basement Area 0 sq.ft.|Roof Surface Composition-Gd Trim/Finish ~ Wood-6d
X Existing [ | Proposed [ | Under Const. |Basement Finish 0 % |Gutters & Downspouts Almn-Gd Bath Floor  Tile-6d

3sign (Style) Contemporary [ Outside Entry/Exit [ | Sump Pump  |Window Type Single Hung Alm-6d  |Bath Wainscot Tile-6d
Year Built 2013 Evidence of [ | Infestation None noted |Storm Sash/Insulated none Car Storage | | None

fective Age (Yrs) 2 || Dampness [ | Settlement Screens Half Mesh-Gd X Driveway  # of Cars 2
lﬁ%ﬁc | | None Heating DX FWA | | HWBB || | Radiant|Amenities || Woodstove(s) # o |Driveway Surface Concrete

Drop Stair [ ] Stairs || Other Fuel Gas X Fireplace(s) # 1 D Fence wood X Garage # of Cars 2

| Floor [ ] Scuttle Cooling S Central Air Conditioning l&’aﬁwneck eved DX Porch cvrd [ | Carport  # of Cars 0
= Finished [ | Heated [ Individual ] Other [ | Pool none [ ] Other none X Att. [ ] Det. [ ] Built-in

!ﬁppiiances X Refrigerator X Range/Oven D Dishwasher < Disposal > Microwave [ | Washer/Dryer [ | Other (describe
nished area above grade contains:

Lﬂdditiunai features (special energy efficient items, etc.).
lown Fiberglass, Radiant Attic Barrier.

Area Above Grade
High-Efficiency HVAC, HVAC>13 SEER, Insulated/Low-E windows, Insulation - Batt, Insulation -

[_E{escﬁbe the condition of the property (including needed repairs, deterioration, renovations, remndeli%etc.).i L C2:No updates in the prior 15 years;The subject is in
sod condition and during the appraiser's on site visit, no significant inadequacies were noted. The interior layout, overall design, and traffic
Lguﬂer'ns appear functionally adequate.

& there any physical deficiencies or adverse conditions that affect the livability, soundness, or structural integrity of the property?
Lr:lo physical deficiencies or adverse conditions were noted at the time of the appraiser's on site visit.

[]Yes DX No IfYes, describe

1es the property generally conform to the neighborhood (functional utility, style, condition, use, construction, etc.)? > Yes [ | No If No, describe

!l'he subject generally conforms to the neighborhood.

reddie Mac Form 70 March 2005 UAD Version 9/2011 Page 1 of 6 Fannie Mae Form 1004 March 2005
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- Uniform Residential Appraisal Report File # 1146614435
1here are 14  comparable properties currently offered for sale in the subject neighborhood ranging in price from § 455,000 to§ 1,295,000
greare 23  comparable sales in the subject neighborhood within the past twelve months ranging in sale price from § 453,000 to$ 845,000
L FEATURE [ SUBJECT COMPARABLE SALE # 1 COMPARABLE SALE # 2 COMPARABLE SALE # 3
ddress 5326 Belle Manor Ln 5618 Valley Country Ln 5323 Briarwick Meadow Ln 4514 Riley Way Ln
Sugar Land, TX 77479 Sugar Land, TX 77479 Suqar Land, TX 77479 Sugar Land, TX 77479
oximity to Subject L i 0.28 mi 0.27 miles NE
i:ale Price $ : 5700000 580,000
ale Price/Gross Liv. Area $ 123.44 sq.ft. i i : 133.24 sq.ft i
vata Source(s) MLShar#42997757:DOM 183 MLShar#57161838:DOM 11 MLShar#21898664:DOM 80
cation Source(s) Listing Agent/CAD/Stewart Title |Listing Agent/CAD/Stewart Title |Listing Agent/CAD/Stewart Title
EALUE ADJUSTMENTS <LWDESCRIPTIUN DESCRIPTION +(-) $ Adjustment DESCRIPTION +(-) § Adjustment DESCRIPTION +(-) $ Adjustment
ales or Financing : ArmLth ArmLth ArmLth
woncessions Cash;0 Conv;0 Cash;0
ate of Sale/Time 510/15;Unk s09/15;Unk s11/15;Unk
<ocation N:Res; N;Res; N:Res: N:Res;
asehold/Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple
iﬁ:te 7508 sf 9226 sf -5,154/13870 sf -19,086|12157 sf -13,947
ew N:Res: N:Res; N;Res; N;Res;
i;ESIQﬂ (Style) DT2:Contemp  |DT3:;Contemp 0/DT2:Contemp DT3:Contemp 0
uality of Construction Q4 Q4 +20,000/Q4 +20,000/ Q4
nctual Age 3 6 06 06 (1]
“ondition c2 c2 c2 c2 -
nbove Grade Total |Bdrms. | Baths | Total |Bdrms. | Baths Total |Bdrms. | Baths Total |Bdrms. | Baths
om Count 11 5 140 10| 4 | 41 -4000 10 4 3.1 +4,000 11 5 140 :
aross Living Area 4,398 sqft 4,334 sqft +2,560 4,482 sqft -3,360 4,353 sght +1,800:
sement & Finished Osf Osf Osf Osf 3
Eeoms Below Grade ;
Jnctional Utility Average Average Average Average
I 1i¢ating/Cooling Central Central Central Central
ergy Efficient ltems Insulation Insulation Insulation Insulation
uarage/Carport 2ga2dw 3ga2dw -5,000 3ga2dw -5,000|3ga2dw -5,000
rch/Patio/Deck Porch, patio Porch, patio Porch, patio Porch, patio
Eooi None None Pool -20,000/None
i—“at et Adjustment (Total) X+ [1- 13 8406/ [ 1+ X - |[§ 23446 [ |+ D - |$ -17 147
l;d]usted Sale Price 16% Net Adj. 41% Net Adj. 30%
Comparables 6.9%|$ 543 406|Gross Adj.  12.5%|$ 546 554/Gross Adl.  36%$ 562,853
« DX did | | did not research the sale or transfer history of the subject property and comparable sales. If not, explain A search of the 36 month sales/transfer
i-‘-is’rt:r'\f for the subject was conducted as well as a 12 months sales/transfer history for all comparables. The results of the search are noted below.

i—”msearch [ I did B¢ did not reveal any prior sales or transfers of the subject property for the three years prior to the effective date of this appraisal.

mata Source(s) CAD/MLS (HAR.com)
y research [ | did < did not reveal any prior sales or transfers of the comparable sales for the year prior to the date of sale of the comparable sale.

i wata Source(s) CAD/MLS (HAR.com)
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 #3
te of Prior Sale/Transfer
«Jice of Prior Sale/Transfer
ta Source(s) CAD/MLS (HAR.com) CAD/MLS (HAR.com) CAD/MLS (HAR.com) CAD/MLS (HAR.com)
-fective Date of Data Source(s) 03/11/2016 03/11/2016 03/11/2016 03/11/2016

alysis of prior sale or fransfer history of the subject property and comparable sales

As Texas is a non-disclosure state, not all property transfers are made

E;lbtic record. Therefore, the local MLS system and the county appraisal districts are the primary sources for this information, although not all
les/transfers go through the local MLS system and/or are recorded in entirety by the appraisal district. Should the appraiser be provided with

E‘ansfer— data not provided herein for the subject or comparables, this appraisal is subject to revision.

iSummary of Sales Comparison Approach Al sales have been weighted equally in determining the final appraised value, as all are from the subject's

«wnmediate subdivision and all are similar with regards to size, age and general market appeal.
L’-AII adjustments applied to the comparables utilized within this report are market derived from paired set data analysis and/or market reactions.

No age ad justments are applied as, market data shows pricing variances for condition, in lieu of age.
L"No design style adjustments are applied as, market data shows no pricing variances for this feature.

it is noted comparables 1 and 2 have the same Q4 rating as the subject, while adjustments have been applied. This is due to these homes having

inferior interior finishes. All ratings are consistent with UAD definitions.

545 000 Cost Approach (if developed) § 548 222 Income Approach (if developed) $

i;dlcated Value by: Sales Comparison Approach $

imary emphasis is placed on the Sales Comparison Approach. Income approach has not been completed, while the cost approach is provided for

iluformuﬁonul purposes only and is unrelated to the value derived from the sales comparison approach.

wis appraisal is made D¢ "as s,

(| subject to completion per plans and specifications on the basis of a hypothetical condition that the improvements have been

mpleted, [ ] subject to the following repairs or alterations on the basis of a hypothetical condition that the repairs or alterations have been completed, or || subject to the
_llowing required inspection based on the extraordinary assumption that the condition or deficiency does not require alteration or repair;

~ 3sed on a complete visual ln%on of the interior and exterior areas of the sulﬂect prope
cation,

Eondltlons, and appraiser's ce my (our) opinion of the market value, as

545000  ,asof

efined, of

rlkdeﬂned scope of work, statement of assumptions and limiting
the real properw that is the subject of this report is

03/11/2016 , which is the date of inspection and the effective date of this appraisal.

reddie Mac Form 70 March 2005
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- Uniform Residential Appraisal Report s

L‘ﬂ'\e subject's GLA was determined by the appraiser's first hand measurements. Therefore, the square footage stated herein may vary from J
LCAD records. |

LThe MLS system used is HAR.com, Houston Association of Realtors. CAD is an abbreviation for County Appraisal District. |

tThe utilities were on and functional during the appraiser's inspection.

t‘l’her‘e is no apparent damage or reduction in the sub ject property's marketability & value due to any recent disaster.

rUD DATA
The subject's PUD amenities include a pool, park and clubhouse, all of which are in good condition. These amenities are similar to nearby
Eompe‘rinq PUDs. The subject and all comparables are located within the same PUD.

PUD Legal Name - Auburn Maner at Riverstone
OA Dues $835/yr.

]
4

] 3/17/2016
Zomparable 2 has a site adjustment as it's site is larger than the subject's. All adjustments applied to the comparables utilized within this
report are market derived from paired set data analysis and/or market reactions.
t is noted comparables 1 and 2 have the same Q4 rating as the subject, while ad justments have been applied. This is due to these homes having
§ inferior interior finishes. All ratings are consistent with UAD definitions. All ad justments applied to the comparables utilized within this report
market derived from paired set data analysis and/or market reactions.
I -Comparable 2 has a pool adjustment as this is a feature that demands a market premium. All adjustments applied to the comparables utilized
ithin this report are market derived from paired set data analysis and/or market reactions.
LT:e photos provided for all comparables are MLS photos as owners and/or children were in front of the homes during the appraiser's attempt 1'0
e the pictures, as it is currently spring break. All comparables have been viewed from the street.
tﬁa‘l’hroom photo label corrected.

. TN [REFTI TPTECY P e,

1 g

CUST APPROA LUE(]
!:rovide adequate information for the lender/client to repllcate the below cost figures and calculations.

Jpport for the opinion of site value (summary of comparable land sales or other methods for estimating site value) **The cost approach has been included for
mformaﬁonal ‘purposes only, as in this market, the sales comparison approach is the most accurate indicator of the subject's value **

i bobtidbidbed

Extraction and allocation methods were used to determine the site size value, as the area is mostly built out and there are no land sales to reference.

STIMATED [ | REPRODUCTION OR D REPLACEMENT COST NEW OPINIONOFSITEVALUE ... .. . ... ... ... . =% 120,000
ﬁource of cost data  Marshall & Swift, Builders & Contractors DWELLING 4,398 Sq.Ft @ $ 89.00 ... ... =§ 391,422
Jality rating from cost service AbvAvq  Effective date of cost data  03/11/2016 OSgR-@% 0 .. =$
tomments on Cost Approach (gross living area calculations, depreciation,etc) | . =$
external or functional inadequacies are noted. Replacement costs are |Garage/Carport 459 So.ft. @ $ 6100 .. =$ 27,999
Eerived from cost manuals and area contractors. Total Estimate of Cost-New =§ 419 421
Less Physical Functional External
L Depreciation 11,199 =§( 11,199)
Depreciated Cost of Improvements ... .. . e o 8 ..=$ 408,222
L "As-is" Value of Site Improvements ... ... . =$ 20,000
estimated Remaining Economic Life (HUD and VA onl 73 Years INDICATED VALUE BY COST APPROACH =§ 548,222

Estimated Monthly Market Rent § X Gross Rent Mumpller i i Indicated Value by Income Approaéh
immary of Income Approach (including support for market rent and GRM) Income approach not utilized as the majority of properties in this market are |

Is the developer/builder in control of the Homeowners' Association (HOA)‘? [ TYes X No Unit type ) X Detached [ | Attached |

ovide the following information for PUDs ONLY if the developer/builder is in control of the HOA and the subject property is an attached dwelling unit. 1
Legal Name of Project |
ital number of phases Total number of units Total number of units sold |
!E)tal number of units rented Total number of units for sale Data source(s) |
as the project created by the conversion of existing building(s) into a PUD? [ IYes [ ] No IfYes, date of conversion.
L[lpes the project contain any multi-dwelling units? [ | Yes [ | No Data Source
& the units, common elements, and recreation facilities complete? | Yes [ ] No If No, describe the status of completion.

!ﬂra the common elements leased to or by the Homeowners' Association? [ | Yes [ | No If Yes, describe the rental terms and options.

IEescribe common elements and recreational facilities.

\ .
reddie Mac Form 70 March 2005 UAD Version 9/2011  Page 3 of 6 Fannie Mae Form 1004 March 2005
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N Uniform Residential Appraisal Report Fla# 1146614435

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

~This appraisal report is subject to the following scope of work, intended use, intended user, definition of market value,
ofatement of assumptions and limiting conditions, and certifications. Modifications, additions, or deletions to the intended
~use, intended user, definition of market value, or assumptions and limiting conditions are not permitted. The appraiser may
-xpand the scope of work to include any additional research or analysis necessary based on the complexity of this appraisal
_assignment. Modifications or deletions to the certifications are also not permitted. However, additional certifications that do
ot constitute material alterations to this appraisal report, such as those required by law or those related to the appraiser's
_continuing education or membership in an appraisal organization, are permitted.

_SCOPE OF WORK: The scope of work for this appraisal is defined by the complexity of this appraisal assignment and the
yporting requirements of this appraisal report form, including the following definition of market value, statement of
assumptions and limiting conditions, and certifications. The appraiser must, at a minimum: (1) perform a complete visual

“ispection of the interior and exterior areas 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,

~—nd (5) report his or her analysis, opinions, and conclusions in this appraisal report.

~ NTENDED USE: The intended use of this appraisal report is for the lender/client to evaluate the property that is the
subject of this appraisal 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
larket under all conditions requisite to a fair sale, the buyer and seller, each acting prudently, knowledgeably and assuming
the price is not affected by undue stimulus. Implicit in this definition is the consummation of a sale as of a specified date and

“ e passing of title from seller to buyer under conditions whereby: (1) buyer and seller are typically motivated; (2) both
parties are well informed or well advised, and each acting in what he or she considers his or her own best interest; (3) a

~asonable time is allowed for exposure in the open market; (4) payment is made in terms of cash in U. S. dollars or in terms
of financial arrangements comparable thereto; and (5) the price represents the normal consideration for the property sold

~—~naffected by special or creative financing or sales concessions* granted by anyone associated with the sale.

LD R AT e St B e 1

~—Adjustments to the comparables must be made for special or creative financing or sales concessions. No adjustments are
necessary for those costs which are normally paid by sellers as a result of tradition or law in a market area; these costs are
—=nadily identifiable since the seller pays these costs in virtually all sales transactions. Special or creative financing
adjustments can be made to the comparable property by comparisons to financing terms offered by a third party institutional
~lender that is not already involved in the property or transaction. Any adjustment should not be calculated on a mechanical
-ollar for dollar cost of the financing or concession but the dollar amount of any adjustment should approximate the market's
_reaction to the financing or concessions based on the appraiser's judgment.

~STATEMENT OF ASSUMPTIONS AND LIMITING CONDITIONS: The appraiser's certification in this report is
-Jabject to the following assumptions and limiting conditions:

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

«. The appraiser has provided a sketch in this appraisal report to show the approximate dimensions of the improvements.
~The sketch is included only to assist the reader in visualizing the property and understanding the appraiser's determination
_lits size.

w. The appraiser has examined the available flood maps that are provided by the Federal Emergency Management Agency
_lor other data sources) and has noted in this appraisal report whether any portion of the subject site is located in an
-entified Special Flood Hazard Area. Because the appraiser is not a surveyor, he or she makes no guarantees, express or
_implied, regarding this determination.

-nless specific arrangements to do so have been made beforehand, or as otherwise required by law.

-. The appraiser has noted in this appraisal report any adverse conditions (such as needed repairs, deterioration, the
-nresence of hazardous wastes, toxic substances, etc.) observed during the inspection of the subject property or that he or
_ae became aware of during the research involved in performing the appraisal. Unless otherwise stated in this appraisal
report, the appraiser has no knowledge of any hidden or unapparent physical deficiencies or adverse conditions of the
‘operty (such as, but not limited to, needed repairs, deterioration, the presence of hazardous wastes, toxic substances,
adverse environmental conditions, etc.) that would make the property less valuable, and has assumed that there are no such
“nditions and makes no guarantees or warranties, express or implied. The appraiser will not be responsible for any such
conditions that do exist or for any engineering or testing that might be required to discover whether such conditions exist.
““scause the appraiser is not an expert in the field of environmental hazards, this appraisal report must not be considered as
an environmental assessment of the property.

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

|
|
|
4. The appraiser will not give testimony or appear in court because he or she made an appraisal of the property in question,

reddie Mac Form 70 March 2005 UAD Version 9/2011  Page 4 of 6 Fannie Mae Form 1004 March 2005
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- Uniform Residential Appraisal Report e

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

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

—. | performed a complete visual inspection of the interior and exterior areas of the subject property. | reported the condition

_of the improvements in factual, specific terms. | identified and reported the physical deficiencies that could affect the
vability, soundness, or structural integrity of the property.

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

—. | developed my opinion of the market value of the real property that is the subject of this report based on the sales
comparison approach to value. | have adequate comparable market data to develop a reliable sales comparison approach
~“9r this appraisal assignment. | further certify that | considered the cost and income approaches to value but did not develop
ulem, unless otherwise indicated in this report.

<. | researched, verified, analyzed, and reported on any current agreement for sale for the subject property, any offering for
_sale of the subject property in the twelve months prior to the effective date of this appraisal, and the prior sales of the subject
~roperty for a minimum of three years prior to the effective date of this appraisal, unless otherwise indicated in this report.
L | researched, verified, analyzed, and reported on the prior sales of the comparable sales for a minimum of one year prior
to the date of sale of the comparable sale, unless otherwise indicated in this report.

7. | selected and used comparable sales that are locationally, physically, and functionally the most similar to the subject property.
8. | have not used comparable sales that were the result of combining a land sale with the contract purchase price of a home that
~as been built or will be built on the land.

==, | have reported adjustments to the comparable sales that reflect the market's reaction to the differences between the subject
property and the comparable sales.

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

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

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

"3, | obtained the information, estimates, and opinions furnished by other parties and expressed in this appraisal report from
Eliabla sources that | believe to be true and correct.

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

.5. | have not knowingly withheld any significant information from this appraisal report and, to the best of my knowledge, all
_statements and information in this appraisal report are true and correct.

16. | stated in this appraisal report my own personal, unbiased, and professional analysis, opinions, and conclusions, which
‘e subject only to the assumptions and limiting conditions in this appraisal report.

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

prospective personal interest or bias with respect to the participants in the transaction. | did not base, either partially or
~~ompletely, my analysis and/or opinion of market value in this appraisal report on the race, color, religion, sex, age, marital
status, handicap, familial status, or national origin of either the prospective owners or occupants of the subject property or of the
-=rgsent owners or occupants of the properties 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
wanditioned on any agreement or understanding, written or otherwise, that | would report (or present analysis supporting) a
_nredetermined specific value, a predetermined minimum value, a range or direction in value, a value that favors the cause of
Ay party, or the attainment of a specific result or occurrence of a specific subsequent event (such as approval of a pending
_mortgage loan application).

19. | personally prepared all conclusions and opinions about the real estate that were set forth in this appraisal report. If |

died on significant real property appraisal assistance from any individual or individuals in the performance of this appraisal
or the preparation of this appraisal report, | have named such individual(s) and disclosed the specific tasks performed in this
~praisal report. | certify that any individual so named is qualified to perform the tasks. | have not authorized anyone to make
a change to any item in this appraisal report; therefore, any change made to this appraisal is unauthorized and | will take no
~=asponsibility for it.

-20. | identified the lender/client in this appraisal report who is the individual, organization, or agent for the organization that
—dered and will receive this appraisal report.

p—
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A Uniform Residential Appraisal Report Pl £146614435

-21. The lender/client may disclose or distribute this appraisal report to: the borrower; another lender at the request of the
vorrower; the mortgagee or its successors and assigns; mortgage insurers; government sponsored enterprises; other
-sgcondary market participants; data collection or reporting services; professional appraisal organizations; any department,
-gency, or instrumentality of the United States; 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
3port 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. | am aware that any disclosure or distribution of this appraisal report by me or the lender/client may be subject to certain
“iws and regulations. Further, | am also subject to the provisions of the Uniform Standards of Professional Appraisal Practice
that pertain to disclosure or distribution by me.

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

<4. If this appraisal report was transmitted as an "electronic record" containing my "electronic signature" as those terms are
_defined in applicable federal and/or state laws (excluding audio and video recordings), or a facsimile transmission of this
_ppraisal report containing a copy or representation of my signature, the appraisal report shall be as effective, enforceable and
valid as if a paper version 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
riminal penalties 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 APPRAISER'S CERTIFICATION: The Supervisory Appraiser certifies and agrees that:

1. | directly supervised the appraiser for this appraisal assignment, have read the appraisal report, and agree with the appraiser's
—nalysis, opinions, statements, conclusions, and the appraiser's certification.

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

w. The appraiser identified in this appraisal report is either a sub-contractor or an employee of the supervisory appraiser (or the
_aopraisal 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
_romulgated by the 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
~2fined in applicable federal and/or state laws (excluding audio and video recordings), or a facsimile transmission of this
appraisal report containing a copy or representation of my signature, the appraisal report shall be as effective, enforceable and
—alid as if a paper version of this appraisal report were delivered containing my original hand written signature.

ARPRAISER SUPERVISORY APPRAISER (ONLY IF REQUIRED)
““nature h] Signature

Name William B Wilson Name
~mpany Name  B.W. Home Appraisal Company Name
Egmpany Address 1940-A Fountainview, Suite 142 Company Address
Houston, TX 77057
Telephone Number  (281) 703-7347 Telephone Number ‘
iail Address  bwilson@bwhomeappraisal.com Email Address
Date of Signature and Report ~ 03/17/2016 Date of Signature |
-..2ctive Date of Appraisal 03/11/2016 State Certification #
State Certification # 1337370 or State License #
w State License # State
~=0ther (describe) State # Expiration Date of Certification or License
siate TX
“iration Date of Certification or License 10/31/2017 SUBJECT PROPERTY
~DRESS OF PROPERTY APPRAISED [ | Did notinspect subject property
5326 Belle Manor Ln [ ] Did inspect exterior of subject property from street
\gar Land, TX 77479 Date of Inspection
APPRAISED VALUE OF SUBJECT PROPERTY $ 545,000 ], Did inspsctirktsor aas sxrior of Siliaet pespenty
__NDER/CLIENT Date of Inspection
Mame  Street Links Lender Solutions COMPARABLE SALES
vompany Name  JPMorgan Chase Bank, N.A.
“~mpany Address 270 Park Avenue, New York, NY 10017 ("] Did not inspect exterior of comparable sales from street
[ ] Did inspect exterior of comparable sales from street
" ail Address Date of Inspection
reddie Mac Form 70 March 2005 UAD Version 9/2011  Page 6 of 6 Fannie Mae Form 1004 March 2005
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Uniform Residential Appraisal Report

2471752
File # 1146614435

FEATURE | SUBJECT COMPARABLE SALE # 4 COMPARABLE SALE #5 COMPARABLE SALE # 6 '
dress 5326 Belle Manor Ln 4306 Walston Ridge Ct 5807 Emmit Creek Ln
Sugar Land, TX 77479 Suqar Land, TX 77479 Sugar Land, TX 77479
imity to Subject . 127 milesSE 093 miles E
wale Price $ B 599900 i G
le Price/Gross Liv. A |$ sns wsnsatZEE s s anliiE
wata Source(s) : | MLShar#61111694:DOM 36 MLShar#53920502:D0M 21
rification Source(s) i . \Listing Agent/CAD/Stewart Title |Listing Agent/CAD/Stewart Title
ALUE ADJUSTMENTS DESCRIPTION +(-) $ Adjustment DESCRIPTION +(-) $ Adjustment DESCRIPTION +(-) § Adjustment
i-ﬂalaas or Financing Listing
Oncessions -17,997| Listing:0 -16,500
e of Sale/Time Active
Location N:Res; N;Res; N;Res;
sasehold/Fee Simple Fee Simple Fee Simple Fee Simple
Bie 7508 sf 8747 sf -3,717|7800 sf -876
N:Res; N;Res; N:Res;
wesign (Style) DT2:Contemp  |DT2:Contemp DT2:Contemp
ality of Construction Q4 Q4 Q4
netual Age 3 0 04 0
dition c2 1 -30,000/c2
~bove Grade Total [Bdrms. | Baths | Total |Bdrms. | Baths Total |Bdrms. | Baths Total [Bdrms. | Baths
om Count 1| 5 40| 11| 5 | 41 -4000/ 10 | 4 |32 0 :
w/08s Living Area 4,398 sq.ft. 4186 sa.ft. +8 480 4113 sq.ft. +11,400 sq.ft. 3
ment & Finished Osf Osf Osf :
Eooms Below Grade .
inctional Utility Average Average Average =
1.eating/Cooling Central Central Central :
eray Efficient ltems Insulation Insulation Insulation
warage/Carport 2qga2dw 3ga2dw -5,000 3ga2dw -5,000
rch/Patio/Deck Porch, patio Porch, patio Porch, patio
ir_ool None None Nene
et Adustment (ot o [(1+ X-[s 52234 [1+ - |§ -10976! [1+ []- 1§
l;diusted Sale Price {Net Adj. 8.7% Net Adj. 20% Net Adj. %
Comparables Gross Adj.  11.5% 8 547 666/Gr0ssAd.  61%/$ 539,024 Gross Adj. %|$
«.2port the resulfs 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).
L ITEM SUBJECT COMPARABLE SALE # 4 COMPARABLE SALE # 5 COMPARABLE SALE # 6
wate of Prior Sale/Transfer
e of Prior Sale/Transfer
ala Source(s) CAD/MLS (HAR.com) CAD/MLS (HAR.com) CAD/MLS (HAR.com)
ective Date of Data Source(s) 03/11/2016 03/11/2016 03/11/2016

As Texas is a non-disclosure state, not all property transfers are made

i.:..mlysis of prior sale or transfer history of the subject property and comparable sales

ublic record. Therefore, the local MLS system and the county appraisal districts are the primary sources for this information, although not all

sales/transfers go through the local MLS system and/or are recorded in entirety by the appraisal district. Should the appraiser be provided with

sfer data not provided herein for the subject or comparables, this appraisal is subject to revision.

E

—

Research has shown listing to sale price ratios to be between 92%-100% of listing price, with a median ratio of 97%. Therefore,

i;u:alysislcmnments

e appraiser has adjusted the comparable listings at 3% of list price, which is typical for the area.

i—The additional comparable listings have been provided as added support for the appraised value and is also a lender/client requirement.

O O S
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e . 2471752

Market Conditions Addendum to the Appraisal Report  rieno. 1146614435
The purpose of this addendum is to provide the lender/client with a clear and accurate understanding of the market trends and conditions prevalent in the subject
neighborhood. This is a required addendum for all appraisal reports with an effective date on or after April 1, 2009.
Property Address 5326 Belle Manor Ln City sugar Land State TX ZIP Code 77479
Borrower  Anwar Zahid
Instructions: The appraiser must use the information required on this form as the basis for his/her conclusions, and must provide support for those conclusions, regarding
housing trends and overall market conditions as reported in the Neighborhood section of the appraisal report form. The appraiser must fill in all the information to the extent
it is available and reliable and must provide analysis as indicated below. If any required data is unavailable or is considered unreliable, the appraiser must provide an
explanation. It is recognized that not all data sources will be able to provide data for the shaded areas below; if it Is available, however, the appraiser must include the data
in the analysis. If data sources provide the required information as an average instead of the median, the appraiser should report the available figure and identify it as an
average. Sales and listings must be properties that compete with the subject property, determined by applying the criteria that would be used by a prospective buyer of the
subject Th t explai an mahes in the data, such as seasonal markets, new construction, foreclosures, etc.

; Prior 7-12 Months Prior 4-6 Months Current — 3 Months Overall Trend
Total # of Comparable Sales (Settled) 12 6 5 [ ] lncreasmg ¢ Stable ||| Declining
Absorption Rate (Total Sales/Months) 2.00 167 X Stabl | Declining _
Total # of Comparable Active Listings | ina a 14 et 5.
Months of Housing Supply (T otal Listings/Ab.Rate) ai / 8.4 - Declining - 1 Sl
Price; DOM, |, 56 Prior 7-12 Months Prior 4-6 Months Current — 3 Months Overall Trend
Median Cumparable Sale Price 530,750 581,000 523,000 [ Increasing | Stable || | Declining
Median Comparable Sales Days on Market 45 X Stable [ | Increasing
e Median Comparable List Price 540,000 easin lin
Median Comparable Listings Days on Market ur e 42 A Slble
=4 Median Sale Price as % of List Price 98 98 97 ¢ Stable [ | Declining
Seller-(developer, builder, etc.)paid financial assistance prevalent? [ | Yes X No L] Declining |D€ Stable || | Increasing

qaplaln in detail the seller concessions trends for the past 12 months (e.g., seller contributions increased from 3% to 5%, increasing use of buydowns, closing costs, condo
fees, options, etc.). It appears some sales in the area, have seller contributions, in the form of closing costs. This typically ranges between

[ E=
B

<4 Are foreclosure sales (REQ sales) a factor in the market? [ | Yes D No  If yes, explain (including the trends in listings and sales of foreclosed properties).
Distressed sales are not a factor in this market.

Cite data sources for above information. The appraiser has consulted with local Realtors, the local MLS, and the county appraisal district.

Summarize the above information as support for your conclusions in the Neighborhood section of the appraisal report form. If you used any additional information, such as
an analysis of pending sales and/or expired and withdrawn listings, to formulate your conclusions, provide both an explanation and support for your conclusions.
The area currently has stable values. Most homes sell between 0-3 months at 92%-100% of listing price, with a median ratio of 97%.

Although the data above may not be consistent with the overall trend boxes that have been marked, the fiqures have been derived from the
comparable sales and listings that have been researched and considered during the course of this analysis. As this data is based on similar
properties and it is only a small sampling of the market as a whole, additional MLS data was researched and analyzed in order to determine
actual market trends. Additionally, seasonal trends are also taken into consideration.

;- EEEENEN]

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 QOverall Trend

!Total # of Comparable Sales (Settled) || Increasing || | Stable || | Declining
Absorption Rate (Total Sales/Months) | |'Increasing |[ | Stable || | Declining

{otai # of Active Comparable Listings

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

q;hre foreclosure sales (REO sales) a factor in the project? || Yes [ | No  If yes, indicate the number of REQ listings and explain the trends in listings and sales of
foreclosed properties.

H
L
fm

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

i
i
Y

_,.:-""‘ Signature
Appraiser Name illiam B"Wilson Supervisory Appraiser Name
ﬂ Company Name  B.W. Home Appraisal ' Company Name
Company Address  1940-A Fountainview, Suite 142, Houston, TX 77057 | Company Address
«d State License/Certification # 1337370 State  TX State License/Certification # State
Email Address  bwilson@bwhomeappraisal.com Email Address
Freddie Mac Form 71 March 2009 Page 1 of 1 Fannie Mae Form 1004MC March 2009
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Supplemental Addendum File No. 1146614435

Borrower

Anwar Zahid

Property Address 5326 Belle Manor Ln

City

Sugar Land

County Fort Bend State TX Zip Code 77479

Lender/Client

JPMorgan Chase Bank, N.A.

SUPPLEMENTAL ADDENDUM

SCOPE OF THE APPRAISAL

The scope of the appraisal means the extent of the process of collection, confirming and reporting data. We were contacted by our
client and asked to provide an opinion of the current value of the subject property as of the effective date of our site visit. Comparable
data and market conditions pertinent to our valuation analysis of the property were investigated. The following appraisal report sets
forth the analyses and conclusions derived from the market data collected and is subject to the accompanying assumptions and Limiting
Conditions. Additional data, specifically when judged relevant to the valuation of the subject, was procured from the appropriate
secondary sources.

This is an Appraisal Report which has been prepared in accordance with report requirements set forth under Standards Rule 2-2(a) of
USPAP for Appraisal Reports.

DEFINITION OF MARKET VALUE

"The most probable price which a property should bring in a competitive and open market under all conditions requisite to a fair sale,
the buyer and seller, each acting prudently, knowledgeably and assuming the price is not affected by undue stimulus."

INTENDED USE/USER

The Intended User of this appraisal report is the Lender/Client. The Intended Use is to evaluate the property that is the subject of
this appraisal for a mertgage finance transaction, subject to the stated Scope of Work, purpose of the appraisal, reporting
requirements of this appraisal report form, and Definition of Market Value. No additional Intended Users are identified by the
appraiser.

3 YEAR APPRAISAL DISCLOSURE

I, W. Brad Wilson have not appraised or performed any services on the subject property in the past 3 years. Additionally, I have no

prospective or financial interest in the subject property, currently or previously.

NEIGHBORHOOD BOUNDARIES

The respective boundaries have been defined as such because properties within them tend to exhibit similar characteristics insofar as
existing land use patterns and similar marketability. Additionally, the defined area is generally affected by similar physical, economic,
governmental, and social factors.

SITE

A current survey was not provided to the appraiser. The site size was taken from CAD/MLS and assumed accurate. If actual data
differs significantly from report data, the opinion of value could change. When available, the appraiser has referenced plat maps.

-The subject's plat map and site dimensions are unavailable. The county appraisal district does not publish plat maps or site dimensions.
There is no way for the appraiser to determine the lot dimensions. As the local MLS derives site size information from CAD, this
source does not provide the necessary site information either. There is no way for the appraiser to provide a plat map or site
dimensions from any additional source(s). The subject's site size was derived from the GIS MAP on the Fort Bend County Appraisal
District website.

PRESENT LAND USE %

The land use labeled as "other" on page 1 of this report is vacant land in the area. This has no affect on marketability.

CONDITION OF IMPROVEMENTS

Appraisals are not home inspections. A home inspector takes an in-depth, unbiased look at the physical condition of the structure,
construction, and mechanical systems. The inspector identifies items that need to be repaired or replaced and estimates the remaining
useful life of the major systems, equipment, structure, and finishes. A home inspector's analysis is beyond the scope of an appraiser.
The appraiser checks for what is readily visually obvious only and does not perform any further tests. Should a home inspection
identify necessary repairs not stated here, the opinion of value could be altered. However, no inadequacies were noted by the
appraiser.

__ Signature Signature

Name William B Wilson Name
___ Date Signed 03/17/2016 Date Signed

State Certification # 1337370 State TX State Certification # State
__ Or State License # State Or State License # State
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Supplemental Addendum File No. 1146614435

Borrower Anwar Zahid
Property Address 5326 Belle Manor Ln

~ | City Sugar Land County Fort Bend State TX Zip Code 77479
Lender/Client JPMorgan Chase Bank, N.A.

COMMENTS ON SALES COMPARISON

All sales have sold within 6 months. FNMA guidelines allow sales up to a year old and within reasonable distance outside of preferred
. proximity if deemed to be an accurate value indicator with respect to size, age, location, condition, amenities, quality of construction,
and appeal if ideal comparables for proper value analysis is very limited.

The market typically will absorb seller contribution to buyer costs anywhere from 1 to 3 points of which anything greater than 3 points
. isordinarily adjusted dollar for dollar, unless that portion over 3 points is significantly small (under $1,000).

. All have been ad justed accordingly and all are deemed to be accurate indicators of value with respect to improvement square footage,
site size, age, and location.

. FINAL RECONCILIATION

. Inregards to the applicable adjustments, these are based on paired data set analysis, information disclosed to by brokers active within
the immediate area, and past experience. Furthermore, according to the Appraisal of Real Estate and required by the lender/client,
FNMA, HUD/FHA and the majority of lending institutions, the adjustments utilized in the comparable sales analysis must be market
derived, but the appraiser should also exercise judgment. Sales that are similar in all but one respect can be analyzed to isclate how
that one difference affects price; however, an appraiser can not expect the sales data to reveal the effect of a single characteristic in
all situations. Although paired data set analysis is a theoretically sound method, it is sometimes impractical because only a narrow
sampling of sufficiently similar properties may be available. Thus, it is difficult to quantify adjustment consideration attributable to
the other variances present. Therefore, any of the appraiser’s estimated contributory value of various amenities are considered
reasonable and accurate.

VERIFICATION

The appraiser has attempted to verify all closed comparable sales data with both the listing and selling agents, along with county tax
records and Stewart Title records. Insome instances, not all parties involved can be contacted, although every attempt by the
appraiser has been made. As required by USPAP, FNMA, HUD/FHA and the lender/client, all data has been verified by at least two of
the aforementioned sources. Contact information for the agents involved and any relevant data obtained from Stewart Title data
and/or the corresponding county appraisal district, (CAD), is retained in the appraiser's work file. The majority of this verification
data is derived through the appraiser's HAR.com membership (the local MLS system).

COMPARABLE SEARCH AND RESULTS

The appraiser has attempted to display comparable sales that closed within the past 6 months, within one mile, bracketing GLA, room
count and similar in style of living to the subject. All available comparables have been reviewed and reconciled within the researched
range listed at the top of page #2 of the report. In some cases, this initial research may result in some properties that were not
considered the best comparable for the subject property. Therefore, it may have been necessary to expand search transaction dates
within the past 6-12 months using the most similar property characteristics. After expanded the search, the best available similar
characteristic comparables were chosen to be reconciled and adjusted accordingly. The comparable properties selected are considered
the best available and most comparable, therefore included and reconciled within this appraisal report. All adjustments made for
comparable dissimilarities are market derived according to FNMA guidelines. Comparable adjustments are made as warranted when
market research deems verifiable, justifiable and credible. Please note that AVM data may not be deemed as arms length reliable or
verifiable subject similar data and may or may not be included within sales range listed on the top of page #2 of the appraisal report.

ADDITIONAL COMMENTS

This report contains electronic color digital photographs that contains a signature affixed by the appraiser to certify content
authenticity, analysis, and conclusions of the report. Any attempts to modify the report in any manner will automatically and
permanently remove all signatures and render this report invalid.

__ Signature &) Mr‘( > kL/ _ Signature -

SA0AMTEANNARAEARAAASAN

Name William B Wilson Name
__ Date Signed 03/17/2016 Date Signed

State Certification # 1337370 State TX State Certification # State
_ Or State License # State Or State License # State
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Supplemental Addendum File No. 1146614435

Borrower Anwar Zahid
Property Address 5326 Belle Manor Ln
City Sugar Land County Fort Bend State TX Zip Code 77479

Lender/Client JPMorgan Chase Bank, N.A.

' COMPARABLE SALES COMMENTARY

Sale Date - 6 months and 90 Days

Although FNMA allows the use of comparable sales that have sold up to 12 months prior to the effective date of the appraisal, most
lending institutions require the use of sales that have sold within 6 months. Additionally, in some instances it may be a
lender/requirement to provide either all or a minimum of 2 comparable within 90 days of the effective date. All search parameters
have been expanded as much as possible in an effort to provide the most recent sales data.

All comparables have sold within 6 months.

Predominate Value - Above or 10% Below

The appraiser is required to provide commentary on the appraised value either exceeding the predominate value stated on page one, or
the appraised value being more than 10% the predominant value. The appraised value varying from the predominant value is considered
an indication that the subject could be an atypical property for the particular area which could affect its potential marketability.

The appraised value exceeds the predominate value as the subject is on the higher end of the square footage range for the area. The
subject is not considered an over improvement or atypical for the area as there are several homes that are similar to the subject in this
regard, as can be seen with the comparables utilized and adjusted herein. The subject's marketability is unaffected..

Comparable Sale Price Range - 15%

As a general requirement, it is recommended by the lender/client that both the unadjusted and adjusted sale price range for the
comparables be within 15%. In the event the unadjusted or adjusted sale price range exceeds this percentage, the appraiser is
required to provide commentary why.

Both the adjusted and unadjusted sale price ranges are within 15%.

Gross Living Area, (6LA), Variance - 20%
It is typically required that all comparables within 20% of the subject's GLA. In the event a particular comparable exceeds this
variance, it is necessary to comment why that particular sale(s) was used.

All comparables utilized and adjusted herein are within 20% of the subject's GLA.

Comparable Adjustments - 15% net, 25% gross, 10% line item

It is typically necessary for the adjustments applied to the comparables not exceed 15% net, 25% gross and not exceed more than 10%
of the sale price for any one feature. When any of these percentages are exceeded it is necessary to comment what caused the high
adjustments and why it is necessary to use that particular comparable.

All adjustments are within the recommended ranges.

Comparable Sale - Distance - 1 mile
As location is a primary factor in real estate values, it is necessary to choose comparables that are within close proximity to the
subject. It isrecommended that comparables be within 1 mile from the subject.

Due fo an general lack of comparable listings, it is necessary to use comparable 4 which is located over 1 mile from the subject.

Comparable Sale - Bracketing

When choosing comparable sales it is necessary to "bracket" for all characteristics, including but not limited to GLA, site size, age and
design style. Although it is not always feasible to bracket for all characteristics, the appraiser makes every attempts to bracket for
the most influential factors, at a minimum. In some cases although there may not be a closed sale to bracket for a particular feature,
sometimes current listings/pendings may be available and utilized to satisfy this bracketing requirement. Search parameters have been
expanded as much as possible to bracket for all features without exceeding time and distance parameters, while also staying within the
same market.

Due to an overall lack of ideal sales data in the area, the appraiser is unable to provide a closed sale that can bracket for the subject's
site size and garage spaces. All necessary adjustments have been applied, as derived from current and historical market data.

Bedroom Count Variance - Bed/Bath Count Variance, >1

Some lender/client's may require at least 2 closed sales that have the same bedroom count as the subject. Additionally, it is sometimes
a requirement that no comparable have bed or bath count that varies from the subject's by more than 1. All bath adjustments are
always applied, as dictated by market data. However, after researching market data there is no pricing differences for bedroom count
variances, therefore, no adjustments are required for this feature.

All comparables are within recommended guidelines.

kv Signature

__ Signature Alaib,

Name William B Wilson ' Name
__ Date Signed  03/17/2016 Date Signed

State Certification # 1337370 State TX State Certification # State
__ Or State License # State Or State License # State
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Borrower Anwar Zahid
Property Address 5326 Belle Manor Ln
City Sugar Land County Fort Bend State TX Zip Code 77479

Lender/Client JPMorgan Chase Bank, N.A.
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Borrower Anwar Zahid

Property Address 5326 Belle Manor Ln

City Sugar Land County Fort Bend State TX Zip Code 77479
Lender/Client JPMorgan Chase Bank, N.A.
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Second Fioor 1903 5q ft 6x3 = 48
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