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May 15, 2025

Bryan Mueller
19035 Apple Valley Drive
Sonora, CA, 95370

File Number: 508-25

Dear Mr. Mueller,
In accordance with your request, | have appraised the real property at:
19035 Apple Valley Drive
Scnora, CA 95370
The purpose of this appraisal is to develop an opinion of the market value of the subject property, as improved.
The property rights appraised are the fee simple interest in the site and improvements.
In my opinion, the market value of the property as of February 6, 2025 is:
$925,000

Nine Hundred Twenty-Five Thousand Dollars

The attached report contains the description, analysis and supportive data for the conclusions,
final opinion of value, descriptive photographs, limiting conditions and appropriate certifications.
Sincerely,

Michael D. ther, SRA

Certified General AG018277

mdd

270 Barretta Street, Ste. D, Sonora, CA 95370




[Client File #:| Mueller | Appraisal File #:| 508-25 |

Restricted Use Appraisal Report - Residential

Ill I

Appraisal Company: Dambacher Appraisal Services

Al Reports” Address: 270 Barretta Street, Ste. D, Sonora, CA 95370
e 001 200.04 = Phone: (209)532-8833 Fax: Website:
Appraiser: Michael D. Dambacher, SRA Co-Appraiser:
Al Membership (fany): (X]sra [ Imai [ ]srpra Al Membership (fany): [ JSRA [ _Imal [ |SRPA
Al Affiliation (if any): [:lCandidate for Designation [_]Praclicinq Affiliate Al Affiliation (if any): DCandidate for Designation [:]Practicing Affiliate
Other Professional Affiliation: Appraisal Institute Other Professional Affiliation: _
E-mail: damappraiser@gmail.com E-mail:
Client: Bryan Mueller B Contact:
Address: 19035 Apple Valley Drive, Sonora, CA 95370
Phone: Fax: E-mail:

SUBJECT PROPERTY IDENTIFICATION

Address: 19035 Apple Valley Drive
City: Sonora County: Tuolumne State: CA Zip: 95370
Legal Description: Lot 108 - Apple Valley Estates 10

Tax Parcel #: 085-480-007-000 RE Taxes: 8014 Tax Year:2024
Use of the Real Estate As of the Date of Value: Single Family Residence

Use of the Real Estate Reflected in the Appraisal: Single Family Residence

Opinion of highest and best use (if required): Single Family Residence

SUBJECT PROPERTY HISTORY

Owner of Record: James & Lois Mueller R
Description and analysis of sales within 3 years (minimum) prior to effective date of value: No reparted sale or transfer of Subject property in the past 3
years.

Description and analysis of agreements of sale (contracts), listings, and options: Subject is not currently listed for sale or are there any known
agreements of sale (contracts) and/or options.

RECONCILIATIONS AND CONCLUSIONS

Indication of Value by Sales Comparison Approach $ 925,000
Indication of Value by Cost Approach $ 0
Indication of Value by Income Approach $

Final Reconciliation of the Methods and Approaches to Value: Exclusion of the Cost Approach and the Income Approach is acceptable within this
region. It has been determined by this appraiser, that these approaches are not applicable and they are not necessary to develop a
reasonable and credible opinion of value within the scope of this assignment.

Opinion of Value as of: February 6, 2025 $925,000

Exposure Time: 30 days
The above opinion is subject to: D Hypothetical Conditions and/or
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Client:: Bryan Mueller - Client File #: Mueller

Subject Property: [ 19035 Apple Valley Drive Appraisal File #:| 508-25

ASSIGNMENT PARAMETERS
Client (sole intended user): The intended user of this report is the client, Bryan Mueller.

Intended Use: This report is for the exclusive use of the client. The intended use is for estate administration.

This report is restricted for the use of the client only. There are no other intended users. The client must clearly understand that the
appraiser’s opinions and conclusions may not be understood properly without additional information in the appraiser's work file.

Type of Value: Market Value Effective Date of Value: February 6 , 2025

Interest Appraised: (X Fee Simple | _|Leasehold [_]Other:

Hypothetical Conditions: (A hypothetical condition is that which is contrary to what exists, but is asserted by the appraiser for the purpose of analysis. Any
hypothetical condition may affect the assignment results.) None

Extraordinary Assumptions: (An extraordinary assumption is directly related to a specific assignment and presumes uncertain information to be factual.
If found to be false this assumption could alter the appraiser's opinions or conclusions. Any extraordinary assumption may affect the assignment results.)
Assumption that all physical detail, quality and condition of the Subject is similar on today's inspection date, May 12, 2025 as was on
date of value, February 6, 2025. If the assumptions were to be proven false, that the assignment results could be impacted.

Report Type: Restricted Use Appraisal Report

SCOPE OF WORK

Definition: The scope of work is the type and extent of research and analysis in an assignment. Scope of work includes the extent to which the property is
identified, the extent to which tangible property is inspected, the type and extent of data research, and the type and extent of analysis applied to arrive at
credible opinions or conclusions. The specific scope of work for this assignment is identified below and throughout this report.

Scope of Subject Property Inspection | Data Sources Utilized Approaches to Value Developed

Appraiser: Cost Approach:

Property Inspection: (XJyes [INo [ Jis necessary for credible results and is developed in this analysis
Date of Inspection: 05/12/2025 . (XJ1s not necessary for credible results; not developed in this analysis
Describe Scope of Property Inspection, Source of Area Calculations [J1s not necessary for credible results but is developed in this analysis

and Data Sources Consulted: Interior inspection. I
Sales Comparison Approach:

(X]Is necessary for credible results and is developed in this analysis
Co-Appraiser: [ JIs not necessary for credible results; not developed in this analysis
Property Inspection; (Jyes  [No [_Jis not necessary for credible results but is developed in this analysis
Date of Inspection: B
Describe Scope of Property Inspection, Source of Area Calculations
and Data Sources Consulted:

Income Approach:

[___}ls necessary for credible results and is developed in this analysis

[ Jis not necessary for credible results; not developed in this analysis
(X]1s not necessary for credible results but is developed in this analysis

Additional Scope of Work Comments:

Significant Real Property Appraisal Assistance: [X]None DDisclose Name(s) and contribution:

* NOTICE: The Apprasal insttute publshes thes form for use by apprasers where the appraser deems use of the form appropriate. Depending on the assignment, the appraiser m O i abed tor m thes form.
The Appraisal Instiute makes no representabons, warrantes of guarantees as to, and assumes no responsdility for, the data, analyss or work product provided by the ndmidual appraser(s) in the specic co
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Bryan Mueller ClientFile#: Mueller
;] 18035 Apple Valley Drive Appraisal File#:] 508-25

Built Up Growth Supply &Demand | Value Trend pical Marketing Time
% Under 25% |_JRapid |_IShortage (Jincreasing [_Junder 3 Months
Suburban 25-75% Stable in Balance (X]stable 3-6 Months
Olrura Over 75% [ Jstow (CJover Supply (Opecreasing [_Jover 6 Months

Neighborhood Single Family Profile Neighborhood Land Use Neighborhood Name: Apple Valley
Price Age
540 Low New 1 Family 95 % Commercial % | PUD Condo[_] HOA:$ __ 75.00/ Month
935 High 35 Condo % Vacant 5% | Amenities: Secured access, walking trails,
765 Predominant 20 Muttifamily % % |interior streets.

Market area description and characteristics: Apple Valley is a well established Subdivision/neighborhood located approximately 2 miles east of
the Sonora City Limits. Consists of good to high cost/quality custom built homes with high appeal. Employment base, Government
Center, elementary school, high school, medical & regional shopping all located in Sonora which is the county government seat.

SITE ANALYSIS

Dimensions: |rregular - see attached APN map Area: 0.82 Acres +/-
View: Average Shape: Irregular
Drainage: Appears adequate Utility: Average
'Site Similarity/Conformity ToNélgliborhood ' ‘| Zoning/Deed Restriction
Size: View: Zoning: RE2:MX-SFR. Mobile Covenants, Condition & Restrictions:
[ )Smaller than Typical [ JFavorable homes excluded. (OvYes (XINo [Junknown
Typical Typical Legal [_JNo zoning Documents Reviewed
[ JLarger than Typical [_JLess than Favorable %Legal. non-conforming Oves [XINo
llegal Ground Rent: $ /
Utilitles. 'Off Site Improvements
Electric X | Public |_|Other Street |_|Public X |Private Asphalit
Gas | _|Public X |Other Private Suppliers Alley |_|Public |_|Private None
Water X ]Public [_JOther Sidewalk [ _JPublic |_|Private None
Sewer Public XIOther Private Septic Street Lights Public Private None

Site description and characteristics: Normal P.U.E's and setbacks. No adverse conditions were noted. Seplic systems are the most common
use for sewage disposal within this neighborhood. Considered adequate with no effect to marketability.

HIGHEST AND BEST USE ANALYSIS
PresentUse |_JProposed Use |_|Other

Summary of highest and best use analysis: The Subject fulfills the four tests of highest and best use. The current use is essentially the most
reasonably use that results in the highest value.

* NOTICE: The Appraisal tnstiute publshes this form for use by apptalsers where the appreiser deems use of the form approp Depend:ng on the assig the appraiser may necd (0 provido addzional ¢ata, anaYysis and work product not catied tor i this form.
Tho Apprassal instiuio makes no represeatatons, org asto,and no resp y for, the data, analysis o¢ work product provided by the individual apprasser(s) n the speciic contents of the Al Reports®.
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Client: Bryan Mueller

Client File #: Mueller

Subject Property: | 19035 Apple Valley Drive

Appraisal File #:| 508-25

IMPROVEMENTS ANALYSIS

General Design: Custom No. of Units: One | No. of Stories; One| Actual Age: 27 Effective Age: 12
Existing |__|Under Construction [ |Proposed |1 JAttached [X|Detached | [ ]Manufactured [ IModular
Other:
Exterior Elements | Roofing: Asphalt Composition | siding: Stucco | Windows: Viny! -
[X]Patio | Jpeck [_IPorch [ [X]Pool In ground [ [ Fence
Other;
Interior Elements | Flooring: Carpet/Hardwood | Walls: Sheetrock - | [X]Fireplace # 1 B
Kitchen: [ |Refrigerator  |X]JRange  [XJOven  [X]Fan/Hood [ Microwave [ Jpishwasher | Countertops: Granite
Other: Trash Compactor
Foundation | [X]Crawl Space | [ ]slab | [ ]Basement
Other:
Attic [ INone [X]Scuttle | [Jorop Stair [ Stairway | [_]Finished
Mechanicals HVAC: FWA | Fuel: Propane | Air Conditioning: Central
Car Storage [ |Driveway | [X]Garage 3 Car [ [ ]carport [ [ Finished
Other Elements
Above Grade Gross Living Area (GLA)

Living Dining Kitchen Den Family Rec. Bdrms #Baths Utility Other AreaSq.Ft.
Level 1 1 1 1 1 4 2 1 2128
Level 2 0
Finished area above grade contains: Bedroom(s): 4 Bath(s): 2 GLA: 2,128

Summarize Above Grade Improvements: Granite counters and oak cabinets in kitchen and baths. Hardwood flooring in kitchen and nook area.
In ground swimming pool. Quality and overall condition rated very good.

Below Grade Area or Other Area
Living Dining

Kitchen Den Family Rec. Bdrms #Baths Utility % Finished Area Sq.Ft.

Below Grade
Other Area

Summarize below grade and/or other area improvements:

Discuss physical depreciation and functional or external obsolescence: 27 year old, good quality home. Maintenance and condition is considered
good. Functional utility is average with an efficient layout and ample storage areas. Effective age is comparable to a 12 year old home.

Discuss style, quality, condition, size, and appeal of improvements including conformity to market area: Custom built home of good quality and in good
condition. Conforms with the surrounding properties and uses.

* NOTICE: The Apprasal instiute publishes this form for use by apprasers where the apptaser deems use of
The Appraisal institule makes no representations, warrantes of GUasrariees as to, and assumes na responsbdey
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" [ Client:

Bryan Mueller

ClientFile #:

Mueller

Subject Property:

19035 Apple Valley Drive

Appraisal File #:

508-25

SALES COMPARISON APPROACH

o gg:; L SUI?JECT COMPARISON 1 COMPARISON 2 COMPARISON 3
pple Valley Drive 21727 Apple Hill Dr 16256 Crestridge Avenue 15620 Curtis Circle
Sonora Sonora Sonora Sonora
Proximity to Subject 0.82 miles NE 2.17 miles SE 2.85 miles SE
Dalg St}‘urce.r Subject MLS# 20240010 MLS# 20240593 MLS# 20241298
Velriﬁcallon Inspection Doc# 10701 Doc# 10492 Doc# 8318
@gina] List Price $996,000 $1,100,000 $1,099,000
Final List Price $975,000 $1,100,000 $1,089,000
Sale Price $935,000 $1,000,000 $1,034,000
Sale Price % of Original List 0.00% 93.88%  90.91%  94.09%
Sale Price % of Final List 0.00% 95.90% 90.91% 94.09%
Closing Date 12/02/2024 11/25/2024 09/27/2024
Days On Market 554 DOM 410 DOM 61 DOM
Price/Gross Living Area 0.00 268.60 B 481.70 350.39
DESCRIPTION | DESCRIPTION |  agimen DESCRIPTION | aguhe DESCRIPTION | g
Financing Conventional Conventional Cash
Concessions None None None
Contract Date 10/08/2024 05/27/2024 08/30/2024
Location Apple Valley Apple Valley Ridgewood Curtis Creek
Site Size 0.82 Acres +/- | 2.60 Acres +/- -7,500|2.12 Acres +/- -7,500|2.57 Acres +/- -7,500
Site Views/Appeal Good Good Good Good
Design and Appeal Custom/Good | Custom/Good Custom/Good Custom/Good
Quality of Construction | Good Good Good Good
Age 27 Act/12 Eff 31 Act/12 Eff 28 Act/12 Eff 24 Act/12 Eff
Condition Good Good Good Good
Above Grade Bedrooms | ses 4 3 5,000 3 5,000 3 5,000
Above Grade Baths Balis 2 | pats 3 3,500 | gans 2.5 2,500 25 2,500
Gross Living Area 2,128 54 11 348155 -67,500 2,076 sq 51 0 2,951 51 -41,000
Below Grade Area
Below Grade Finish None None None None
Other Area 495 sq.ft.
None None None ADU -25,000
Functional Utility Average Average Average Average
Heating/Cooling FWA C/Air FWA C/Air FWA C/Air FWA C/Air
Car Storage 3 Car Garage |3 Car Garage 4 Car Garage -7,500 | 4 Car Garage -7,500
Amenities Swimming Pool | None 35,000 | Swimming Pool Swimming Pool
Net Adjustment (total) (v [XI- 31500, [+ [X]- 7500 [+ [XI- 73,500
NetAdj. -3.4% % Net Adj. -0.8% % NetAdj. -7.1% %
Adjusted Sale Price . Gross Adj. 12.7% % 903,500 | Gross Adj.2.3% % 992,500 | Gross Ad).8.6% % 960,500
Prior Transfer History No transfers in | No prior sales/transfers in No prior sales/transfers in No prior sales/transfers in
past 36 months [the past 36 months the past 36 months the past 36 months
Comments and reconciliation of the sales comparison approach: All sales are of the same general quality. Sale One located in the same
immediate neighborhood as the Subject. Sales Two and Three located in nearby, competing neighborhoods. Sale One given most
weight due to location. Say, $925,000.
Indication of Value by Sales Comparison Approach _Nine Hundred Twenty Five Thousand Dollars $ 925,000
* NOTICE: The Apprasal Institute publishes this form for use by appraisers where the appraiser deems use of the form appropriate. Depending on the assignment, the appraser may need to provide adas ala, analysis and work product not caled for in this form
The Appraisal Insteute makes no fepresentaions, warrantes Of guarantees as 10, And assUmes no fesponsity for, the data, analyss or work product peovided by the indnadual appraiser(s) n the specéic s of the Al Reports®
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. ADDENDUM

Borrower: File No.: 508-25
Property Address: 18035 Apple Valley Drive Case No.: Mueller
City. Sonora State: CA 2ip: 95370

Lender: Bryan Mueller

Extra Comments

This §s a Restricted Appraisal Report. Exclusion of the Cost and Income Approach is permitted if the opinion of value is
considered reasonable and credible. Exclusion of the Cost and Income Approaches is typical and acceptable within this
region. It has been determined by this appraiser, that these approaches are not applicable and they are not necessary to
develop a reasonable and credible opinion of value within the scope of this assignment. Competency has been displayed by
this appraiser's "General Certification”, SRA designation, education and experience.

This appraisal report is intended for estate administration use only. The intended user is the client stated within this report.
This report is not intended for any other use or user.

Noted this is not a home inspection. This appraiser only performed a visual inspection of the accessible areas only, and this
appraisal can not be relied upon to disclose conditions and/or defects in the property. All appliances including heating and
cooling systems are assumed to be in salisfactory working condition.

Subject measured by the ANS! Z765-2021 (American National Standards Institute). This is a measuring standard for
measuring, calculating, and reporting gross living area (GLA) and non-GLA areas. GLA for properties in MLS systems and
county assessor records may not be ANS|-compliant, therefore may differ. This appraiser has no knowledge on what method
a MLS listing or assessor used to calculate the GLA. ANSI standards were followed, however the Subject's improvements
were built to full foot dimensions, therefore no decimal was needed. The property has been measured and reported
correctly. This report is ANSI-compliant and acknowledges any contributing value of non-GLA square footage when market
supported.

The value conclusions stated herein are as the effective date as stated in the body of the appraisal and contingent upon the
conditions that are stated in the Appraiser's Certification, which is made part of this appraisal and attached.

THIS REPORT IS SIGNED BY ELECTRONIC SIGNATURES. All electronic signatures on this report have a security feature
maintained by individual passwords for each signing appraiser. No person can alter the appraisal without the exception of
the original signing appraiser.

Addendum Page 1 of 1




Client: Bryan Mueller
ClientFile #:
Subject Property: | 19035 Apple Valley Drive Appraisal File #:

STATEMENT OF ASSUMPTIONS AND LIMITING CONDITIONS

Mueller
508-25

This appraisal is subject to the following assumptions and limiting conditions:

« This report is prepared using forms devploped and copgrighled by the Appraisal Institute. However, the content, analyses, and opinions set forth in this
report are the sole product of the appraiser. The Appraisal Institute is not liable for any of the content, analyses, or opinions set forth herein.

* No relsplonsi_bility is assumed for matters legal in character or nature. No opinion is rendered as to title, which is assumed to be good and marketable.
All existing liens, encqmbrances, qnd assessments have been disregarded, unless otherwise noted, and the property is appraised as though free and
clear, having responsible ownership and competent management.

.| havelexamined the property described herein exclusively for the purposes of identification and description of the real property. The objective of our data
collection is to develop an opinion of the highest and best use of the subject property and make meaningful comparisons in the valuation of the property.
The appraisefs observations and reporting of the subject improvements are for the appraisal process and valuation purposes only and should not be
considered as a warranty of any component of the property. This appraisal assumes (unless otherwise specifically stated) that the subject is structurally
sound and all components are in working condition.

« | will not be required to give testimony or appear in court because of having made an appraisal of the property in question, unless specific arrangements
10 do so have been made in advance, or as otherwise required by law.

» | have noted in this appraisal report any significant adverse conditions (such as needed repairs, depreciation, the presence of hazardous wastes, toxic
substances, etc.) discovered during the data collection process in performing the appraisal. Unless otherwise stated in this appraisal report, | have no
knowledge of any hidden or unapparent physical deficiencies or adverse conditions of the property (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 have assumed that there are no such conditions and make no guarantees or warranties, express or implied. | will not be responsible for any such
conditions that do exist or for any engineering or testing that might be required to discover whether such conditions exist. Because | am not an expert
in the field of environmental hazards, this appraisal report must not be considered as an environmental assessment of the property. | obtained the
information, estimates, and opinions furnished by other parties and expressed in this appraisal report from reliable public and/or private sources that
| believe to be true and correct.

« | will not disclose the contents of this appraisal report except as provided for in the Uniform Standards of Professional Appraisal Practice, andfor
applicable federal, state or local laws.

« The Clientis the party or parties who engage an appraiser (by employment contract) in a specific assignment. A party receiving a copy of this report
from the client does not, as a consequence, become a party to the appraiser-client relationship. Any person who receives a copy of this appraisal report
as a consequence of disclosure requirements that apply to an appraiser’s client, does not become an intended user of this report unless the client
specifically identified them at the time of the assignment. The appraisers written consent and approval must be obtained before this appraisal report can
be conveyed by anyone to the public through advertising, public relations, news, sales, or other media.

« Ifthis valuation conclusion is subject to satisfactory completion, repairs, or alterations, it is assumed that the improvements will be completed competently
and without significant deviation.

f) 1) L)
[X]Market Value Definition (below) [ ] Alternate Value Definition (attached)

MARKET VALUE is defined as the most probable price which a property should bring in @ competitive and open market under all conditions requisite to a fair
sale, the buyer and seller each acting prudently and knowledgeably, and assuming the price is not affected by undue stimulus. Implicit in this definition is the
consummation of a sale as of a specified date and the passing of title from seller to buyer under conditions whereby:

1. buyer and seller are typically motivated,

2. both parties are well informed or well advised and acting in what they consider their own best interests;
3. areasonable time is allowed for exposure in the open market;
4
5

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

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

Source: The Dictionary of Real Estate Appraisal, 5th ed., Appraisal Institute

* NOTICE: The Apprarsal insttute publishes ths form for use by apprasers where I anet deems use of e form te. Depending on the assgnment, the appraser may need fonal data, analyss and work proguct not caled for in thes form
The Apprassal Institute makes no representations, warranbes of guaraniees as 10, and assumes na responsibilay for, the data, analysis or work product provided by the mdvidual appraiser(s) in the speciic contents of I p Al Reporis®
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Client: Bryan Mueller i
: ClientFile# | Muell ]
Subject Property: | 19035 Apple Valley Drive Appraisal File #: 50“3&'295r ]

APPRAISER'S CERTIFICATION

I certify that, to the best of my knowledge and belief:
+ The statements of fact contained in this report are true and correct.

* The rep_urted analy;is, opinions. and conclusions are limited only by the reported assumptions and limiting conditions, and are my personal, unbiased
professional analysis, opinions, and conclusions.

« |have no present (ynless specified below) or prospective interest in the property that is the subject of this report, and | have no (unless specified below)
personal interest with respect to the parties involved.

+ | have no bias with respect to any property that is the subject of this report or to the parties invalved with this assignment.
» My engagement in this assignment was not contingent upon the developing or reporting predetermined results.

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

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

« Individuals who have provided significant real property appraisal assistance are named below. The specific tasks performed by those named are outlined
in the Scope of Work section of this report.
(X] None (] Name(s)
As previously identified in the Scope of Work section of this report, the signer(s) of this report certify to the inspection of the property that is the subject of
this report as follows:

Property Inspected by Appraiser Yes [ JNo
Property Inspected by Co-Appraiser (] Yes ~ [_JNo

« Services provided, 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: (X] None Specify services provided:

ADDITIONAL CERTIFICATION FOR APPRAISAL INSTITUTE MEMBERS, CANDIDATES AND PRACTICING AFFILIATES

Appraisal Institute Designated Member, Candidate, or Practicing Affiliate Certify:

+ The reported analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity with the requirements of the Code of
Professional Ethics and the Standards of Professional Appraisal Practice of the Appraisal Institute.

+ The use of this report is subject to the requirements of the Appraisal Institute relating to review by its duly authorized representatives.

APPRAISERS SIGNATURES

APPRAISER: CO-APPRAISER:

Signature WM Signature

Name Michael D. Daﬁ'rbatné(SRA Report Date 05/15/2025 | Name ___ Report Date

() Trainee [ ) Licensed [_] Certified Residential [X] Certified General | (] Trainee (7] Licensed (] Certified Residential [_] Certified General
License # AG018277 State CA License # State

Expiration Date 04/18/2027 Expiration Date

*NOTICE: The Apprass hes i oo s by pprisrs where e g ceems usecf i frm agproprian Depending on e aSSITT:, e appraser otk preduct not calied

The Apprarsal Insttute makes r RANOTS, WAITANESS Of QUATArtes as 10, AN3 AU nevsiity for, the dat NaNSS Cr work product provided by the indsdual appe
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R MULTI-PURPOSE SUPPLEMENTAL ADDENDUM Mueller
FORFEDERALLY RELATED TRANSACTIONS 508-25

BotroweriClient

Ptoperty Address 18035 Apple Vallay Orive

City Sonora County Tuolumane i
Lender Bryan Mueller — Lecode 99270

This Multi-Purpose Supplemental Addendum for Federall i i i
S | { y Related Transactions was designed to provide th i i -
venient way to comply with the current appraisal standards and requirements of the Federgl Depospil ln'suera‘n:ea%%rr?:lea't::lr:h(:oclg

the Office of i i Ce 4
and the Federt:'enigrenrglevloller of Currency (OCC), The Office of Thrift Supervision (OTS), the Resolution Trust Corporation (RTC)

This Muiti-Purpose Supplemental Addendum is foruse with any appraisal. Only those
statements which have been checked by the appraiserapply to the prgzeny belng zppraised.

f PURPOSE & FUNCTION OF APPRAISAL

The purpose of the appraisal is to estimate the markel value of the subject properly as defined herein. The function of the appraisal is
to assist the above-named Lender in evalvuating the subject property for lending purposes. This is a federally related uansacligg.

F EXTENT OF APPRAISALPROCESS

&

The appraisal is based on the information gathered by the appraiser from public records, other identilied sources, inspection of the
subject property and neighborhood, and selection of comparable sales within the subject market atea. The original éourge of the com.
parables is shown in the Data Source saction of the market grid along with the source of conlirmation, if available. The original source
Is presented tirst. The sources and data are considered reliable. When contlicting information was provided, the source deemed mosl
refiable has been used. Data believed to be vnreliable was not included in the report nor used as a basis for the value conclusion.

The Reproduction Costis based on
supplemented by the appraiser's knowledge of the local market.

Physical depreciation is based on the estimated effective age of the subject property. Functional andfor external depreciation, it
present, is specifically addressed in the apEralsal report or other addenda. In estimating the site value, the appraiser has relied on
personal knowledge of the local market. This knowledge is based on prior and/or current analysis of site sales and/or absiraction of site
values from sales of improved properties.

The subject property is located in an area of primarily owner-occupied single family residences and the Income Approach is not consi-
dered to be meaningful. For this reason, the Income Approach was notused.

The Estimated Market Rent and Gross Rent Multiplier utilized in the Income Approach are based on the appraiser's knowledge of the
subject market area. The rental knowledge is based on prior and/or current rental rate surveys of residential properties. The Gross Rent
Multiplier is based on prior and/or current analysis of prices and market rates lor residenlial properties.

Forincome producing properties, actual rents, vacancies and expenses have been reported and analyzed. They have been used to pro-
ject future rents, vacancies and expenses.

fd SUBJECT PROPERTY OFFERING INFORMATION

According to Tuolumne County Multiple Listing Service the subject property;
has notbean offered for sale in the past: )30 days (XJ1year [ J3years [_JOther
is currently offered for sale for $
was offered for sale within the past: [ J30days (OJ1year ([(J3years [JOther for $
Ofifering information was considered in the final reconciliation of value.
Offering information was not considered in the final reconciliation of value.
Offering information was notavallable. The reasons for unavailability and the steps laken by the appraiser are explained later in
this addendum.

FE SALES HISTORY OF SUBJECT PROPERTY

O 00 0A0

According to Tuolumne County Multiple Listing Service the subject property:
has nottransferred in the past 1 year 3 years Othet
has transferred in the past 1 year 3 years Other

All prior sales which have occurred in the pas! months or years are listed below and reconciled to the appraised value,
either in the body of the report or in the addenda.

Date Sales Price Document# Seller Buyer

M FEMAFLOODHAZARDDATA

Subject property is not located in a FEMA Special Flood Hazard Area.
Subject property is located In a FEMA Special Flood Hazard Area.

Zone FEMA Map/Panal# Map Date NameofCommunity
Zone X 060411-08109C0589C 04/1612009 Apple Valley

(X) The community does not participate in the National Flood Insurance Program,
] The community does participate in the Nalional Flood Insurance Program.

It is covered by a regular program.

liis covered by an em ergency program.

Producad using ACI sottmare, 000.234.9T27 waw.acmed com mpsedd



Mueller
508-25

CURRENT SALES CONTRACT

The subject property is currently notunder contract.

The contr i i i i
contractand/or escrow instructions were notavailable forreview. The unavailability of the contract is explained later

(L) The contract and/or escrow instructions were reviewed.The following summarizes the contract: RN RArN

ContractDate AmendmentDate ContractPrice Seller

The contract indicated that personal property was notincluded in the sale
The contractindicated that personal property was included. It consisted of

Estimated contributory value is §

Personal property was notincluded in the final value estimate.
Personal property was included in the final value estimate.

The contract indicated no financing concessions or other incentives,
The contract indicated the following concessions or incentives:

If concessions or incentives exist, the com parables were checked for similar concessions and appropriate adjusiments were made, if applicable,
50 that the final value conclusion is in compliance with the Market Value defined herein.

MARKET OVERVIEW

0 0000 00

ps

2 ___months is considered a reasonable marketing period for the subject property based on Tuolumne County Multiple Listing
Data.

EH ADDITIONAL CERTIFICATION

The Appraiser certifies and agrees that:

(1) Their analyses, opinions and conclusions were developed, and this report was prepared, in conformity with the Uniform Standards of Professional
Appraisal Practice ("USPAP"), except that the Departure Provision of the USPAP does notapply

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

(3) This appraisal assignment was not based on the requested minimum valuation, a specific valuation, or the approval ot a loan.

[ ADDITIONAL (ENVIRONMENTAL)LIMITING CONDITIONS

The value estimated s based on the assumption that the property is not negatively affected by the existence ot hazardous substances ot detrimental

environmental conditions unless otherwise stated in this report. The appraiser is not an expertin the identification of hazardous substances of detrimental

environmental conditions. The appraiser's routine inspection of and inquiries about the subject property did not develop any information thatindicated
any apparent significant hazardous substances or detrimental environmental conditions which would affect the property negatively unless otherwise stated
in this report, Itis possible that tests and inspections made by a qualified hazardous substance and environmental expert would reveal the existence of
hazardous substances or detrimental environmental conditions on or around the property that would negatively affect its value.

B ADDITIONAL COMMENTS

Appraiser's Signature ; ‘ :M Effective Date February6, 2025
Appraiser's Name (print) Michael D..Dam er, SRA  Phone#( ¥ Date Prepared 05/15/2025
State CA (Jticense X | Certification # AG018277 B Tax ID #

B CO-SIGNING APPRAISER'S CERTIFICATION

[] The co-signing appraiser has personallyinspected the subject property, both inside and out, and has made an exterior inspection of all
comparable sales listed in the report. The report was prepared by the appralser under direct supervision of the co-signing appraiser. The
co-signing appraiser accepts responsibility for the contents of the report including the value conclusions and the limiting conditions, and confirms
that the certifications apply fully to the co-signing appraiser

D The co-signing appraiser has notpersonally inspected the interior of the subject property and:

[ ] has notinspected the exterior of the subject property and all comparable sales listed in the report.

g has inspected the exterior of the subject property and all comparable sales listed in the report
The report was prepared by the appraiser under direct supervision of the co-signing appraiser. The co-signing appraiser accepts responsibility for
the contents of the report, including the value conclusions and the limiting conditions, and confirms that the certifications apply fully to the co-signing
appraiser with the exception of the certification regarding physical inspections. The above describes a level of inspection performed by
co-signing appraiser

D The co-signing appraiser's level of inspection, involvementin the appraisal process and certification are covered elsewhere in the addenda section
of this appraisal.

Il CO-SIGNIN

G APPRAISER'S SIGNATURE & LICENSE/CERTIFICATION

Co-Signing
Appraiser's Signature Effective Date
Appraiser's Name (print) Phone # ( | Date Prepared

State [JLicense | Certification # Tax ID #
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SUBJECT PROPERTY PHOTO ADDENDUM

File No.: 508-25

Borrower:
Property Address: 19035 Apple Valley Drive Case No.: Mueller
City: Sonora State: CA e ___Zip: 95370 .

Lender: Bryan Mueller

FRONT VIEW OF
SUBJECT PROPERTY

Appraised Date: February 6, 2025
Appraised Value: $ 925,000

REAR VIEW OF
SUBJECT PROPERTY

STREET SCENE




INTERIOR PHOTOS

Lender: Bryan Mueller

Borrower: File No.: 508-25
Property Address: 19035 Apple Valley Drive Case No.: Mueller
City: Sonora Slate: CA Zip: 85370

Kitchen

Comment:

Living Area

Description:
Living Room

Comment:

Bathroom

Description:
Master Bathroom

Comment:

PIoCuceT wting ACISoMeare. 150334 8737 www acweb




Borrower:

BATHROOM PHOTOS

Propeity Address: 19035 Apple Valley Drive

File No.: 508-25

City: Sonora

Case No.: Mueller

Lender: Bryan Mueller

State: CA Zip: 85370

Main Bathroom

Comment:

Comment:

Comment:

Prodecad wieg ACHaeNware. 000 214 H77T wwe dsimek con

NTIRATHE 08183022




INTERIOR PHOTOS

Borrower: File No.: 508-25
Property Address: 19035 Apple Valley Drive Case No.: Mueller
City: Sonora State: CA i Zip: 95370

Lender: Bryan Mueller

Dining Room

Comment:

Other

Comment:
Nook

Master Bedroom

Comment:

INTIAR CRT820L2

Praducas Lang AC!ea'tmar. 890234 8137 wiw AEwHD o




INTERIOR PHOTOS
gorruwer:Ad . _ File No.: 508-25
Cflc‘lfs.]es-r}:vnor:ress, 19035 Apple Valley Drive Case No.: Mueller
i State: CA ip:
Lender: Bryan Mueller £ asaro

Bedroom

Comment:

Bedroom

Comment:

Bedroom

Comment:

INTIAR CB153012

Froduged using AC|ecfiware, GO0 704 8727 www aciweb com




INTERIOR PHOTOS

Borrower:

File No.: 508-25

Propesty Address: 19035 Apple Valley Drive

Case No.: Mueller

City: Sonora

State: CA

Zip: 95370

Lender: Bryan Mueller

Utility Room

Comment:

Den

Comment:

Comment:

ST TFETH]

Tradered wang ACI 3w are, B00 136 8727 www aimes om



SUBJECT PHOTO ADDENDUM

Borrower: File No.: 508-25
Prope'rty Address: 19035 Apple Valley Drive Case No.: Mueller
City: Sonora State: CA Zip: 95370

Lender: Bryan Mueller

In ground swimming pool

ced Lamg ACIsaltwate, W00 254 NTET www ACiweb com




COMPARABLE PROPERTY PHOTO ADDENDUM

Bolro:wer: File No.: 508-25
P!operlv Address: 19035 Apple Valley Drive Case No.: Mueller
City: Sonora State: CA ) Zip: 85370

Lender: Bryan Mueller

COMPARABLE SALE #1

21727 Apple Hill Dr
Sonora

Sale Date: 12/02/2024
Sale Price: $ 835,000

COMPARABLE SALE #2

16256 Crestridge Avenue
Sonora

Sale Date: 11/25/2024
Sale Price: $ 1,000,000

COMPARABLE SALE #3

15620 Curtis Circle
Sonora

Sale Date: 09/27/2024
Sale Price: $ 1,034,000




FLOORPLAN SKETCH

Borrower:

File No.: 508-25

Property Address: 19035 Apple Valley Drive

Case No.: Mueller

City: Sonora

State: CA

Zip: 95370

Lender: Bryan Muelier

o Swimming Pool
/
Patio Area . o
Y
29 -
Nook Master
fip
Bed 4]
o~
Bed
. = £ o
Living Rocm 25 3 ¥
3238
Kitchen 2z
3§ Bath
-3
Dining Room g
Bed 9 Den
3 Car Garage b
( Bad
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270 Barretta Street, Ste. O, Sonora, CA 95370



ASSESSOR PARCEL MAP

508-25

File No.:

Boriower:

Case No.: Mueller

Zip: 95370

State: CA

Property Address: 19035 Apple Valley Drive

City: Sonora

Lender: Bryan Mueller
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LOCATION MAP
Boitower: File No.: 508-25
Property Address: 19035 Apple Valley Drive Case No.: Mueller
City: Sonora State: CA Zip: 95370
Lender: Bryan Mueller
Cedar Ridge
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Business, Consumer Services & Housing Agency

BUREAU OF REAL ESTATE APPRAISERS
REAL ESTATE APPRAISER LICENSE

Michael D. Dambacher

has successfully met the requirements for a license as a residential and commercial real estate appraiser in the
State of California and is. therefore, entitled to use the title;

“Certified General Real Estate Appraiser”

This license has been issued in accordance with the provisions of the Real Estate Appraisers' Licensing and |
Certification Law. '

BREA APPRAISER IDENTIFICATION NUMBER:  AG 018277

Effective Date:  April 19,2025
Date Expires: April 18, 2027

ol

Angela Jémn@/ Bureau Chief, BREA

3080827
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pambacher Appraisal Services
Michael D. Dambacher, SRA

Mueller
File No. 508-25

R RNRRRNAR lN V o 'c E whAREARNE

File Number: 508-25 May 15, 2025

Bryan Mueller

19035 Apple Valley Drive

Sonora, CA 95370

Invoice # : §08-25

Order Date : April 28, 2025

Reference/Case #: Mueller

Single Family Residence - Form Al1-200.04

19035 Apple Valley Drive

Sonora, CA 95370
Single Family Residence - Form Al-200.04 $ 550.00

$

Invoice Total $ 550 00
Deposit (s §50.00 )
Amount Due $ 0.00

Paid in Full. Thank you for your business.

270 Barratta Street, Ste. D, Sonora, CA 95370




