APPRAISAL
REPORT ON
Pierce Property
1341 Greenlee Road
Rutledge, Tennessee 37861
FOR
Mountain Commerce Bank
Attn: Mr. Brad Pollock
121 Boone Ridge Drive, Suite 1002
Johnson City, Tennessee 37615
Effective Date of Value: December 19, 2019
Date of Report: January 15, 2020
BY
TODD B. THURMAN, MAI, AI-GRS (CG#2289, TN)
THURMAN APPRAISAL GROUP
11305 GATES MILL DRIVE
KNOXVILLE, TENNESSEE 37934

January 15, 2020

Mountain Commerce Bank
Attn: Mr. Brad Pollock
121 Boone Ridge Drive, Suite 1002
Johnson City, Tennessee 37615
Re:

Pierce Property
1341 Greenlee Road
Rutledge, Tennessee 37861

Dear Mr. Pollock:
As requested, I have inspected the above referenced property and completed an analysis in an
Appraisal Report format for the purpose of developing a market value opinion of the fee simple
estate.
The intended use of this report is to assist Mountain Commerce Bank in collateral valuation for
loan processing with regards to the property identified above. The intended user of this report
is Mountain Commerce Bank with no other intended users identified. No personal property or
furniture, fixtures and equipment are included in the value opinion.
The data relevant to the value of the property is organized in the enclosed report. The report
has been prepared in conformity with the Uniform Standards of Professional Appraisal Practice,
as well as the Code of Professional Ethics and Standards of Professional Practice of the
Appraisal Institute.
In my opinion, the market value of the fee simple estate in the above referenced property in its
“as is” condition and subject to the assumptions and limiting conditions contained within this
report, as of December 19, 2019 is:
$240,000 1
TWO HUNDRED FORTY THOUSAND DOLLARS
Thank you for the opportunity to provide this appraisal. If, after reading the attached report,
you should have any questions or comments; please do not hesitate to call.
Respectively Submitted,

Todd B. Thurman, MAI, AI-GRS (CG# 2289)
State Certified General Real Estate Appraiser
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Please see extraordinary assumption
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CERTIFICATE OF APPRAISER
I certify that, to the best of my knowledge and belief:
•

The statements of fact contained in this report are true and correct.

•

The reported analyses, opinions, and conclusions are limited only by the reported assumptions and limiting
conditions, and are my personal, impartial and unbiased professional analyses, opinions, and conclusions.

•

I have no present or prospective interest in the property that is the subject of this report, and I have no
personal interest with respect to the parties involved.

•

I have no bias with respect to the property that is the subject of this report or to the parties involved with
this assignment.

•

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

•

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

•

I completed an appraisal on the subject property in March 2017. I have not completed any other 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.

•

My analysis, opinions, and conclusions were developed, and this report has been prepared, in conformity
with the Uniform Standards of Professional Appraisal Practice and with the provisions of Title 12, Code of
Federal Regulations Part 1608 - Appraisals.

•

I have made a personal inspection of the property that is the subject of this report.

•

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

•

The subject appraisal assignment was not based on a requested minimum valuation, a specific valuation, or
the approval of a loan.

•

To the best of my knowledge and belief, 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 Practice of the Appraisal Institute.

•

No one provided significant real property appraisal assistance to the person signing this certification.

•

As of the date of this report, I Todd Thurman, MAI, AI-GRS, have completed the continuing education
program for Designated Members of the Appraisal Institute.

Todd B. Thurman, MAI, AI-GRS (CG# 2289)
State Certified General Real Estate Appraiser
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ASSUMPTIONS AND LIMITING CONDITIONS
This appraisal report has been made with the following general assumptions:
1.
No responsibility is assumed for the legal description or for matters including
legal or title considerations. Title to the property is assumed to be good and
marketable unless otherwise stated.
2.
The property is appraised free and clear of any and all liens or encumbrances
unless otherwise stated.
3.
Responsible ownership and competent property management are assumed.
4.
The information furnished by others is believed to be reliable. However, no
warranty is given for its accuracy.
5.
All engineering is assumed to be correct. The plot plans and illustrative material
in this report are included only to assist the reader in visualizing the property.
6.
It is assumed that there are no hidden or unapparent conditions of the property,
subsoil, or structures that render it more or less valuable. No responsibility is
assumed for such conditions or for arranging for engineering studies that may be
required to discover them.
7.
It is assumed that there is full compliance with all applicable federal, state, and
local environmental regulations and laws unless noncompliance is stated,
defined, and considered in the appraisal report.
8.
It is assumed that all applicable zoning and use regulations and restrictions have
been complied with, unless a nonconformity has been stated, defined, and
considered in the appraisal report.
9.
It is assumed that all applicable licenses, certificates of occupancy, consents, or
other legislative or administrative authority from any local, state, or national
government or private entity or organization have been or can be obtained or
renewed for any use on which the value estimate contained in this report is
based.
10.
It is assumed that the utilization of the land and improvements is within the
boundaries or property lines of the property described and that there is no
encroachment or trespass unless noted in the report.
11.
It is assumed that the property is not affected by any detrimental environmental
conditions considered hazardous including air, water, soil, or subsoil condition.
The appraiser is not trained to identify these conditions.
12.
Acceptance and or use of this report constitutes the acceptance of the data and
models used in the valuation analysis section of this report.
13.
The projections included in this report are utilized to assist in the valuation
process and are based on current market conditions, anticipated short term
supply and demand factors, and a continued stable economy. Therefore, the
projections are subject to changes in future conditions that cannot be accurately
predicted by the appraiser and could affect the future income or value
projections.
Pierce Property – 201912020
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14.

15.

On all appraisals, subject to satisfactory completion, repairs, or alterations, the
appraisal report and value conclusion are contingent upon completion of the
improvements in a workmanlike manner.
The value estimated in this report is based on the assumption that the property is
not negatively affected by the existence of hazardous substances or detrimental
environmental conditions. The appraiser is not an expert in the identification of
hazardous substances or detrimental environmental conditions. The appraiser's
routine inspection of and inquiries about the subject property did not develop
any information that indicated any apparent significant hazardous substances or
detrimental environmental conditions which affected the property negatively. It
is possible that tests and inspections made by a qualified hazardous substance
and environmental expert would reveal the existence of hazardous materials and
environmental conditions on or around the property that would negatively affect
its value.

This appraisal report has been made with the following general limiting conditions:
1.
The distribution, if any, of the total valuation in this report between land and
improvements applies only under the stated program of utilization. The
separate allocations for land and buildings must not be used in conjunction with
any other appraisal and are invalid if so used.
2.
Possession of this report, or a copy thereof, does not carry with it the right of
publication. It may not be used for any purpose by any person other than the
party to whom it is addressed without the written consent of the appraiser, and
in any event only with proper written qualification and only in its entirety.
3.
The appraiser herein by reason of this appraisal is not required to give further
consultation, testimony, or be in attendance in court with reference to the
property in question unless arrangements have been previously made.
4.
Neither all nor any part of the contents of this report (especially any conclusions
as to value, the identity of the appraiser, or the firm with which the appraiser is
connected) shall be disseminated to the public through advertising, public
relations, news, sales, or other media without the prior written consent and
approval of the appraiser.
5.
Any value estimates provided in the report apply to the entire property, and any
proration or division of the total into fractional interests will invalidate the value
estimate, unless such proration or division of interest has been set forth in the
appraisal.
6.
The forecast, projections, or operating estimates contained herein are based upon
current market conditions, anticipated short-term supply and demand factors,
and a continued stable economy. These forecasts are, therefore, subject to change
in future conditions.

Pierce Property – 201912020
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PRESENTATION OF DATA
Client:

Mountain Commerce Bank
Attn: Mr. Brad Pollock
121 Boone Ridge Drive, Suite 1002
Johnson City, Tennessee 37615

Appraiser:

Todd B. Thurman, MAI, AI-GRS,
CG #2289
Thurman Appraisal Group
11305 Gates Mill Drive
Knoxville, Tennessee 37934

Subject:

Pierce Property
1341 Greenlee Road
Rutledge, Tennessee 37861

Owner of Record:

Randall Pierce

Map/Parcel:

069/049.00, 066.01 and 066.02

Deed Reference:

354/255, 258, 261

Property Taxes (County):

$637.07

Highest and Best Use:

Agricultural/Rural Residential

Purpose of the Appraisal:

Develop an opinion of market value in
terms of cash or of financing terms
equivalent to cash, as defined by the
Office of the Comptroller of the
Currency (12 CFR Part 34 Section 34.42
(f), of the fee simple estate of the
property identified above.

Sales History:

The property shows no arm’s length
transfers of ownership in the past three
years per public records. The property
also does not appear to have been listed
for sale in the past year. The property
does show a quit claim transfer from
Randall and Cindy Pierce to Randall
Pierce on November 19, 2015. This is a

Pierce Property – 201912020
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family transfer following a divorce.

DEFINITION OF MARKET VALUE
Market Value is defined by the Office of the Comptroller of the Currency (12 CFR Part
34 Section 34.42 (f)) as follows:
“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 and knowledgeably, assuming that 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. A reasonable time is allowed for exposure in the open market;
4. Payment is made in terms of cash in U. S. dollars or in terms of
financial arrangements comparable thereto; and
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.” 2
Market value “as is” can be defined as:
“The estimate of the market value of real property in its current physical condition, use,
and zoning as of the appraisal date. (Proposed Interagency Appraisal and Evaluation
Guidelines, OCC-4180-33-P 20%)” 3

2
3

(12 C.F.R. Part 34.42(g); 55 Federal Register 34696, August 24, 1990, as amended at 57 Federal Register 12202, April 9,
1992; 59 Federal Register 29499, June 7, 1994)
The Dictionary of Real Estate Appraisal, Fifth Edition
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Intended Use and Users of Appraisal:

This intended use of this appraisal
report is to assist Mountain Commerce
Bank in collateral valuation for loan
processing. Mountain Commerce Bank
is the intended user of this report. No
other intended users are identified.

Interest Valued:

Fee Simple

Current Use of Property:

Agricultural; rural residential

Use of Property Reflected in Report:

Agricultural; rural residential

Personal Property Considered:

The subject is improved with a 31’X64’
mobile home. This structure is
considered personal property and is not
included in this appraisal.

Hypothetical Conditions:

None

Extraordinary Assumptions:

The client requested an exterior only
inspection from the roadway. Property
specific details are mainly taken from a
prior appraisal in 2017 in which a full
inspection was completed. Specific
details of the are assumed to be the
same as at the time of the prior
appraisal. Changes to this assumption
could impact the value conclusion and
the right is reserved to amend this
report should changes arise.

Effective Date of Value Opinion:

December 19, 2019

Date of Report:

January 15, 2020

Pierce Property – 201912020
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SCOPE OF WORK
The client for this report is Mountain Commerce Bank. The client is also the intended
user with no other intended users identified. The intended use of this appraisal is for
collateral valuation for loan processing. This report will deliver a market value opinion
of the fee simple estate as of December 19, 2019.
The appraisal of the subject property included communications with Mr. Brad Pollock
of Mountain Commerce Bank. The appraisal also included an exterior inspection of the
subject from the public roadway. The communications with Mr. Pollock were
conducted to determine the scope and type of appraisal report needed. Mr. Pollock
asked for a market value opinion of the property with only a “drive-by” inspection.
The exterior inspection from the roadway was conducted to facilitate the collection of
data necessary for the completion of this report. Specific details regarding the subject
were taken from a prior appraisal in 2017 as well as from public records. The property
was photographed from the street as of the effective date of this report. Additional
photographs were taken at the time of the prior appraisal in 2017. Please see
extraordinary assumption related to the level of inspection and property details.
Information on the taxes of the subject property, transactions of the subject property,
zoning, etc. were compiled from the Grainger County Courthouse or from online
sources. Sales of comparable vacant properties were taken from the Grainger County
Property Assessor’s Office, Courthouse Retrieval Service or area Multiple Listing
Services. Local and regional real estate appraisers and agents were also contacted as a
source of information regarding types of properties similar to that of the subject. The
result of this research was the collection of market data concerning sales of comparable
vacant properties in the Grainger County area.
All three approaches to value were considered, but only the Sales Comparison
Approach was applied. The Cost and Income Capitalization Approaches are not
considered applicable or necessary to produce credible results in this assignment. The
subject is vacant land as the mobile home is considered personal property and not
included in this report. Therefore, the Cost Approach was excluded. The market area
also revealed very limited land lease information from comparable properties in the
subject’s general market area. This approach is also not reflective of the actions of
market participants for this property type.

Pierce Property – 201912020
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AREA ANALYSIS
Geography and Transportation
Grainger County is in eastern Tennessee approximately 17 miles northeast of Knoxville.
The county is bordered by Claiborne and Hancock Counties to the North, Jefferson and
Knox County to the South, Union County to the West and Hawkins and Hamblen
Counties to the East.
The topography of the area consists of
a series of ridges and valleys running
through the county with mountainous
regions in the eastern and southern
portion of the county. Cherokee Lake
borders the western side of the county.
The Knoxville McGhee Tyson Airport
is in Alcoa approximately 50 miles to
the southwest. The airport is located
on Highway 129 just off Highway 411
in Maryville. A small local airport
located in Morristown also serves the county’s air travel needs. Moore-Murrell airport
is located 22 miles from Rutledge and has a 5,700-foot asphalt runway.
Social
The population of Grainger County has shown steady increases over time. The 2000
Census showed the population as 20,650. This increased 22,721 in 2010 and the
estimated 2017 population is 23,144.
Population

Grainger County

2000
20,650

2010
22,721

%
Change
10.03%

2017
23,144

%
Change
1.86%

Source: US Census

Educational facilities in the county are adequate and include proximity to 4-year
colleges, Carson Newman College in Jefferson City and the University of Tennessee in
Knoxville. The county has six elementary schools, one middle school and two high
schools. Approximately 78.60% of adults in Grainger County have a high school
diploma or higher and 11.40% have a bachelor’s degree or higher.
Recreational facilities are abundant as Cherokee Lake borders the western side of the
county. Recreational facilities to the county include five parks, one golf course, one
Pierce Property – 201912020
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swimming pool and one country club. Cherokee Lake offers camping, hiking, fishing,
biking, horseback riding ATV trails, caverns, etc.
Communication facilities include local radio and newspaper with Knoxville TV service.
The county includes two radio stations, all major television networks, and cable service
through Charter. The area is serviced by AT&T and Frontier phone company.
Governmental
Grainger County is operated by a county mayor and commissioners from the county’s
civil districts. The city of Rutledge is the county seat and serves as the location of the
county courthouse and most county elected offices. Municipal services include garbage
collection, police, and fire service. The town of Rutledge is operated by a mayor and
alderman format. The city is serviced by a police department and volunteer fire
department.
Economic
Economic Indicators
Sep-19 Sep-18
Unemployment

3.30%

Per Capita Income

3.60%

$32,317

Source: Department of Labor and Workforce
Development

According to the Department of Labor and
Workforce Development, the unemployment rate
for September 2019 was 3.3%, which is down from
3.8% in August 2019 and from 3.60% in September
2018. The civilian labor force for September 2019
was 9,759. Personal income per capita is listed as
$32,317, with a median household income of
$40,088, also according to the Department of Labor
and Workforce Development.

Historically, a rural mountainous and agricultural area, Grainger County has changed
significantly over time. The Tennessee Valley Authority played a significant role in
Grainger County's development from 1933 to present. Local projects included flood
control with the development of Cherokee Lake.
Industry has been relatively a recent development in Grainger County. Historically, the
area has been composed of residential uses with employment being in nearby
Knoxville.
Grainger County has 278 establishments in all industries with retail trade having 49 of
these firms. The average annual wage for all industries is $36,295. The highest wage is
in the professional, scientific and technical services sector with $97,087.

Pierce Property – 201912020
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Major county employers include the Grainger County School District with 500
employees, Clayton Homes, Inc. with 210 employees, Grainger County with 200
employees, Sexton Furniture Manufacturing, LLC with 150 employees, and Ridgeview
Terrace with 130 employees.

Conclusion
The average unemployment rate for Grainger County tends to be stable with a slight
increasing trend. The most current jobless rate of 3.30% is only slightly higher than the
state's average rate of 3.10% for September 2019.
Current trends indicate a stable market environment with a steady increase in new jobs
created. The expansion of recreational amenities associated with Cherokee Lake may
enhance residential and commercial development in Grainger County.

Pierce Property – 201912020
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Future growth of Grainger County will be tied to the health of the State and National
economies as well as the regional health of industry in Knox County, a major source of
employment for Grainger County residents.

Pierce Property – 201912020
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AREA MAP
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NEIGHBORHOOD ANALYSIS
According to The Dictionary of Real Estate Appraisal, fifth edition, a neighborhood is "a
group of complementary land uses." The neighborhood provides the framework within
which the property is valued.
There are four forces which effect value. These forces are social, economic,
governmental and environmental. The purpose of a neighborhood data analysis section
is to determine how these four forces impact the value of the subject property within
the confines of the subject's defined neighborhood.
The subject property is in the
southeastern portion of Grainger
County near the Jefferson County line.
The property is located on the north
side of Greenlee Road, approximately
1.50 mile west of Lakeshore Drive.

Neighborhood Proximity
Identification

Distance from subject

Highway 92 ............................... 4.0 miles West
Central Point Road ................. 1.0 miles North
Lakeshore Drive........................... 1.5 mile East
Downtown Rutledge ............... 4.5 miles north
Neighborhood Shopping .................1-10 miles
Schools .................................... 1-10 miles north
Employment Centers........................5-50 miles
Parks & Recreational Facilities ........2-25 miles
Regional Airport ........................... 50 miles SW

The subject property's neighborhood is
bound to the north by Central
Point/Perrin Hill Road, to the south
and east by Lakeshore Drive and to the
west by Highway 92. The
neighborhood is approximately a 1.00
to 3.00-mile radius of the subject. This
report will also consider transactions of comparable properties outside of the subject
neighborhood. This will be necessary due to a lack of adequate comparable information
within the subject property neighborhood.
The subject neighborhood’s life cycle can be classified as being in the stability stage.
This stage is defined as "a period of equilibrium without marked gains or losses" (The
Appraisal of Real Estate). The subject property is in an area of rural residential and
agricultural properties, as well as single family residential dwellings. The area has seen
little new development over the past 10 years.
The area of greatest development is located south of the subject in Jefferson City,
approximately 11-12 miles south of the subject. This area is more commercially
developed and includes Carson Newman College, a four-year liberal arts educational
facility. There is an array of retail, restaurant and commercial properties in Jefferson
City. Although Jefferson City has seen limited new commercial development, there has
been some new residential development in the area.

Pierce Property – 201912020
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Access from Interstate 40 is provided via the Jefferson City exit (Highway 92), north
into Grainger County, to a right onto Lakeshore Drive, left onto Spoon Hollow Road,
right onto Kidwell Road and right onto Greenlee Road where the property is located on
the left.
The subject is in relatively proximity to supporting facilities (shopping, schools,
residential development and employment), linkages of surrounding properties are
average and continued stability, under normal economic conditions, is expected. There
are no unfavorable conditions present in the subject neighborhood that would impact
market value of the property.

Pierce Property – 201912020
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NEIGHBORHOOD MAP
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SITE DATA
Site Size:

48.27 acres or 2,102,641 SF per warranty
deeds. The subject is three contiguous
parcels that will be considered as one
for purposes of this report.
Based on aerial photographs and the
prior site inspection, the property
appears to be approximately 70%
cleared land with the remainder
wooded or in low undergrowth. A good
portion of the pastureland is located
under a TVA transmission line
easement.

Soil Type:

DtE, DeC2, MnD and DtD – based on
the soil survey of Grainger County from
the USDA and the NRCS only DeC2
(15%) is moderately suitable for row
crops. The other soils are noted as being
poorly suited or unsuitable for row
crops. Approximately 10 acres +/- of the
subject is DeC2.

Shape:

Irregular

Dimensions:

Irregular

Topography:

Rolling to sloping

Road Frontage:

The subject has approximately 620 feet
of frontage on the north side of Greenlee
Road. Parcel 049.00 does not have direct
road frontage but is accessible from
parcel 066.02.

Easements/Encroachments:

The property is traversed by a TVA
transmission line easement. This
easement appears to impact a large
portion of the northern portion of
parcels 066.01 and 066.02 and the
southern portion of 049.00. No other
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adverse easements or encroachments
were visible or apparent during the
inspection.
Off-Site Improvements:

Asphalt roadway; public maintained

On-Site Improvements:

The property is improved with a mobile
home. This is considered personal
property and was not included in this
report. The only other improvement on
site is a gravel driveway to the mobile
home and back to the fields in the
northern portion of the property.

Available Utilities:

Only public electricity is available. A
well is also located on site and was
operational per the property contact at
the time of the prior appraisal. The
property has two wells. The depth of the
wells nor the water quality is known.
Sewage disposal is by a septic system
which is typical for the immediate area.

Zoning:

Grainger County does not have zoning
regulations in unincorporated areas. The
subject’s current use appears to be
consistent with surrounding properties
due to its rural residential/agricultural
usage.

Flood Map:

The property is not located in a flood
hazard area as evidenced by FEMA
maps 47057C 0225C, Zone X dated
December 16, 2008.

Pierce Property – 201912020
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PLAT MAP

Parcel 049.00

Parcel 066.02

Parcel 066.01
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FLOOD MAP
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PHOTOGRAPHS OF THE SUBJECT PROPERTY – current exterior
inspection

Front View (Mobile Home not included in Appraisal)
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PHOTOGRAPHS OF THE SUBJECT PROPERTY – from prior appraisal

Front View Mobile Home (Not Included in Appraisal)

Land View and Transmission Line Easement
Pierce Property – 201912020
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Land View

Land View and Transmission Line Easement
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Land View and Transmission Line Easement

Land View and Gravel Drive
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HIGHEST AND BEST USE ANALYSIS
Highest and best use is defined as follows:
"The reasonably probable and legal use of vacant land or an improved
property, which is physically possible, appropriately supported, financially
feasible, and that results in the highest value. The four criteria the highest
and best use must meet are legal permissibility, physical possibility,
financial feasibility, and maximum productivity”
Alternatively, that use, from among reasonably probable and legal alternative uses,
found to be physically possible, appropriately supported, financially feasible, and
which results in maximum productivity.
The definition immediately above applies to specifically to the highest and best use of
land. It is to be recognized that in cases where a site or parcel has existing
improvements, the highest and best use may be determined to be different from the
existing use. The existing use will continue, however, until land value in its highest and
best use exceeds the total value of the property in its existing use.
Implied within these definitions is recognition of the contribution of that specific use to
community environment or to community development goals in addition to wealth
maximization of individual property owners.
Also implied is that the determination of highest and best use results from the
appraiser's judgment and analytical skill, i.e., that the use determined from analysis
represents an opinion, not a fact to be found. In appraisal practice, the concept of
highest and best use represents the premise upon which value is based. In the context
of most probable selling price (market value), another appropriate term to reflect
highest and best use would be most probable use.
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In estimating highest and best use, there are essentially four factors of analysis:
1.
2.
3.
4.

Possible Use - to what uses is it physically possible to put the site in
question?
Legally Permissible Use - what uses are permitted by zoning and deed
restrictions on the site in question?
Feasible Use - which possible and permissible uses will produce any net
return to the owner of the site?
Maximally Productive - among the feasible uses, which use will produce the
highest net return or the highest present worth?

The highest and best use of land if vacant and available for use may be different from
the highest and best use of the improved property. This will be true when the
improvement is not an appropriate use and yet contributes to total property value in
excess of the value of the site.
Site As Though Vacant
Legally Permissible
There are numerous factors that may impact the potential uses for a property under the
legally permissible category. Potential buyers, for example, will consider zoning
regulations, private restrictions, lease agreements, etc. to determine the highest and best
use for the site.
The subject property conforms due to the lack of zoning regulations in Grainger
County; has no known deed restrictions, appears to meet local building codes, is not
hampered by historic district controls and has no apparent easements other than those
typical for the area.
This cursory view of the subject reveals that there are numerous uses for the subject
property due to lack of zoning and legal restrictions. Due to the subject’s location and
surrounding land uses, rural residential and/or agricultural uses are most likely.
Therefore, prospective buyers will be able to utilize the site for a variety of rural
residential and/or agricultural uses.
Physically Possible
Whether the highest and best use of a site is physically possible is determined by the
overall utility of the site. Several different factors contribute to the site’s utility and thus
adaptability for possible applications. These factors include total area of the site,
amount of front feet, shape of the site, topography, drainage patterns, soil composition,
whether the site is in the flood plain, utilities available to the site, and off-site street
Pierce Property – 201912020
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improvements.
The subject property contains approximately 48.27 acres or 2,102,641 square feet. The
size of the subject is typical for properties in the subject’s neighborhood. Due to the size
of the tract, they will be able to accommodate most applications which are consistent
with the surrounding land uses.
The tract has an irregular shape, rolling topography, adequate drainage pattern, is not
located in a FEMA designated flood hazard area, and is accessible from a public
maintained asphalt street. Only public electricity is available per courthouse records
and verified with the property contact. These factors make the site similar to other rural
residential and/or agricultural properties in the area.
It is therefore physically possible for the subject tracts to be utilized for rural residential
or agricultural purposes.
Financially Feasible
Demand for similar vacant land is a key factor in determining whether the use of the
subject site is financially feasible. Demand in the Grainger County area, near the
subject, appears to be in balance with the supply of similar vacant land. There is little
new development in the area nearest the subject, though there is also a limited amount
of land available for sale.
Based on the current activity in the area, it appears financially feasible for the subject
site to be utilized for rural residential and/or agricultural purposes.
Maximally Productive
Research indicates that demand for rural residential and/or agricultural properties is
average in the subject property’s neighborhood. Most buyers are looking for an
adequate sized parcel that can be used for rural residential and/or agricultural
purposes. Typically, parcels purchased for this use range from 10.00 – 100.00 acres and
up and are in rural areas.
The subject property contains 48.27 acres and is located on the north side of Greenlee
Road in the southern portion of Grainger County. The size of the site and its location
make rural residential and/or agricultural use the most likely application.
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APPROACHES TO VALUE
There are three approaches to value used in developing a market value opinion of real
estate: The Cost Approach, the Sales Comparison Approach, and the Income
Capitalization Approach.
In the Cost Approach to value the subject property's value is estimated using current
replacement cost estimates from a nationally published cost manual. From the
replacement cost new depreciation is calculated based on the subject property's effective
age. The land value is then added back to the depreciated value of the property,
arriving at the total estimated value of the subject property, via the Cost Approach.
In the Sales Comparison Approach, similar properties, which have recently sold, are
compared to the subject property. Adjustments are then made to the comparable sales
to reflect a value opinion for the subject property. Given good market data and other
sales information, this approach to value is highly reflective of the market value of the
subject property.
In the Income Capitalization Approach, the net present value of the subject property is
calculated. This procedure involves capitalizing the future income stream of the
property into a measure of present worth, as well as any remaining value the property
maintains when the income stream ends. The capitalization rate used depends on
market conditions, along with typical rates, which similar properties earn. The result is
the final value opinion by the income capitalization approach.
All three approaches to value were considered, but only the Sales Comparison
Approach was applied. The Cost and Income Capitalization Approaches are not
considered applicable or necessary to produce credible results in this assignment. The
subject is vacant land as the mobile home is considered personal property and not
included in this report. Therefore, the Cost Approach was excluded. The market area
also revealed very limited land lease information from comparable properties in the
subject’s general market area. This approach is also not reflective of the actions of
market participants for this property type.
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SALES COMPARISON APPROACH
The Sales Comparison Approach is that approach in appraisal analysis, which is based
on the proposition that an informed purchaser would pay no more for a property than
the cost of acquiring an existing property with the same utility. This approach is
applicable when an active market provides sufficient quantities of reliable data, which
can be verified from authoritative sources. The steps in the sales comparison method
involve finding similar properties in the general market area of the subject property,
which have sold through an arms-length transaction within a reasonable time period.
The comparable sales are then adjusted for any differences, which may exist between
the subject and the sale. The adjusted sales price of the comparable property is then
used to determine the market value of the subject.
The following land sales are considered comparable to the subject property:
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LAND VALUATION
Sale #1

Location:
Land Area:
Dimensions:
Sales Price:
Unit Price:
Date of Sale:
Grantor:
Grantee:
Available Utilities:
Deed Reference:
Map/Parcel:
Predominant Soil Type:

Thurman Watson Road; Rutledge
50.00 acres
Irregular
$220,000
$4,400
October 25, 2018
Keith and Angela Lamb
Britney S. and Autumn V. Holt
Electricity
372/706
074/009.03
DeC2, DtD, DtE, MnD and MnE

Comments:

This is the sale of 50.00 acres located on the south side of
Thurman Watson Road. The property is mainly cleared land
with only about 2.00 acres of wooded area. The property is
improved with two old barns with attached sheds which
have little to no contributory value. DeC2 is moderately
suited to row crops and small grain. The sale contains
approximately 32% of DeC2 soil. The other soils are either
poorly suited or unsuited for such use.
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Sale #2

Location:
Land Area:
Dimensions:
Sales Price:
Unit Price:
Date of Sale:
Grantor:
Grantee:
Available Utilities:
Deed Reference:
Map/Parcel:
Predominant Soil Type:

Gray Road; Rutledge
101.47 acres (per deed)
Irregular
$425,000
$4,188
July 26, 2018
Buford Pete Watson, Jr. and Steve Cameron
Earl Francis Croushorn, II and Deloria Susan Croushorn
Electricity and Water
370/809
076/050.00
DeB2, DeC2, DeE3, DtD, DtE, and MnD

Comments:

This is the sale of 101.47 acres located on the north side of
Gray Road, just east of its intersection with Doyle Ogan Lane
in Rutledge. The property has only a small amount of road
frontage. The property is approximately 2/3 cleared
pastureland. DeB2 (2.5%) is well suited for row crops, small
grain, hay and pasture. DeC2 (9.0%) is moderately suited for
row crops. The remaining soils are either poorly suited or
unsuited for row crops.
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Sale #3

Location:
Land Area:
Dimensions:
Sales Price:
Unit Price:
Date of Sale:
Grantor:
Grantee:
Available Utilities:
Deed Reference:
Map/Parcel:
Predominant Soil Type:

Roach Road; Rutledge, Tennessee
52.25 acres (per deed)
Irregular
$376,000 (per deed)
$7,196
December 15, 2017
K&D Farms, LLC
Timothy S. and Tina Hatchell
Electricity
366/591
075/part of 074.00
DtD, DtE and EtC

Comments:

This is the sale of a 52.25-acres located on the northeast
corner of Roach Road and Highway 92. The property is all
cleared land and is improved with two large barns which
offer some contributory value. EtC (62%) is moderately
suited for row crops. The other two soil types are either
poorly suited or unsuited for this use.
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Sale #4

Location:
Land Area:
Dimensions:
Sales Price:
Unit Price:
Date of Sale:
Grantor:
Grantee:
Available Utilities:
Deed Reference:
Map/Parcel:
Predominant Soil Type:

Bailey Road; Rutledge
24.79 acres
Irregular
$116,000
$4,679
December 20, 2017
Jon R. and Janice K. Gray
Tammy Morgan
Electricity
366/498
067/033.01
DeC2, DtE

Comments:

This is the sale of 24.79 acres located on the west side of
Bailey Road, north of Jackson Road. The property is mainly
cleared land. Approximately 5.00 acres of the property is
DeC2 (32%) which is moderately suitable for crop
production. The remainder is DtE which is unsuited for row
crops.
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Sale #5

Location:
Land Area:
Dimensions:
Sales Price:
Unit Price:
Date of Sale:
Grantor:
Grantee:
Available Utilities:
Deed Book:
Map/Parcel:
Predominant Soil Type:

Narrow Valley Road; Rutledge
30.00 acres
Irregular
$180,000
$6,000
November 24, 2017
Jerry Beets, Trustee
Robert L. and Ginger Spradlin
Electricity
365/1759
061/009.01
DtD, EtC and MnD

Comments:

This is the sale of an irregular shaped parcel located at the
intersection of Narrow Valley Road, Lester Jarnigan Road
and Bowen Road. The property is mainly cleared
pastureland and is improved with a barn and attached shed
with some minor contributory value. EtC (0.5%) is
moderately suited for row crops. The other two are either
poorly suited or unsuited for row crops.

Pierce Property – 201912020

37

Land Sales Location Map

Land Sales Summary
Location
Thurman Watson Rd; Rutledge
Gray Road; Rutledge
Roach Road; Rutledge
Bailey Road; Rutledge
Narrow Valley Road; Rutledge

LAND SALES SUMMARY
Date of Sale
Price
10/25/18
$220,000
07/26/18
$425,000
12/15/17
$376,000
12/20/17
$116,000
11/24/17
$180,000

Mean
Median

Size
Price/Acre
50.00 acres
$4,400
101.47 acres
$4,188
52.25 acres
$7,196
24.79 acres
$4,679
30.00 acres
$6,000

51.70 acres
50.00 acres

$5,293
$4,679

Several sales were researched in the subject’s general market area along with a few
active listings. The five sales above were selected as they were the most current and
considered the most comparable in terms of size, location, etc. The sales show a range of
values from $4,188 to $7,196 per acre, prior to adjustments. The sales are as similar as
possible to the subject, but will require some adjustments for physical differences with
regards to location, size, etc.
Property values show steady increases. Therefore, a slight 2% annual adjustment for
changes in market conditions will be applied to the sales.
Comparative Analysis
Sale #1 is located west of the subject. This property is similar terms of
Pierce Property – 201912020

38

location/frontage, size and available utilities, but has a superior land mix, superior soil
type and is not subject to a powerline easement.
Sale #2 is located southwest of the subject. This sale is similar in terms of location, land
mix and soil type. The sale is superior in terms of available utilities and its lack of a
powerline easement but is much larger in size and inferior in terms of frontage.
Sale #3 is located west of the subject. This sale is similar in terms of size and available
utilities. The sale is superior in terms of location due to its highway location, superior in
terms of road frontage, land mix, soil type, improvement value and lack of a powerline
easement.
Sale #4 is located west of the subject. This sale is similar in terms of location/frontage,
and available utilities. The sale is superior in terms of land mix and soil type is smaller
in size and lacks a powerline easement.
Sale #5 is located northeast of the subject. This sale is similar in terms of location and
available utilities. The sale is inferior in terms of soil type, but is superior with regards
to road frontage, land mix, improvement value and lack of a powerline easement. The
sale is also smaller in size.
Quantitative percentage adjustments are made for the various elements of comparison.
Where possible, these adjustments are based on paired sales or statistical analysis.
However, in most instances, the availability of data in this regard is very limited. In
such cases, subjective adjustments based on qualitative logic will be applied.
All adjustments for physical differences are not given equal weight. The magnitude
of each adjustment depends on how much a characteristic of the comparable property
differs from the subject property.
The soil type is based on data from the USDA Web Soil Survey. A general analysis was
conducted to determine the predominant soil type for currently operating tomato farms
in proximity to the subject. Through this analysis, the predominant soil types for these
properties was estimated. The characteristics of each soil type from the soil survey were
analyzed. Those sales with soil types considered inferior to the subject were adjusted
upward as they are considered less likely to be purchased for tomato production. Given
the large number of tomato farms in the immediate vicinity, this has more of an impact
on the potential sales price than it would in areas where cattle grazing or other forms of
livestock farming are more predominant.
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Adjustment Grid
Sale Number
Size in Acres
Sales Price/Acre
Transaction Adjustments
Financing
Adj. Price
Conditions of Sale
Adj. Price
Exp. Post Sale
Adj. Price
Date of Sale
Market Conditions
Adj. Price
Other
Adj. Price
Qualitative Adjustments
Location/Frontage
Size
Land Mix
Utilities
Soil Type
Other
Net Adj.
Adjusted Price

1
50.00 Acres
$4,400

2
101.47 Acres
$4,188

3
52.25 Acres
$7,196

4
24.79 Acres
$4,679

5
30.00 Acres
$6,000

$0
$0.00
0%
$4,400
$0
$4,400
Oct-18
Similar
$4,400
2.33%
$4,503

$0
$0.00
0%
$0.00
$0
$0.00
Jul-18
Similar
$4,188
2.83%
$4,307

$0
$0.00
0%
$0.00
$0
$0.00
Dec-17
Similar
$7,196
4.00%
$7,484

$0
$0.00
0%
$0.00
$0
$0.00
Dec-17
Similar
$4,679
4.00%
$4,866

$0
$0.00
0%
$0.00
$0
$0.00
Nov-17
Similar
$6,000
4.17%
$6,250

0.00%
0.00%
-5.00%
0.00%
-5.00%
-2.50%
-12.50%
$3,940

5.00%
15.00%
0.00%
-2.50%
0.00%
-2.50%
15.00%
$4,952

-10.00%
0.00%
-5.00%
0.00%
-10.00%
-5.00%
-30.00%
$5,239

0.00%
-5.00%
-5.00%
0.00%
-5.00%
-2.50%
-17.50%
$4,015

-5.00%
-5.00%
-5.00%
0.00%
5.00%
-5.00%
-15.00%
$5,313

Some additional market data is also considered.
Additional Market Data
1. Sales from a prior appraisal in March 2017 ranged from $3,950 to $7,092 per acre.
Following adjustments, a value greater than $4,717, but below $7,092 per acre
was concluded.
2. Eight active listings were considered. These listings showed a range from $4,158
to $8,071 with an average of $5,765. The listing at the low end of the range is a
much larger, 120-acre parcel. The average size is 56.03 acres. Sales price to list
price ratios range from 80% to 100% with an average of approximately 90%.
Applying the average ratio to the average list price results in an average price of
$5,189 per acre. Four of the listings are inferior overall to the subject with the
remainder being either similar or slightly superior. Therefore, the value of the
subject is anticipated to be near the adjusted average from the listings.
3. A 25.00-acre tract on the corner of Highway 92 and Lakeshore Drive sold on
August 2, 2019 for $265,000 or $10,600 per acre. This sale is an outlier based on
other market data researched but is the most current sale available. This property
is superior to the subject in terms of location and frontage and is smaller in size.
A lower value is anticipated for the subject.
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4. A 48.99-acre tract located on Gray Road sold for $375,000 or $7,655 per acre in
July 2018. The full details of this sale could not be verified, though courthouse
records show it to be improved with a mobile home, barns and sheds. The
property is similar in size, land mix and location/frontage, but is superior in
terms of improvement value. A value below this sale is anticipated for the
subject.
5. A dated sale of a large, 98.89-acre, tract on the southwest corner of Perrin Hill
Road and Rocky Branch Road sold for $4,551 per acre in January 2012. This sale
is located adjacent to farms with tomato production and appears to have a
favorable soil type. This sale is similar to the subject in terms of location,
available utilities, and land mix. The sale is slightly superior in terms of soil type
but is much larger in size. A higher unit value is anticipated for the subject,
based mainly on the large size difference.
Considering the five primary sales and the additional market, a value opinion near the
upper middle portion of the range is most likely. This also considers, in a qualitative
manner, the subject use as a tomato farm and the likelihood of its purchase for
continued use in this manner. Therefore, based on the data available, a market value
opinion of $5,000 per acre is considered reasonable and well supported. This will result
in a total value opinion of $241,350 ($5,000 X 48.27 acres), say $240,000.
MARKET VALUE OPINION BY SALES COMPARISON APPROACH
$240,000
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Real Estate Appraised:

Pierce Property
1341 Greenlee Road
Rutledge, Tennessee 37861

Reconciliation:

This appraisal utilized only the Sales
Comparison Approach to value.
Therefore, the final value opinion for the
subject is $240,000.

Market Value Opinion:

$240,000
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ESTIMATED REASONABLE EXPOSURE TIME
Exposure time is “the estimated length of time the property interest being appraised
would have been offered on the market prior to the hypothetical consummation of a
sale at market value on the effective date of the appraisal; a retrospective opinion based
upon an analysis of past events assuming a competitive and open market” (Statement
on Appraisal Standards No. 6; Uniform Standards of Professional Appraisal Practice
2018-2019 edition). Estimates on reasonable exposure time assume an active and
thorough marketing of the subject property, and adequate time on the market.
The market for this property is local since most interested buyers would be looking for
a similar type property in the Grainger County area. Therefore, the time it would take
to expose the property to the area would be less of a factor than it would if the property
had a regional or larger market.
Days on market from similar sales in the area was analyzed to aid in estimating
exposure time. Sales in proximity to the subject ranged from 6 to 180 days or less than 1
month to 6 months. For Grainger County, sales of vacant land of 5 acres and above were
researched over the past year. Based on data from the Knoxville MLS, the average days
on market was 250 or approximately 8 months, from a range of less than 1 month to
over 3.5 years.
Exposure time is measured from when a property is properly priced. Thus, the sales at
the high end of the range could have been overpriced. The reverse could be true for
those at the low end of the range. Therefore, based on the data above and considering
the location and physical characteristics of the subject, a typical exposure time for
properties similar to the subject property is estimated to be between 3 to 9 months. This
was confirmed through market analysis and evidenced by analysis of similar sales.
Therefore, it is estimated that the reasonable exposure time for the subject property is
between 3 to 9 months.

MARKETING TIME
Reasonable marketing time is an estimate of the amount of time it might take to sell an
interest in real property at its estimated market value during the period immediately
after the effective date of the appraisal; the anticipated time required to expose the
property to a pool of prospective purchasers and to allow appropriate time for
negotiation, the exercise of due diligence, and the consummation of a sale at a price
supportable by concurrent market conditions.
Marketing time differs from exposure time, which is always presumed to precede the
effective date of the appraisal.
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The anticipated marketing time is essentially a measure of perceived risk associated
with the marketability, or liquidity, of the subject property. The marketing time
estimate is based on the data used in estimating the reasonable exposure time, in
addition to analysis of the anticipated changes in market conditions following the
appraisal.
The future price of the subject (at the end of the marketing period) may or may not
equal the appraisal estimate. The future price depends on unpredictable changes in the
physical real estate, demographic and economic trends, real estate markets,
supply/demand characteristics for the property type, and many other factors.
Based on the premise that present market conditions are the best indicators of future
performance, a prudent investor will forecast that, under the conditions described
above, the subject will require a marketing time of 3 to 9 months. This is consistent with
stable market conditions as previously discussed.
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ENGAGEMENT LETTER
MOUNTAIN COMMERCE BANK APPRAISAL ORDER FORM

To:

Todd Thurman

From: Mountain Commerce Bank
Attn: Brad Pollock
121 Boone Ridge Dr., Ste. 1002
Johnson City, TN 37615
Phone: 423-262-5802
Fax: 423-262-5887
SEND TO appraisals@mcb.com

Attn:
Phone:
Fax:
Customer:

MCB-James/Donna Pierce

Appraisal Request Date:

12/11/2019

Due Date:

12/23/2019

Realtor:

Contact Number:

Contact for site visit:

Contact Number:

Property Location/Directions:

369 Kidwell Rd Rutledge TN
780 Greenlee Rd Rutledge TN
1341 Greenlee Rd Rutledge TN
13948 Lakeshore Dr Rudledge TN

478 Bunch Rd Blaine TN
Analysis Type/Scope of Work Requested: X 1-4 Family (URAR) X Commercial Property
Property Type: ❑ House/condo
❑ Apartment
❑ Manufactured Home
❑ Vacant Land
❑ Commercial
❑ Other:
Attachments:

❑ Deed

❑ Legal Description

❑ Survey

❑ Purchase
X Refinance
❑ Construction
X Conventional
❑ Secondary/UAD/PDF & xml/mismo
❑ FHA/VA/KHC
❑ Other
Full interior/exterior as is appraisal, normal photos and also should include all bedrooms, baths and
Kitchen photos..
Transaction:
Loan Type:

I certify that I am familiar with the definitions contained in part 323.2 of the FDIC Rules and Regulations for
Appraisals (copy available upon request).
I accept the engagement of my services to perform the appraisal set forth above for Mountain Commerce Bank and
further certify that neither I nor my firm has any type of direct or indirect interest in the transaction.
The maximum fee for completing this appraisal assignment will be $

.00

.

Appraiser Signature
Acceptance of this assignment acknowledges your competency in accordance with the Competency Provision
in the USPAP and indicates you are appropriately state certified or licensed in the subject property’s
jurisdiction.
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Upon acceptance of this appraisal assignment, please sign where indicated and fax or scan and email this
page to MCB at the number listed above/or appraisals@MCB.com.
The appraisal report should be uploaded in a PDF file format complete with scanned signatures and all
exhibits and addendum including this engagement letter.

Instructions to Appraisers
1.

These appraisal assignments are intended for the exclusive use of Mountain Commerce Bank. The appraiser
should release no information concerning the subject of this report, the report itself, or the analysis of conclusion
to anyone other than authorized representatives of MCB.

2.

The appraisal performed will conform to the Uniform Standards of Professional Appraisal Practice (USPAP)
adopted by the Appraisal Standards Board of the Appraisal Foundation. The "Departure Provision in the
guidelines, which addresses a letter opinion is not acceptable. The appraisal performed should also comply with
the Title XI of FIRREA.

3.

For purposes of this appraisal, market value shall be defined as 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 and knowledgeably, and assuming the price is not affected by undue s timulants. Implicit in this
definition is the consummation of a sale as of a specific date and the passing of the title from seller to buyer
under conditions whereby:
a.
b.
c.
d.
e.

Buyer and seller are typically motivated;
Both parties are well informed or well advised, and acting in what they consider their best interests;
A reasonable time is allowed for exposure in the open market;
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 commissions granted by anyone associated with the sale.

4.

All appraisals must (a) be written and presented in a narrative format, chosen by the appraiser, or in forms that
satisfy all the requirements of this section; (b) be sufficiently descriptive to enable the reader to ascertain the
estimated "market value" and the rationale for the estimate; (c) regardless of the format selected, the appraisa l
must be readily understood by a third party and must reflect the complexity to the real esta te appraised;

5.

This appraisal must analyze and report in reasonable detail any prior sales of the property being appraised that
occurred within the following time periods;
a.
b.

For 1-4 family residential property, one year preceding the date when the
appraisal was prepared; and
For all other property, five years preceding the date when the appraisal was prepared.

6.

The appraisal must analyze and report data on current revenues, expenses and vacancies for the property if it is
and will continue to be income-producing; (Appraisal values should be predicated upon current vacancies for the
subject property if the property is income-producing);

7.

The appraiser will analyze the date and report reasonable market period for the subject property; (An appraiser's opinion of
market value will depend in part on the appraiser's estimate of how long a given piece of property will remain for sale);

8.

The appraisal must analyze and report on current market conditions and trends that will affect projected income of the
absorption period, to the extent they affect the value of the subject property; An appraisal should inform the reader of any
market trends regardless of whether the trend reflects rising or declining values; Such trends might include for example
increasing vacancy rates, greater use of rent concessions, or declining sales prices);

9.

The appraisal must analyze and report appropriate deductions and discounts for any proposed construction, or any
completed properties that are partially leased or leased at other than market rents as of the date of the appraisal, or any tract
developments (a project of five units or more is constructed or is to be constructed as a single development) with unsold
units; (For any transaction, the subject property most always be valued in its "as is" condition as of the date of the
valuation.
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10. The appraisal must contain sufficient supporting documentation with all pertinent information reported so that the
appraiser's logic, reasoning, judgment, and analysis in arriving at a conclusion indicate to the reader the reasonableness of
the market value reported; (The appraisal should not incorporate by reference a document that is not readily available to
the reader; Studies prepared by a third parry should be verified to the extent his or her assumptions or conclusions are
used; Additionally, the appraiser's acceptance or rejections of a third party study and its impact on value must be fully
explained.)

11. Appraisals shall include a legal description of the real estate being appraised, in addition to the description required by
USPAP;

12. The appraisal must identify and separately value any personal property, fixtures, or intangible items that are not real
property but are included in the appraisal, and discuss the impact, of their inclusion or exclusion on the estimate of market
value; (the separate assessment may include those items that are attached to or located on the real property if the items
affect market value);

13. Each appraisal must follow a reasonable valuation method that addresses the direct sales comparison, income, and cost
approaches to market value, reconciles those approaches, and explains the reconciliation of each approach not used;

14. The appraisal must contain a highest and best use analysis considering the following (a) existing land regulations (h)
probable modifications of such regulations (c) economic demand (d) physical adaptability of the property (e)
neighborhood trends (f) optional usage of the property (g) concurrency and environmental hazards

15. If information required or deemed pertinent to the completion of an appraisal is unavailable, the fact shall be disclosed and
explained in the appraisal.

16. In all analysis involving fractional interests or estates, where the combined value of all is not reported, must establish with
market evidence whether the agreement creating the estates or fractional interest reflects market rates and terms and,
whether the final value estimate of such functional interests or estates included non-realty components, the value
assignable to them must be specifically disclosed in the appraisal.

17. All appraisals, where there is a clear indication that the subject property is encumbered by a lease instrument or legal
limitation upon its operation (i.e. occupancy of the property by tenants or the property is subject to rent control statutes),
must report the impact of such limitations upon the value of the estate being appraised.

18. Where possible, the appraisal should comment regarding contemplated improvements to the property or existing
improvements relevant to appropriate property zoning.

19. All appraisals must identify property rights being appraised and fully describe all salient features of the property.
20. The appraiser must search the FEMA flood maps for the subject property. The appraisal report will contain a status report
reference the specific map used by number.

21. All improved property appraisals shall develop an estimate of reproduction cost(s) new for purposes of assessing internal,
insurable value requirements.

22. The appraisal transmittal letter shall communicate and identify the existence of any suspected environmental hazards, in
addition to the routine observation(s) included in the site and/or improvement description and analysis.
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STATEMENT OF QUALIFICATIONS
TODD B. THURMAN, MAI, AI-GRS
(CG# 2289, TN; CG# 266255, GA; CG# 5017, KY, CG# 1386, AL, RZ4092, FL)
TENNESSEE STATE CERTIFIED GENERAL REAL ESTATE APPRAISER
GEORGIA STATE CERTIFIED GENERAL REAL PROPERTY APPRAISER
KENTUCKY STATE CERTIFIED GENERAL REAL PROPERTY APPRAISER
ALABAMA STATE CERTIFIED GENERAL REAL PROPERTY APPRAISER
FLORIDA STATE CERTIFIED GENERAL REAL PROPERTY APPRAISER

ADDRESS:
11305 Gates Mill Drive
Knoxville, Tennessee 37934
(865) 777-1772
E-Mail: toddthurman@gmail.com
EDUCATION:
University of Tennessee - Knoxville (1993-1995), Major - Public Administration
Master of Public Administration Degree
University of Tennessee - Knoxville (1989-1993), Major - Political Science
Bachelor of Arts Degree
INDUSTRY ASSOCIATION MEMBERSHIPS:
MAI designated member of the Appraisal Institute
AI-GRS designated member of the Appraisal Institute
EXPERIENCE:
September 2017 – Present: Senior Review Appraiser, ARC, Birmingham, Alabama.
Responsibilities include appraisal reviews of commercial and residential properties for
ARC clients.
April 2005 – Present: Owner, Thurman Appraisal Group, Knoxville, Tennessee.
Responsibilities include the complete operation and management of the company as
well as completing fee appraisals and appraisal reviews of commercial and residential
properties to include office buildings, industrial properties, multifamily dwellings,
single family dwellings, hotel/motel properties, subdivision developments, agricultural
and rural residential properties, retail properties and special use properties.
Responsibilities also included the supervision of an appraisal trainee.
January 1998 – April 2005: Associate appraiser with East Tennessee Appraisal Group,
Kingston, Tennessee. Responsibilities included market value opinions and reviews of
various types of real property, including office buildings, industrial properties, multifamily dwellings, hotels/motels, subdivision analysis, agricultural properties, retail
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properties, residential properties, special-purpose properties, and eminent domain
appraisals for the Tennessee Department of Transportation. Responsibilities also
included property tax appeal work for commercial/industrial clients and the
supervision of a trainee position. For a two-year period from 2003-2005 responsibilities
included management of the commercial appraisal sector of the firm.
LICENSE AND CERTIFICATIONS:
Certified General Real Estate Appraiser (Tennessee Real Estate Appraiser Commission)
Certified General Real Property Appraiser (Georgia Real Estate Appraisal Commission)
Certified General Real Property Appraiser (Kentucky Real Estate Appraisers Board)
Certified General Real Property Appraiser (Alabama Real Estate Appraisers Board)
Certified General Real Property Appraiser (Florida Real Estate Appraisal Board)
PROFESSIONAL APPRAISAL COURSES AND SEMINARS COMPLETED:
Foundation of Real Estate Appraisal (100) - TREES, 1998
Standards of Professional Practice (200) - TREES, 1998
Appraisal Principles (110) - Appraisal Institute, 1999
Appraisal Procedures (120) - Appraisal Institute, 1999
Basic Income Capitalization (310) - Appraisal Institute, 2000
General Applications (320) - Appraisal Institute, 2000, 2006
Case Studies in Commercial Highest and Best Use - Appraisal Institute, 2000
Advanced Income Capitalization (510) - Appraisal Institute, 2001
Standards of Prof. Appraisal Practice (420) – Appraisal Institute, 2001, 2006
Standards of Professional Appraisal Practice (410) – Appraisal Institute, 2001
Highest and Best Use and Market Analysis (520) – Appraisal Institute, 2002
Advanced Sales Comparison and Cost Approaches (530) – Appraisal Institute, 2003
Report Writing and Valuation Analysis (540) – Appraisal Institute, 2004
National USPAP Update Course (400) – Appraisal Institute, 2004, 2006, 2009, 2010, 2012,
2014, 2016, 2018
Advanced Applications (550) – Appraisal Institute, 2005
Evaluating Commercial Construction – Appraisal Institute, 2008
Introduction to Valuing Green Buildings – Appraisal Institute, 2009
General Demonstration Appraisal Report Writing Seminar – Appraisal Institute, 2010
Subdivision Valuation Seminar – Appraisal Institute, 2011
Appraisal Review Seminar – General – Appraisal Institute, 2011
Analyzing Tenant Credit Risk & Commercial Lease Analysis – Appraisal Institute, 2012
Practical Regression Using Microsoft Excel – Appraisal Institute, 2013
Review Theory – General – Appraisal Institute, 2015
Appraising Convenience Stores – Appraisal Institute, 2016
Real Estate Finance, Statistics and Valuation Modeling – Appraisal Institute, 2017
Uniform Appraisal Standards for Federal Land Acquisitions – Appraisal Institute, 2018
Small Hotel/Motel Valuation – Appraisal Institute, 2019
Appraisal of Medical Office Buildings – Appraisal Institute, 2019
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