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Online Auction Bidders Agreement 

Buyer agrees to immediately enter into the Real Estate Auction Purchase Contract approved 
by Seller, if declared the high bidder (winning bidder) by the auctioneer during the following 
auction:  

AUCTION FOR  – Foreclosure Sale For: Harris Land and Timber Company, LLC by and through 
Luke Harris as Beneficiary Under the Assignment of Note and Deed of Trust Instrument 
#240000727 Dated April 30th, 2024 

AUCTION LOCATION –  Online at www.BlueRidgeLandandAuction.HiBid.com 

AUCTION DATE – Friday, November 21st, 2025 at 3 PM 

*** Bids at 3 PM extend auction 2 minutes, and each bid during extension(s) restart 2-minute 
extension 

See Paragraph 16 that addresses the “SOFT CLOSE”. 

AUCTIONEER – Matt Gallimore (Broker/Auctioneer) of Blue Ridge Land & Auction Co. located at 
102 S. Locust St., Floyd, VA 24091 (540-745-2005) has contracted with “Seller” to offer to sell at 
public auction certain real property. 

OFFERING  –  

Legally described as:  
+/- 175.168 Acres; Map #: 2HH041027; KNOX CREEK 0 0; Deed Inst. #: 240000434; 
Plat Inst. #: 230000454 

  
Address: TBD Fox Farm Rd., Hurley, VA 24620 
 

• Online Bidding Open NOW 
• Online Bidding Closes on Friday, November 21st, 2025 at 3 PM (EST) 

Bidder agrees that they have read and fully understand the Online Auction Bidders Agreement 
and the Terms and Conditions of this auction.  

It is solely bidders’ responsibility to contact the auction company at (540) 745-2005 with any questions 
regarding the auction, purchase agreement, or terms & conditions, prior to placing any bids in said 
auction. 
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Online Auction Terms & Conditions 

1) Seller Confirmation Auction: The property is being offered in an Online Only Auction, 
with all bids being subject to the Seller’s approval. 

2) Bidding Registration: Online bidder hereby agrees that they must be properly registered 
for the online auction. If you need assistance with registration, contact Kaitlyn Harman 
at (540) 745-2005 or by email at BlueRidgeLandandAuction@gmail.com. Seller(s) may 
at their sole discretion request additional registration requirements from any bidder 
unknown to them or the auction company. 

3) Bidding Opens/Closes: The Online Only Auction bidding shall be opened and begin 
closing on the dates and times stated above, subject to the soft close feature as outlined 
below in (#16).    

4) Property Preview Dates: It is highly recommended that all bidders personally inspect the 
property prior to placing any bids in the auction. Property inspections are the sole 
responsibility of the bidders. The property may also be inspected by scheduling an 
appointment with the Auction Company at (540) 745-2005 or Auctioneer Matt Gallimore 
at (540) 239-2585.  

5) No Financing Contingency: By participating in this auction, bidders hereby agree that 
their bid shall NOT be subject to the bidder’s ability to obtain financing.  Financing is NOT 
a contingency in the purchase agreement. However, if a bidder decides to purchase 
property with a loan, they should make sure they are approved for a loan and that lender 
is capable of completing on or before closing date.  

6) Buyer’s Premium: A Ten Percent (10%) Buyer’s Premium shall be added to the final bid 
price place online, which will determine the Total Contract Sales Price. Bidders hereby 
understand that the Buyer’s Premium shall be added to the winning bid to create the 
Total Contract Sales Price for which they are obligated to pay for the property. Example: 
(winning online bid $100,000 + 10% buyer’s premium = total purchase price of $110,000).  

7) Purchase Contract: Winning bidder hereby agrees to enter into the Real Estate Auction 
Purchase Contract which has been approved by the Seller, immediately upon being declared 
the Successful Bidder by the Auctioneer. Upon the close of the auction the winning bidder 
will be forwarded via email an Auction Real Estate Sales Contract to purchase the property. 
A signed copy of the Auction Real Estate Sales Contract must be received by United Country 
| Blue Ridge Land and Auction no later than 24 hours from the time said Purchase Contract 
was sent to the winning bidder. The Auction Real Estate Sales Contract may be e-signed, 
hand delivered, faxed, or scanned and emailed.  A sample purchase contract is available for 
review online prior to placing any bids in the auction. 
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8) Earnest Money Deposit: A $5,000 non-refundable deposit will be wire transferred or hand 
delivered in the form of certified funds to United Country | Blue Ridge Land and Auction no 
later than 48 hours following the close of auction. See closing agents contact information 
below. The balance of the purchase price will be due in full at closing.  

9) Closing: Closing shall be on or before Monday, December 22nd, 2025. Buyers will be afforded 
the opportunity to close via email, mail, and wire transfer of certified funds. 

10) Easements: The sale of the property is subject to any and all easements of record. 

11) Survey: No survey is required to transfer title to the property and the Seller shall not provide 
any additional survey.  If the Buyer desires a survey, it shall be at the Buyer’s sole expense 
and shall not be a contingency or requirement in the purchase contract.   

12) Possession: Possession of the property will be given upon payment in full of the purchase 
price and transfer of title, at closing.  

13) Deed: Seller shall execute a special warranty deed conveying the property to the buyer(s). 

14) Taxes: Seller shall pay any previous year’s taxes (if due), and the current year’s real estate 
taxes shall be prorated to the date of closing. 

15) Online Auction Technology (Disclaimer): Under no circumstances shall Bidder have any 
kind of claim against United Country – Blue Ridge Land and Auction, Broker of record, or 
anyone else, if the Internet service fails to work correctly before or during the auction. 
Online bidding is subject to technology faults and issues which are outside the control of 
the auction company. Bidder(s) are encouraged to use the “Maximum Bid” feature on the 
bidding platform and lock in their maximum bid amount if they are concerned about 
technology failure during the auction. The SELLER and/or Auction Company reserves the 
right to (pause) the online auction bidding in the event of any internal or external 
technology failure, to preserve the integrity of the auction event and maintain a fair and 
impartial bidding environment. 

16) Soft Close: If a bid is received within the last 2 minutes of the auction, the auction close 
time will automatically extend 2 minutes to allow other bidders an opportunity to 
competitively bid prior to the auction closing. This feature eliminates "snipers" and 
encourages fair and impartial bidding from all participants. 

17) Disclaimer: All information provided is believed to be accurate; however, no liability for 
its accuracy, errors or omissions is assumed. All lines drawn on maps, photographs, etc. 
are approximate. Buyers should verify the information to their satisfaction. Information 
is subject to change without notice.  There are no warranties either expressed or implied 
pertaining to this property. Real estate is being sold "As-Is, Where-Is" with NO warranties 
expressed or implied. Please make all inspections and have financing arranged prior to 
the end of bidding. The Auctioneer reserves the right to bid on behalf of the Seller up to, 
but not beyond the Seller’s reserve price (if applicable). The property is available for and 
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subject to sale prior to auction. By participating in this auction, Buyers hereby 
acknowledge that any bid(s) placed by them is a binding agreement to purchase the 
property, subject to the bid being approved by Seller (if applicable). 

18) Broker Referral Fee: A Broker Referral Fee of 2% (of the High Bid Price) is offered to VA 
State Licensed Real Estate Brokers or Salesperson under the following conditions: 
Referring Agent must contact the Auction company and submit a Broker Participation 
Form signed by the buyer at least 48 hours prior to auction date. Form must be submitted 
via email to BlueRidgeLandandAuction@gmail.com. If these steps have not been 
completed, a broker referral fee will not be paid. 

19) Pre-Auction Sales: As an agent for the Seller, the Auctioneer must present any and all 
bona fide written offers to the Seller, which may be created outside of the online bidding 
platform. Therefore, all properties are subject to pre-auction sales. Pre-auction offers 
must meet all off the auction terms and conditions and must be submitted to the 
Auctioneer on the Auction Real Estate Sales Contract, along with the required earnest 
deposit. Properly submitted offers will be presented to the Seller in a timely 
manner.  Seller may accept or reject such offer at their sole and absolute discretion.  
When a pre-auction offer is submitted, all properly registered online bidders will be 
notified that “an offer” has been submitted and on which specific property, however the 
amount of the offer shall remain confidential. All pre-auction offers must allow a 
minimum of 24 hours for seller’s acceptance.  A Broker Referral Fee of 2% (of High Bid 
Price) is offered to a cooperating VA State Licensed Real Estate Broker or Salesperson on 
any pre-auction offers that are properly completed and submitted on the appropriate 
forms provided by the auction company. 

20) Other: The current property owner being foreclosed upon, has been on the property with 
an RV. Lender does not know if current owner has vacated or remains on the property. 
Notice of foreclosure has been delivered to current owner. 
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Matt Gallimore – United Country Blue Ridge Land and Auction 
Owner, Real Estate Broker, Auctioneer, MBA 
102 South Locust Street; PO Box 234 
Floyd, VA 24091 
540-239-2585 
Gallimore.Matt@gmail.com 
 
Individual State License #’s 
Virginia Auctioneer License #    2907004059 
Virginia Real Estate Broker License #   0225062681 
North Carolina Auctioneer License #   10250 
North Carolina Real Estate Broker License #  311692 
Tennessee Auctioneer License #    7095 
Tennessee Real Estate Broker License #   350819 
South Carolina Auctioneer License #   4757 
South Carolina Real Estate Sales Person License # 139344 
Florida Real Estate Sales Person License #                       SL3618959 
Florida Auctioneer License #                                               AU5414 
 

 
Firm State License #’s 
Virginia Auction Firm License #    2906000294 
Virginia Real Estate Firm License #               0226000240 
North Carolina Auction Firm License #   10299 
North Carolina Real Estate Firm License #                        C35716 
Tennessee Real Estate Firm License #                    263941 
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** Aerial and contour map show approximate 
boundaries. Use for illustration purposes only. Refer 

to survey for exact boundaries**** 

Aerial 



 

Contour 

** Aerial and contour map show approximate 
boundaries. Use for illustration purposes only. Refer 

to survey for exact boundaries**** 



 

Neighborhood 
TBD Fox Farm Rd. 
Hurley, VA 24620 



 

Location 
TBD Fox Farm Rd. 
Hurley, VA 24620 

 



  |----------------- Improvement Description ------------------|                                                                    
        Exterior             Interior               Site                                                                            
                                            STREET-GRAVEL                                                                           
                                            STREET-PAVED                                                                            
                                                                                                                                    
  |---------------------- Land Valuation ----------------------|                                                                    
   M Cls    Desc    G   Size   Dpth     Rate     FV/Pct  Value                                                                      
   A  51 MOUNTAIN L E   175.16           500.00           87580                                                                     
   Total Land Value    175.160                            87600                                                                     
  |------------------------------------------------------------|                                                                    
   Total Property Value                                   87600                                                                     
                                                                                                                                    
                                                                                                                                    
                                                                                                                                    
                                                                                                                                    
                                                                                                                                    
                                                                                                                                    
                                                                                                                                    
                                                                                                                                    
                                                                                                                                    
                                                                                                                                    
                                                                                                                                    
                                                                                                                                    
                                                                                                                                    
                                                                Sec    Type    Str        Description  Area                         
                                                                Total Square Feet                                                   
                                                                ---------------------------------------------                       
                                                                             Cur. Value   Prev. Value  %Inc.                        
                                                                Land             87600        82500                                 
                                                                Improvements                                                        
                                                                Total            87600        82500                                 
                                                                Average Price Per Acre          500                                 
                                                                Sale Date/Amount   5/06/2024       139900                           
                                                                                                                                    
                                                                                                                                    

Property Identification Card

AGRICULTURE 100+ ACRES

Plat Book/Page:

VACANT

Property Address

LAND

District:
08/17/2020

Zoning:
Year Assessed:

Use/Class:
Dwelling Type:

Year Remodeled:

Occupancy:

$87,600Total Value:

$87,600
Total Improvements:

Total Land:

0000 / No Page

Total Mineral:
Land Use:

03 KNOX

Acreage:
2021

C/O PAUL MARRON AND TIMBER CO

NAPLES, FL 34109

On Site Date:

2850 CITRUS LAKE DR 204

MARRON, PAUL MARTIN & KAREN NANCY

Year Built:
$0

0352 / 805

24 434 00

4952-1
2HH041027

Review Date:

Legal Description:

Year Effective:

Owner Name/Address

175.160

Acct No:

$0MH/Type:
Condition:

Map ID:

KNOX CREEK 0 0
AC 175.168 HARRIS LAND

Deed Book/Page:

Instrument:
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Title Underwriter: First American Title Insurance Company

This document prepared by (and after recording return to):

Frank D. Thompson, II, Esq., VSB #88183
BELL & LISS, LLC

702 King Farm Blvd., Suite 155

Rockville, MD 20850

File No.: 80407VAF-HQ

Parcel Identification Number: 2HH041027
Consideration: $139,900.00

Assessed value: $87,600.00

GENERAL WARRANTY DEED

240000434

THIS DEED, made this 30day of APRIL , 2024, between HARRIS

LAND AND TIMBER COMPANY, DBA COUNTRY LAND_BUYERS, A VIRGINIA

LIMITED LIABILITY COMPANY, as party or parties of the first part, whose address is: PO

BOX 217, FLOYD, VA 24091 (hereinafter referred to as "Grantor"), and PAUL MARTIN

MARRON AND KAREN NANCY MARRON a married couple, as party or parties of the

second part, whose address is: 2850 CITRUS LAKE DRIVE 204, NAPLES, FL 34109

(hereinafter referred to as "Grantee") (the words "Grantor" and "Grantee" to include singular,

plural, their respective heirs, legal representatives, successors, and assigns where the context
requires or permits);

WITNESSETН:

THAT Grantor for and in consideration of the sum of ONE HUNDRED THIRTY-NINE

THOUSAND NINE HUNDRED DOLLARS AND ZERO CENTS ($139,900.00), cash in hand

paid, the receipt of which is hereby acknowledged, Grantor does hereby grant, bargain, sell, assign,
remise, release, convey and confirm with GENERAL Warranty and English covenants of title,

unto the Grantee, as TENANTS BY THE ENTIRETYat common law, all that certain land, the
following described property, located in BUCHANAN COUNTY, Commonwealth of Virginia
(the "Property"):

SEE LEGAL DESCRIPTION ATTACHED AS EXHIBIT "A" AND

INCORPORATED HEREIN BY REFERENCЕ.

Property Address:

TO HAVE AND TO HOLD the said tract or parcel of land, together with all
improvements thereupon and the rights, members and appurtenances thereof, to the same being,

belonging, or in anywise appertaining, to the only proper use, benefit, and behoof of said Grantee
forever in FEE SIMPLE.

This conveyance is made subject to the easements, conditions and restrictions of record

insofar as they may lawfully affect the Property.

[SIGNATURE PAGE TO FOLLOW]

DEED



240000434

WITNESS the following signatures and seal:

HARRIS LAND AND TIMBER COMPANY

LLC DBA COUNTRY LAND BUYERS

BY: LUKE HARRIS, SOLE MANAGING

MEMBER

STATE/COMMONWEAL TR or Virginia
CITY/COUNTY OF Floyd to-wit:

I, a Notary Public of the aforesaid jurisdiction, do hereby certify that LUKE HARRIS, SOLE

MANAGING MEMBER OF HARRIS LAND AND TIMBER COMPANY, DBA

COUNTRY LAND BUYERS, A VIRGINIA LIMITED LIABILITY COMPANY, known to

me (or satisfactorily proven) to be the person whose name is subscribed to the within instrument,

and did acknowledge the aforegoing Deed to be his act and deed for the purposes therein contaed...

Given under my hand this 20tn day of April ,2024.

IERUTZINSKIJOY."NOTARY
PUBLIC

REG #7990345 NOISSIANMOSYM

T
My Commission Expires:

EXPIRES
5/31/2026

531/20241

Send Subsequent Tax Bills to:

PAUL MARTIN MARRON AND KAREN NANCY MARRON

2850 CITRUS LAKE DRIVE 204

NAPLES, FL 34109
2











T
H
E
 S

C
H
R
O
E
D
E
R
 LAW F

I
R
M
,
 Р.С

.

3
0
4
 E

A
S
T M

A
I
N S

T
R
E
E
T

P
O
S
T
 OF

F
I
C
E BO

X
 15

6

F
L
O
Y
D
,
 VIR

G
I
N
I
A 2409

1

T
E
L
E
P
H
O
N
E
:
 540.745

.
4
4
3
5

Tax Map Number: 2HH041027

240000727

Prepared by: W. Harrison Schroeder (VSB#45843), licensed to practice in Virginia
File Number: 24-0422

Return original to: The Schroeder Law Firm, P.C., P.O. Box 156, Floyd, VA 24091

THIS ASSIGNMENT OF NOTE AND DEED OF TRUST, made and entered into

this 30th day of April, 2024, by and between PRIVATE LENDING, LLC, a Virginia limited
liability company, hereinafter referred to as the "Grantor", and HARRIS LAND AND

TIMBER COMPANY, LLC, a Virginia limited liability company, whose address is P.O.
Box 217, Floyd, VA 24091, its successors and assigns, hereinafter referred to as the
"Grantee". That for and in consideration of the sum of $124,000, the Grantor does hereby
convey, grant, assign, transfer, and set over unto the Grantee the following described Note and

Deed of Trust, together with the obligations therein described and all rights accrued or to accrue

under the same, subject only to the terms and conditions therein contained: Deed of Trust dated

April 30, 2024, made by PAUL MARTIN MARRON and KAREN NANCY MARRON,

Borrowers (Grantors for recordation purposes), to FIRST AMERICAN TR SERVICES OF

VIRGINIA, LLC, TRUSTEE, for the benefit of PRIVATE LENDING, LLC, a Virginia limited

liability company, as Beneficiary, to secure a Note of even date therewith in the original
principal amount of $124,000, said Deed of Trust being recorded in the Clerk's Office of the

Circuit Court of Buchanan County, Virginia, as Instrument Number 240000435

WITNESS THE FOLLOWING SIGNATURE AND SEAL:

PRIVATE LENDING, LLC

Dr t
John Paul Houston, Sole Member

COMMONWEALTH OF VIRGINIA,

COUNTY OF FLOYD, to-wit:

(SEAL)

The foregoing instrument was acknowledged before me this 2yon day of
May, 2024, by John Paul Houston, Sole Member of and on behalf of Private

Lending, LLC, a Virginia limited liability company.

Daere Rchewata
Notary Public

No Cotsmisien Eapier u 202
My Registration Number: 18053933

(SEAL)
David Isaac Hichards

Notary Public
Reg #8053933

Commonwealth of Virginia

ASSIGNMENT OF NOTE AND DEED OF TRUST

Page 1 of 1

ASSIGNMENT OF NOTE AND DEED OF TRUST



** SAMPLE **   1 
 

Seller’s Initials ________  Purchaser’s Initials __________ 

     CONTRACT OF PURCHASE 
 
THIS CONTRACT OF PURCHASE (hereinafter "Contract") is made as of  November 21st 2025, 
between  Harris Land and Timber Company, LLC by and through Luke Harris as Beneficiary 
Under the Assignment of Note and Deed of Trust Instrument #240000727 Dated April 30th, 
2024 owner of record of the Property sold herein (hereinafter referred to as the "Seller"), and 
__________________________________________________________________ (hereinafter 
referred to as the "Purchaser", whether one or more).  The Purchaser was the successful bidder at a 
public auction of the Property held on this date and this Contract restates the terms of sale 
announced prior to the auction sale. 

 
1. Real Property.  Purchaser agrees to buy, and Seller agrees to sell the land and all improvements 

thereon and appurtenances thereto which fronts upon a public street or has a recorded access 
easement to a public street (hereinafter referred to as the "Property"), located in the County of 
Buchanan, Virginia, and described as: 
 

+/- 175.168 Acres; Map #: 2HH041027; KNOX CREEK 0 0; Deed Inst. #: 
240000434; Plat Inst. #: 230000454 
 

Address: TBD Fox Farm Rd., Hurley, VA 24620 
 

2. Purchase Price:  The purchase price of the Property is equal to the auction bid price plus 10% 
Buyer’s Premium, which is as follows: ____________________________________________ 
____________________________________________________________________________ 
(hereinafter referred to as the "Purchase Price"), which shall be paid to the Settlement Agent 
(designated below) at settlement ("Settlement") by certified or cashier's check, or wired funds, 
subject to the prorations described herein. 

 
3. Deposit.  Purchaser has made a deposit with the Auction Company, of $ 5,000 (hereinafter 

referred to as the "Deposit”). The Deposit shall be held by the Auction Company, pursuant to the 
terms of this Contract, until Settlement and then applied to the Purchase Price. 

 
4. Settlement Agent and Possession.  Settlement shall be made at _________________________ 

________________________ on or before December 22nd, 2025_ ("Settlement Date").  Time is 
of the essence.  Possession shall be given at Settlement. 

 
5. Required Disclosures. 

 (a) Property Owners' Association Disclosure.  Seller represents that the 
Property is not located within a development that is subject to the Virginia Property Owners' 
Association Act ("Act") (Virginia Code § 55-508 through § 55-516).  If the Property is 
within such a development, the Act requires Seller to obtain an association disclosure packet 
from the property owners' association and provide it to Purchaser.  
 
 



** SAMPLE **   2 
 

Seller’s Initials ________  Purchaser’s Initials __________ 

 The information contained in the association disclosure packet shall be current as of a 
specified date which shall be within 30 days of the date of acceptance of the Contract by the 
Seller.  Purchaser may cancel this Contract: (i) within 3 days after the date of the Contract, if 
on or before the date that Purchaser signs the Contract, Purchaser receives the association 
disclosure packet or is notified that the association disclosure packet will not be available; 
(ii) within 3 days after hand-delivered receipt of the association disclosure packet or notice 
that the association disclosure packet will not be available; or (iii) within 6 days after the 
post-marked date, if the association disclosure packet or notice that the association disclosure 
packet will not be available is sent to Purchaser via the United States mail.  Purchaser may 
also cancel the Contract, without penalty, at any time prior to Settlement if Purchaser has not 
been notified that the association disclosure packet will not be available and the association 
disclosure packet is not delivered to Purchaser. Purchaser's notice of cancellation shall be 
either hand-delivered or sent via United States mail, return receipt requested, to Seller.  
Purchaser's cancellation pursuant to this subsection shall be without penalty.  This Contract 
shall become void upon cancellation and the Deposit shall be refunded in full to Purchaser 
upon Purchaser's notice of cancellation. 
 
 If more than 6 months have elapsed between the date of ratification of this Contract 
and the Settlement Date, Purchaser may submit a copy of the Contract to the property 
owners' association along with a request for assurance that the information required by 
Virginia Code § 55-512 previously furnished to Purchaser in the association disclosure 
packet remains materially unchanged; or, if there have been material changes, a statement 
specifying such changes.  Purchaser shall be provided with such assurances or such statement 
within 10 days of the receipt of such request by the property owner's association.  Purchaser 
may be required to pay a fee for the preparation and issuance of the requested assurances.  
Said fee shall reflect the actual costs incurred by the property owners' association in 
providing such assurances but shall not exceed $100.00 or such higher amount as may now 
or hereafter be permitted pursuant to applicable statutes. 
 Any rights of Purchaser to cancel the Contract provided by the Act are waived 
conclusively if not exercised prior to Settlement. 
 
 (b) Virginia Residential Property Disclosure Act.  The Virginia Residential 
Property Disclosure Act (§55-517 et seq. of the Code of Virginia) requires the owner of 
certain residential real property, whenever the property is to be sold or leased with an option 
to buy, to furnish to the purchaser a RESIDENTIAL PROPERTY DISCLOSURE 
STATEMENT stating the owner makes certain representations as to the real property.  Said 
form is not attached because property is vacant land and exempt. 
 (c) Virginia Condominium Act.  Pursuant to Virginia Code § 55-79.97, Seller 
represents that the Property is not a condominium unit.  If the Property is a condominium 
unit, this Contract is subject to the Virginia Condominium Act that requires Seller to furnish 
Purchaser with certain financial and other disclosures prior to entering into a binding 
contract.  If the required disclosures are unavailable on the date of ratification, Seller shall 
promptly request them from the unit condominium owners' association and provide them to 
Purchaser who shall acknowledge receipt in writing upon delivery.  If Purchaser fails to 



** SAMPLE **   3 
 

Seller’s Initials ________  Purchaser’s Initials __________ 

receive the disclosures within 15 days after the date of ratification of this Contract or the 
disclosures are found unacceptable to Purchaser, Purchaser may void this Contract by 
delivering notice to the Broker within 3 days after the disclosures are received or due (if not 
received) and Purchaser's Deposit shall be returned promptly. 
 
 If more than 60 days have lapsed between the date of ratification of this Contract and 
the Settlement Date, Purchaser may submit a copy of the Contract to the unit owners' 
condominium association with a request for assurance from the unit owners' condominium 
association that there have been no material changes from the previously furnished 
information from the unit owners' condominium association. 
 
 Purchaser may declare this Contract void within 3 days after either receipt of the 
required disclosures or of notice that there are material changes, or the failure of the 
condominium unit owners' association to provide assurances (within 10 days after receipt of 
Purchaser's request) that there have been no material changes. 
 
 (d) Mechanics' and Materialmen's Liens. 
 
 NOTICE 
 
 Virginia law (Virginia Code § 43-1 et seq.) permits persons who have performed 
labor or furnished materials for the construction, removal, repair or improvement of any 
building or structure to file a lien against the Property.  This lien may be filed at any time 
after the work is commenced or the material is furnished, but not later than the earlier of (i) 
90 days from the last day of the month in which the lienor last performed work or furnished 
materials or (ii) 90 days from the time the construction, removal, repair or improvement is 
terminated.  
 
AN EFFECTIVE LIEN FOR WORK PERFORMED PRIOR TO THE SETTLEMENT 
DATE MAY BE FILED AFTER SETTLEMENT. LEGAL COUNSEL SHOULD BE 
CONSULTED. 
 
 (e) Title Insurance Notification.  Purchaser may wish at Purchaser's expense to 
purchase owner's title insurance.  Depending on the particular circumstances of the 
transaction, such insurance could include affirmative coverage against possible mechanics' 
and materialmen's liens for labor and materials performed prior to Settlement and which, 
though not recorded at the time of recordation of Purchaser's deed, could be subsequently 
recorded and would adversely affect Purchaser's title to the Property.  The coverage afforded 
by such title insurance would be governed by the terms and conditions thereof, and the 
premium for obtaining such title insurance coverage will be determined by its coverage.  
 
 (f) Choice of Settlement Agent. Virginia’s Consumer Real Estate Settlement 
Protection Act provides that the purchaser or borrower has the right to select the settlement 
agent to handle the closing of this transaction.  The settlement agent's role in closing this 



** SAMPLE **   4 
 

Seller’s Initials ________  Purchaser’s Initials __________ 

transaction involves the coordination of numerous administrative and clerical functions 
relating to the collection of documents and the collection and disbursement of funds required 
to carry out the terms of the contract between the parties.  If part of the purchase price is 
financed, the lender for the purchaser will instruct the settlement agent as to the signing and 
recording of loan documents and the disbursement of loan proceeds.  No settlement agent 
can provide legal advice to any party to the transaction except a settlement agent who is 
engaged in the private practice of law in Virginia and who has been retained or engaged by a 
party to the transaction for the purpose of providing legal services to that party. 
 
 Variation by agreement: The provisions of the Consumer Real Estate Settlement 
Protection Act may not be varied by agreement, and rights conferred by this chapter may not 
be waived.  The Seller may not require the use of a particular settlement agent as a condition 
of the sale of the property. 
 
 Escrow, closing and settlement service guidelines:  The Virginia State Bar issues 
guidelines to help settlement agents avoid and prevent the unauthorized practice of law in 
connection with furnishing escrow, settlement or closing services.  As a party to a real estate 
transaction, the purchaser or borrower is entitled to receive a copy of these guidelines from 
your settlement agent, upon request, in accordance with the provisions of the Consumer Real 
Estate Settlement Protection Act. 
 

6. Standard Provisions.   
 
 (a) Deposit.  If Purchaser fails to complete settlement on or before the Settlement 
Date, time being of the essence, the Deposit shall be forfeited to the Seller.  Such forfeiture 
shall not limit any liability of the defaulting Purchaser or any rights or remedies of the Seller 
with respect to any such default, and the defaulting Purchaser shall be liable for all costs of 
re-sale of the Property (including attorney’s fees of Seller), plus any amount by which the 
ultimate sale price for the Property is less than the defaulting purchaser’s bid.  After any such 
default and forfeiture, the Property may, at the discretion of the Seller, be conveyed to the 
next highest bidder of the Property whose bid was acceptable to the Seller.  In the event the 
Seller does not execute a deed of conveyance for any reason, the Purchaser’s sole remedy 
shall be the refund of the deposit.  Immediately upon delivery of the deed for the Property by 
the Seller, all duties, liabilities, and obligations of the Seller, if any, to the purchaser with 
respect to the Property shall be extinguished. 
 
 
 (b) Expenses and Prorations.  Seller agrees to pay the costs of preparing the 
deed, certificates for non-foreign status and state residency and the applicable IRS Form 
1099, and the recordation tax applicable to grantors.  Except as otherwise agreed herein, all 
other expenses incurred by Purchaser in connection with the Contract and the transaction set 
forth therein, including, without limitation, title examination costs, insurance premiums, 
survey costs, recording costs, loan document preparation costs and fees of Purchaser's 
attorney, shall be borne by Purchaser.  All taxes, assessments, interest, rent and mortgage 
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insurance, if any, shall be prorated as of Settlement.  In addition to the Purchase Price, 
Purchaser shall pay Seller (i) for all propane remaining on the Property (if any) at the 
prevailing market price as of Settlement and (ii) any escrow Deposits made by Seller which 
are credited to Purchaser by the holders thereof. 
 
 (c) Title.  At Settlement, Seller shall convey to Purchaser good and marketable 
fee simple title to the Property by Deed of Special Warranty, free of all liens, tenancies, 
defects and encumbrances, except as otherwise indicated herein, and subject only to such 
restrictions and easements as shall then be of record which do not affect the use of the 
Property for residential purposes or render the title unmarketable.  If a defect is found which 
can be remedied by legal action within a reasonable time, Seller shall, at Seller's expense, 
promptly take such action as is necessary to cure the defect.  If Seller, acting in good faith, is 
unable to have such defect corrected within 60 days after notice of such defect is given to 
Seller, then this Contract may be terminated by either Seller or Purchaser. Purchaser may 
extend the date for Settlement to the extent necessary for Seller to comply with this 
Paragraph but not longer than 60 days. 
 
 (d) Land Use Assessment.  In the event the Property is taxed under land use 
assessment and this sale results in disqualification from land use eligibility, Seller shall pay, 
when assessed, whether at or after Settlement, any rollback taxes assessed.  If the Property 
continues to be eligible for land use assessment, Purchaser agrees to make application, at 
Purchaser's expense, for continuation under land use, and to pay any rollback taxes resulting 
from failure to file or to qualify. 
 
 (e) Risk of Loss.  All risk of loss or damage to the Property by fire, windstorm, 
casualty or other cause, or taking by eminent domain, is assumed by Seller until Settlement.  
In the event of substantial loss or damage to the Property before Settlement, Purchaser shall 
have the option of either (i) terminating this Contract, or (ii) affirming this Contract, with 
appropriate arrangements being made by Seller to repair the damage, in a manner acceptable 
to Purchaser, or Seller shall assign to Purchaser all of Seller's rights under any applicable 
policy or policies of insurance and any condemnation awards and shall pay over to Purchaser 
any sums received as a result of such loss or damage. 
 
 
 (f) Property Sold “As Is”.  Purchaser agrees to accept the Property at Settlement 
in its present physical condition.  No representations or warranties are made as to zoning, 
structural integrity, physical condition, environmental condition, construction, workmanship, 
materials, habitability, fitness for a particular purpose, or merchantability of all or any part of 
the Property. 
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 (g) Counterparts.  This Contract may be executed in one or more counterparts, 
with each such counterpart to be deemed an original.  All such counterparts shall constitute a 
single agreement binding on all the parties hereto as if all had signed a single document.  It is 
not necessary that all parties sign all or any one of the counterparts, but each party must sign 
at least one counterpart for this Contract to be effective. 
 
 (h) Assignability.  This Contract may not be assigned by either Seller or 
Purchaser without the written consent of the other. 
 
             (i)      Miscellaneous.  The parties to this Contract agree that it shall be binding upon 
them, and their respective personal representatives, successors and assigns, and that its 
provisions shall not survive Settlement and shall be merged into the deed delivered at 
Settlement except for the provisions relating to rollback taxes.  This Contract contains the 
final agreement between the parties hereto, and they shall not be bound by any terms, 
conditions, oral statements, warranties or representations not herein contained.  This Contract 
shall be construed under the laws of the Commonwealth of Virginia. 
 
             (i)      Other.  The current property owner being foreclosed upon, has been on the 
property with an RV. Lender does not know if current owner has vacated or remains on the 
property. Notice of foreclosure has been delivered to current owner. 
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IN WITNESS WHEREOF, the Purchaser and the Seller have duly executed this Contract as of the 
day and year first above written. 
 
 
 
_______________________________________________________________________  
(Seller) Harris Land and Timber Company, LLC                                             Date 
by and through Luke Harris as Beneficiary 
Under the Assignment of Note and Deed of Trust 
Instrument #240000727 Dated April 30th, 2024 
 
 
 
 

                                                             
___________________________________________________ 
Purchaser Name 
___________________________________________________ 
Address 
___________________________________________________ 
Phone #     Email 
 
 
_________________________________________________________________  
                                 (Purchaser signature)                                             Date 
 
 
 

                                                             
___________________________________________________ 
Purchaser Name 
___________________________________________________ 
Address 
___________________________________________________ 
Phone #     Email 
 
 
_________________________________________________________________  
                                 (Purchaser signature)                                             Date 

 



JOHN J. WEST . Contalting Joresler
Professional Forestry Services . Timber Sales & Appraisals . Forest Management

JuIy 26,2023

Country Land Group
Luke Harris
P.O. Box 217
Floyd, Ya.24091 ,

Forestry Report

Timber Cruise and appraisal and property evaluation on tho Country Land Group property on
Left Fork of Guess Fork in Buchanan Countv. Va.

Location and Property Description:

The properly is located on tho head of the left fork of Guess Fork bordering the State line ridge
with West Virginia. The property has been recently suryeyed. I noticed where a few of the
corners were flagged along the main ridge. The property boundary runs along the main ridge and
along the main creek. I did not find any boundary evidence on the west side where it borders
private property.
In general, this properly is steep mountain land. The topo map shows where an old field was
once cleared. This old field area is not flat bottom land. "/'
An old strip mine bench runs the entire length of the properly on the 1,700-foot elevation. The
access road to this mine bench starts on the adjoining prope'rty.
There is a distinct rock cliff that runs the length of the property.just above this mine bench. There
is a smaller rock cliffjust below the mine bench.
The properly has experiencqd forest fires in past years.
The property has a resident wild life population. I observed some deer, bear, turkey sign and a
few squirrels. The property does not have a great deal of habitat to retain large numbers of
wildlife. I also obgerved alarge rattle snake.

Access:

This property does not border a public road. From the county road, the access road runs with the
existing road, called Fox Farm Road, through other parcels of Charles Justice. The road turns
into a trail when it mepts Country Land Group ,tract. There is also a gas well access roadthat runs
along the main ridge of this property and bordering the State line ridge. It appears four wheelers
regularly use this gas well road.
Part of the Fox farm access road was recently paved with new asphalt last week.
I am concerned with the access for logging opportunities. There are a few residences that use
Fox Farm Road. This tract is only accessible with small logging trucks. That new asphalt did not
help matters. A road bond may be required because I don't think this new asphalt will support
loaded log trucks. Several loads of gravel and permanent drain pipes will be required to fix the
existing road to the property. The existing access road is very close to the main creek. The Va.
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Forestry Dept. could cause problems. A log landing will haVe to be built up on the hill to get far
enough away from the main creek.
The remote location of this property, really hurts the stumpage value of the mature sawtimber
timber. There are no major timber markets near this property. May Brothers have a srnall
sawmill at Kemper Ky. and Gilbert Lumber has a sawmill at Gilbert WV. The closest timber
markets to this properly are located in Ohio and Moorehead Kentucky. Small Log trucks will
have to short haul the logs and then reloaded onto tractor trailers. A11 the county roads into this
area ate naffow and curvy and they cross several mountains to get to, a state road. I am worried
the locals will not be happy with log trucks using the Fox Farm Road.

Topography:

This property is moderately steep mountain land. There is very little usable bottom land. This
property has a south facing aspect. Most of the drains are small, there one larger drain. The heads
of these drains have good growing sites. The south facing ridges are rocky and have poor
growing sites.

Timber Stand'Analvsis :

I observed evidence that some logging took place on this property, approximat ely 25years ago.
It appears they cut some Yellow Poplar, low down in the main hollows and cutg,few pockets of
Red Oak. Red Oak logs were in high demand atthattime. It does not appear they cut any White
Oak, Chestnut Oak or Walnut.
This tract has a some mature sawtimber, located, generally above the old rnine bench to the top
of the mountain. There are some good quality trees in the cove sites. The south facing ridges
have lower qualrty Scarlet and Black Oak. I am concerned there is fire damage in some of the
larger trees. I would be concerned if I was a timber buyer. fhis tract does have some nice quality
White Oak and Chestnut Oak. I also observed some decent Black Walnut trees. One was really
good. I also observed one of the best Butternut trees I have ever see4. It is challenging to
accurately evaluate timber this time of year with the dense vegetation. Chestnut Oak is the
dominant species at30%o.,White Oak, Black Oak and Scarlet Oak are also well represented. The
Yellow Poplar is found in smaller pockets in the drains because of past logging.

Timber Volume Estimate and Appraisal:

I spent four days taking 84 eruise points throughout the property. I feel I did a through cruise of
the ploperty. The volume per acre is somewhat less at lower elevations, probably because of old
farming practices. The old field, the mine bench, the gas well road, the rock cliffs and the SMZ
take some acreage,out of timber production. I also made deductions for defects from fire
damage. My cruise data indicates the property is avelaging 5,230 board feet per acre. On 130
nlerchantable acres. I feel my numbers are representative. I prepared my cruise volume
estimates and appraisal based on trees measuriqg 14 and some high values species at 12 inches
and greater, at DBH, diameter at breast height. My data indicates, the property contains
approximately 680,000 board feet of merchantable sawtirnber. There are no pulpwood markets in
this area.



Now for an appraisal. At the present time, lumber markets are experiencing a decline. The price
of lumber is falling each week. White Oak is the exception. Prices were at historic highs early in
2022. Fuel and transportation cost have also increased dramatically. Interest rates are rising and
new homes sales have declined and the Chinese demand for lumber is not great.It is difficult to
make anaccurate appraisal in a declining market. And due to the location, logging and hauling
from this tract; is going to be extremely high. This traet has some good Chestnut Oak and White
Oak, which are in high demand but most of this timber will not bring a premium price, at this
time. Due to its location and logging cost. My appraisal value came out to be $99,775.00.

Timber Sale Prospects:

Like I indicated, lumber prices are falling at the present time. Logging and transportation cost are
at an alI-time high. Due to present market conditions, it is my recommendation, a timber sale be
delayed until there is better demand for lumber. The demand for lumber will eventually recover.
You may want to have the Division of Forestry look at the access road just to make sure they
have no issues. They can be unreasonable sometimes. I would also recommend you develop a
relationship with Mr. Justice and the people living on Fox Farm Road and keep them informed
on your plans for the property.
I hope this report has been informativq. Please find enclosed nr), timber volume estimate and
appraisal by species. I have also included my'total volume estimates without prices. I have also
included topo maps. I am not sure when you acquired the properfy but if you need a separate
appraisal for tax pu{poses, I can adjust my values in your favor. _..
Feel free to let me know if you have any questions or require additional infbrmation. Or if you
need further assistance.

Respectfully Submitted,
John West, Consultins Forester

y/"f-



JOHN J. WEST . Contultinfl Jorester
Professional Forestry Services . Timber Sales & Appraisals . Forest Management

July 26,2023
Country Land Group
Luke Harris
P.O. Box 217
Floyd, Ya.24091

TIMBER VOLUME ESTIMATE

Tract Name: Head of Left Fork of Guess Fo

Location: The area is located in the head of the dividing Lgft Fork of Guess Fork near Hurley
Virginia in Buchannon County.

Total Acreage: 175 acres
Cruise Acreage: 130 acres

Cruising Methods: 84 Prism Points; Sawtimber measured'to 12-14 inches DBH, Doyle Rule

SPECIES Board Foot Volume Appraisal Value Value

Red Oak
Red Oak Ties
Black Oak
Black Oak Ties
White Oak
White Oak Ties
Chestnut Oak
Chestnut Oak Ties
Yellow Poplar
Basswood
Hard Maple
Soft Maple
Hickory
Hickory Ties
Scarlet Oak
Scarlet Oak Ties
Walnut
Misc.
(W. Pine, Gum, Syc.)

35,000
12,000
48,000
23,000
63,000
11,000

135,000
70,000

116,000
7,000
3,000

13,000
20,000
30,000
27,000
27,000

9,000
31,000

$20Oim
$35/m

$200/m
$35/m

$35Oim
$35im

$200/m
'$35/m
$140/m
$50/m'

$200/m
$75lm
$100/m
$35/m

$125|m
$35/m

$400/m
$30/m

fz,ooo.oo
$420.00

$9,600.00
$80s.00

$22,050.00
$38s.00

$27,000.00
$2,450.00

$16,240.00
$3s0.00
$600.00
$975.00

$2,000.00
$1,050.00

$3,375.00
$94s.00

$3,600:00
$930.00

Totals $99,775.00

Ave. $147lm

Note: The above volumes are based on a cruise and cannot be guaranteed, but may be considered
just for a current appraisal. Figures have been rounded.

2220 West Cumberland Road ' Bluefield, VA 24605 ' (276) g26-1266 John West t L-

680,000 Board feet

5.230 Bd. Ft. Per acre
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January 11, 2023 
Report of Findings  

For  
Right of way Access from County road 2544 to Parcel 2HH-041-027 

This report was prepared to map the parcels shown on the Buchanan County GIS mapping 
system that could potentially impact an easement From the Subject Parcel, standing in the name of 
Charles Justus as per Instrument No. 17000063 and listed as Tax Parcel 2HH-041-027, to County Road # 
2544.   This report was prepared based on Deeds of record that were listed on Buchanan Counties GIS 
website for the parcels that are mapped or are in contact with the existing road that is going to be used 
as the ingress/egress right of way.  This report and accompanying map were prepared by mapping the 
deeds of record only and no field survey verification was performed.  No Title Report was provided, and 
this report would be subject to any findings that an accurate title search may reveal.  

Charles Justus is the owner of Parcels 2HH-041-027, 2HH-041-025, 2HH-041-026, 2HH-041-028, 
& 2HH-041-024.  Based on our recent survey work prepared for Parcel 2HH-041-027, we were able to 
accurately map (by deed plots only) parcels 2HH-041-025 & 2HH-041-026. These parcels cover the land 
that the existing road crosses to access County Road # 2544.  As per Buchanan County GIS mapping 
Parcels 2HH-041-010, 2HH-041-010A (and unmapped parcels but which having current tax parcel 
numbers: 2HH-041-010B & 2HH-041-010C) & 2HH-041-009 are shown to cross or adjoin the said existing 
road at or near the end of the county road.    

Upon chaining the deeds for Parcels 009, 010, 010A, 010B, & 010C, it was found that Parcel 
010A (D.B. 222, Pg. 353) was incorrectly mapped.  The actual location of Parcel 010A is located about 
2.25 miles up the Right-hand fork of Guesses Fork from the forks of said Guesses fork, which lies far to 
the South of the subject area.  Parcels 009, 010, 010B, & 010C are mapped closely to their correct 
locations. These four parcels all trace back to a common parent tract of 4 acres (D.B. 214, PG. 194).  The 
4 acre parcel’s description provided enough information to map accurately.  Once mapped it was found 
that said parcel lies between the Left Fork Guesses Fork and the “lower edge” of the existing road and 
does not cross the road at any point. A portion of this tract (±230’ in length along the road), which is 
currently listed as Parcel 2HH-041-010B and standing in the name of Janice Gail Reasnake Dotson as per 
Instrument NO. 120000974, would be adjoining the existing road, past the end of the county road, onto 
the Justus Parcel 2HH-041-026.   The “lower edge” is not an accurate enough call to determine the 
actual width, from centerline, of said road/easement.  An on the ground field survey would need to be 
performed to determine this information (finding a called for monument of the 4 acres would be the 
only true confirmation of the position of the “lower edge”).  With that said, we feel that an 
ingress/egress right of way could be given without involving the owner of Parcel 2HH-041-010B, 
however, stating a width for said easement/right of way would require field survey verification to 
determine the “lower edge” to see if said parcel would be impacted.  

There is also a 2 acre parcel (2HH-041-025A) that was conveyed, out of Parcel 2HH-041-025, 
currently standing in the Name of Richard David Justus as per Deed Book 434, Page 138 that also calls 
for the lower edge of the “mining road”, which is the same road in question.   As stated in the above 
paragraph, this parcel does not cross the road and an ingress/egress right of way could be given without 
involving the owner of Parcel 2HH-041-025A, however, stating a width for said easement/right of way 
would require field survey verification to determine the “lower edge”.  Richard Justus is the son of 
Charles Justus and there should not be an issue acquiring a right of way over this parcel if needed.  

ROW ACCESS INFORMATION



 
Another 1 acre parcel (2HH-041-099, which is currently no shown on the GIS mapping, but has a 

current Tax ID number) was found to be conveyed out of parcel 2HH-041-025.  However, this parcel lies 
entirely to the South of the Left Fork Guesses Fork and there appears to be about ±20’ of separation 
between the Fork and centerline of the road at this area.  Field survey verification would be needed to 
confirm this.   
 
See the accompanying map for locations of all parcels stated and location of the road and end of county 
road.  
 
 
 
Andrew Crawford 
Bailey Engineering & Land Surveying, Inc. 
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