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IN THE UNITED STATES COURT OF FEDERAL CLAIMS

VITTI & VITTI & ASSOCIATES, P.C,,
Successors in interest to Louis P. Vitti
&Associates, P.C., Louis P. Vitti and

No. 13-459C
Judge Susan G. Braden

|
1
Edith Moen Vitti, |
l
Plaintiffs |
V. |
|
UNITED STATES, | RECEIVED
Defendant. | ,

TR
Lk
RESPONSE TO MOTION TO DISMISS

CLERK, U.S. DISTRICT COURT

I. Introduction \WEST. DIST. OF PENNSYLVANIA

Plaintiffs (Vitti & Vitti & Associates, P.C.; Louis P. Vitti; and Edith Moen Vitti)
commenced this lawsuit against the United States Department of Veterans Affairs ("VA")
as a negligence action under the provisions of the Federal Tort Claims Act ("FTCA"), 28
U.S.C. §§ 1346, 2671 et seq. These claims arise out of the financial obligations incurred
by Plaintiffs following a foreclosure of a residential property whose loan was guaranteed
by the VA pursuant to the VA Home Loan Guarantee Program, 38 U.S.C. § 3701 et seq.

I1. Background
A. The VA Home Loan Guarantee Program.

The VA Home Loan Guarantee Program was conceived in the Servicemen's
Readjustment Act of 1944, Pub. L. 78-346, in order to assist veterans returning from
World War II in the purchase of homes with favorable loan terms and interest rates. See

Ex. | (Affidavit of Carl Wasson) at § 3. The loan program continues in existence today
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and has assisted millions of veterans in the construction, purchase, and refinance of
various loans. Id. A key benefit of this program is the automatic guarantee by the United
States Government of a veteran's loan up to a certain amount specified by statute, 38
U.S.C. § 3703(a)(1)(A). This guarantee "operate[s] as the substantial equivalent of a
down payment in the same amount by the veteran on the purchase price, in order to
induce prospective mortgagee creditors to provide 100% financing for a veteran's home."
United States v. Shimer, 367 U.S. 374, 383 (1961). As a result, veterans are able to obtain
favorable mortgage credit that would otherwise not be available. Ex. 1 at § 3.

B. The Guaranteed VA Loan, Default, and Foreclosure.

Carmen Miller, a veteran, obtained a loan of $45,750 on September 11, 1996, for
a residential property located at 2116 Walton Avenue, Pittsburgh, Pennsylvania ("the
Walton Avenue property"). See Ex. 2 (Loan Guaranty Certificate). The loan was initially
financed through Allstate Financial Services, Inc., with a mortgage that was guaranteed
by the VA. Id.; Ex. 1 at § 5. The loan was eventually transferred and serviced by the
Pennsylvania Housing Finance Agency ("PHFA"). Compl. at 19 7, 10.

Ms. Miller defaulted on the loan, and the PHFA instituted foreclosure
proceedings. Ex. 1 at 5, Att. 1. As part of the foreclosure procedure, PHFA requested
that the property be appraised. Ex. 3 (Appraisal Request); 38 C.F.R. § 36.4322(b)(1).
The Walton Avenue property was physically inspected on August 22, 2009, and an
appraisal report was finalized on August 31, 2009, valuing the property at $48,000. See

Ex. 4 (Uniform Residential Appraisal Report); Compl. at § 9. The appraisal report noted
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that the property was "functionally acceptable," and there were "[n]o apparent problems
with the heating, electrical or plumbing systems." Ex. 4 at p. 1 of 6. The appraisal report
further indicated that there were no "physical deficiencies or adverse conditions that
affect the livability, soundness, or structural integrity of the property." /d. An additional
inspection of the Walton Avenue property was conducted on October 13, 2009, and the
property was found to be "secure” and "okay." See Ex. 5 (Property Inspection Report dtd.
10-13-09).

The foreclosure proceeded with a liquidation sale of the Walton Avenue property
on October 5, 2009, and the property was conveyed to the VA. Ex. 6 (Sheriff's Sale
Documents); Compl. at § 10 (indicating that "the Defendant VA did take possession of
the property and relieved the servicer PHFA of the obligation to secure the property.");
see also 38 U.S.C. § 3732(c)(1)(B) (stating that "[t]he term 'liquidation sale’ means a
judicial sale or other disposition of real property to liquidate a defaulted loan that is
secured by such property."). This conveyance was made by the transferring and recording
of the deed into the VA's name, and the assurance from the PHFA (and its foreclosing
attorney - Plaintiff Louis Vitti) that the property was transferred with a valid, fee-simple
title. In fact, the title is and had become a valid, fee simple title which is acceptable to
the VA but which the VA arbitrarily refused to accept. See Ex. 6 (Deed); 38 C.F.R. §§
36.4323(d)(5)(1)(B), (d)(5)(iii)(A). Because the Walton Avenue property involved a
guaranteed VA loan, the conveyance also required the VA to pay the mortgage holder

(i.e., PHFA) for the net value of the property, which was calculated as $42,303. Ex. 1 at q
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5, Att. 1 (Net-Value Calculation); 38 U.S.C. §§ 3732(c)(3)(B), (c)(6). On October 21,
2009, a check from the United States Treasury, in the amount of $42,303, was issued to
the PHFA. Ex. 7 (PHFA Check); Compl. at § 12.

C. The Additional Appraisals, Attempted Sale, and Reconveyance.

The Walton Avenue residence was now considered a "foreclosed" property, and it
was prepared for sale. As part of this process, a contractor performed maintenance on the
residence, and the "Completion Results" for this work, dated November 12, 2009, did not
reveal any major problems. Ex. 8 (REM Agent Walk Thru Check List - Completion
Results). On January 21, 2010, an official inspection was conducted of the Walton
Avenue property that included "visual inspection of the interior" and an appraisal. Ex. 9
(Uniform Appraisal Report dtd. 1-21-10). The report did not reveal any major
discrepancies, and the property was described as follows: "[t]he dwelling is generally
consistent with others in the area and is functionally acceptable . . . [n]o functional
inadequacies or external obsolescence noted." Id. at p. 1 of 6. The report also did not
identify any "physical deficiencies or adverse conditions that affect the livability,
soundness, or structural integrity of the property." Id. The appraisal compared the Walton
Avenue property to three other sales within a 2-mile radius and concluded that the
comparable value of the property was $28,000. Id. at p. 2 of 6.

On January 29, 2010, an additional inspection and appraisal of the property was

conducted in the form of a "Residential Broker Price Opinion." Ex. 10 (Broker Price

Opinion dtd. 1-29-10). Once again, the property was described as being in "overall fair
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condition" with "[n]o adverse conditions noted." Id. Comparable listings and sales were
analyzed, and the Broker Price Opinion determined that the suggested list price of the
property ("as is") was $27,900. Id.

On February 15, 2010, the VA accepted a cash offer of $24,900 from Hanula
Properties, L.L.C., to purchase the Walton Avenue property. Ex. 11 (Offer to Purchase
and Contract of Sale). As part of the proposed sale, the VA identified a title insurance
policy dated October 22, 2009, and represented that it had "a good, fee-simple title to the
property." Ex. 12 (VA Letter dtd. 2-23-10). However, during the closing process, an open
mortgage was discovered on the Walton Avenue property that was not previously
revealed by the foreclosing attorney (i.e., Plaintiff Louis Vitti) at the October 2009
foreclosure. Ex. 13 (Affidavit of Richard Zimnoch) at 9 4. During the ensuing months,
the foreclosing attorney was able to resolve the outstanding lien and obtain clear title to
the Walton Avenue property; however, the VA chose not to complete the proposed sale
of the property.

On August 25, 2010, the VA, through its contracted agent, Bank of America, sent
a letter to U.S. Bank notifying them of the "open mortgage" issue. See Ex. 13 at | 4, Ex.
14 (Bank of America ltr. dtd. 8-25-2010). The letter stated that the foreclosing attorney
provided a Letter of Indemnity, but this was insufficient to satisfy the open mortgage, and
a release was never recorded. Id. The VA further indicated that when a holder conveys
property to the VA, such conveyance is conducted with the understanding that "the title

should be in such condition 'as is or would be generally acceptable to prudent lending
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institutions, informed buyers, title companies, and attorneys in the community in which
the property is situated." Id. (quoting 38 C.F.R. § 36.4320(h)(5)). The August 25, 2010
letter notified U.S. Bank that the VA would reconvey the property and request
reimbursement of the funds that were paid by the VA at foreclosure. Ex. 14. On
September 23, 2010, the VA (again, through its contracted agent, Bank of America) sent
U.S. Bank a "Final-Reconveyance" letter stating the reason for reconveyance as follows:

The property has been in our inventory for 288 days. There is an

open mortgage. The foreclosing attorney was able to provide a

Letter of Indemnity, but it is not sufficient as the underwriter for the

buyer was not addressed/indemnified. There is no record of release.

Ex. 15 (Final-Reconveyance Letter). Attached to the letter was a "Quit Claim
Deed" evidencing the VA's termination of rights and claims to the Walton Avenue
property and transferring said property back to U.S. Bank. /d. The Final-Reconveyance
letter also requested payment of the original net value of the property along with other
expenses. Id.; see also 38 C.F.R. § 36.4328(c) (VA's recovery provision).

D. Post-Conveyance Activity, Tort Claim, and Federal Court Complaint.

On December 28, 2010, over three months after the reconveyance, the Walton
Avenue property was inspected and appraised via a Broker Price Opinion. Ex. 16 (Broker
Price Opinion dtd. 12-27-10). An interior inspection of the property revealed that it was
in "fair condition"; however, repairs totaling $7,000 were needed to replace copper

plumbing that had been removed and to repair damage to walls, ceilings, and the kitchen
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area. Id. Although the current market conditions were listed as "slow," the broker still
suggested that the property be listed, "as is," for $28,000 based on other comparables in
the area. Id.

On March 25, 2011, Plaintiff, Louis P. Vitti, Esquire, submitted an administrative
tort claim to the VA. Ex. 17 (Claim for Damage, Injury, or Death). In the claim, Mr.
Vitti explained that his interest in this property was based upon an obligation to
indemnify the PHFA. Id. At Statement of Case at § 2. The tort claim further alleged that
while the Walton Avenue property was in the custody of the VA, it was vandalized and
damaged, resulting in a lower appraisal and thousands of dollars in repair costs. Ex. 17 at
Box 8. The tort claim requested $23,100 in total damages. /d. at Box 12d. However, the
VA investigated the tort claim and concluded that there was no evidence of any
negligence or wrongful act while the Walton Avenue property was in the VA's
possession. Ex. 18 (Administrative Claim - Denial Letter). Therefore, the claim was
denied by the VA in a letter dated May 24, 2012. While in possession of property a duty
to protect and maintain is incurred as the property was essentially being held for the
benefit of a third party.

On November 1, 2012, Plaintiffs filed the instant Complaint and raised two
claims. First, Plaintiffs presented a negligence claim, pursuant to the FTCA, alleging that
the "VA had an obligation to secure the property in such a way as to preserve its value

and prevent vandals from entering the property and taking copper pipes, or in the

alternative be responsible for the diminution in value." Compl. at § 21. Second, Plaintiffs
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presented a contract claim alleging that the "VA entered into an agreement [with
Plaintiffs] to convey the property valued at $48,000.00" and that this agreement was
allegedly breached. Id. at § 25. Plaintiffs requested $42,000 in damages or, alternatively,
the sum of $48,000 and reconveyance of the property back to the VA. Id. at p. 7.

IT1. Statement of the Case

“A secured party shall use reasonable care in the custody and preservation of
collateral and the secured property’s possession.” 13 Pa.CSA 9207 Restatement
(Second) of Torts 324a.

In any case sounding in negligence, a Plaintiff must demonstrate (1) a duty of
care; (2) the breach of the duty; (3) a causal connection between the conduct and the
resulting injury; and (4) actual loss or damage resulting to the Plaintiff.

To prove a cause of action for negligence, a Plaintiff must show “(1) a legal duty
to use reasonable care, (2) breach of that duty, and (3) approximate cause between the
breach and for the Plaintiff’s injury”, Mendoza v. City of Los Angeles, 66 Cal App. 4t
1333, 1339, 78 Cal Rptr 2d 525(2d Dist. 1998). The existence of a legal duty to use
reasonable care in a particular factual situation is a question of law for the Court to
decide. Vasquez v. Residential Invs., Inc., 118 Cal App. 4™ 269, 278, 12 Cal Rptr. 3d
846 (4™ Dist. 2004).

Plaintiffs in the within case argue that while the VA takes under its care, custody
and control real property and elects to transfer such property in a deteriorated or inferior

condition and demand the same consideration for the property while being transferred
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while the property was maintained and without the necessity for repairs caused during the
ownership or control of the VA. In the event that the VA were to select the option or
elect to transfer the property back to the original conveying party, it would stand to
reason that the property be in the identical or, at least, similar condition requiring the
grantee to accept the property in a damaged condition should allow the grantee to recover
the difference in the value or the cost of repair.

In an instance where an individual has the right to possession of property, a party
having the lawful right to exercise dominion and control over his own property may not
sit idly by and see that property destroyed through forces negligently set in motion by
another and then collect damages occasioned by his own failure to make reasonable
exertions to arrest the threat and disaster. In such a case, the party whose property is
jeopardized is required to act when the fact of jeopardy is known and upon the theory that
the way is open to that party to act. Palmer v. Costello, 41 App. D.C. 165 L.R.A. 19135a,
193 (1913), Mark Hudson River Bridge Company, 103 N.Y. 28, 8 N.E. 243. It can easily
be said that the VA being the property owner sat idly by and permitted their own property
over which they exercised unquestionable dominion and control to suffer damage. See
also Western Real Estate v. Hughes, 96 C.C.A. 658, 172 Fed. 206; Pennsylvania R. Co.
v. Washburn, 50 Fed. 335; Harrison v. Missouri, P.R.Co. 88 Mo. 625.

At all times the VA had total control over the property in question and under 42
Pa. C.S. 8542(b)(3), following the City of Pittsburgh v Estate of Stahlman, 677A.2d 384,

387 (Pa. Cmwlth. 1996), “possession under the real property exception means total
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control over the premises”. According to the VA Handbook 5.04 Risk of Loss, (38 CFR
36.4320(h)(10), “The holder remains responsible for loss due to property damage or
personal injury at the property from the date it acquires the property until risk of loss is
assumed by VA. Assumption of the risk of loss by VA usually occurs when VA receives
the holder’s VA Form 26-8903 and accepts custody. At this time the holder should
discontinue all property management functions unless it is retaining custody.” Clearly by
the rules set forth by the VA after they accepted the property and before reconveyance to
the servicer, the risk of loss was clearly upon the VA.

Liability is imposed for any negligence in the care, custody and control of real
property in the possession of the Defendant, Hough v Commonwealth, Department of
Transportation, 155 Pa. Cmwlth. 162, 624 A.2d 780, Petition for Disallowance of Appeal
denied, City of Pittsburgh v Estate of Stahlman, 677 A.2d 384 (1996).

The question whether the Defendant owes a duty to the Plaintiff is a question of
law, Greater Houston Transportation Company v Phillips, 801 S.W. 2d 523, 525 (Tex.
1990), but whether the duty was breached or whether the Defendant failed to adhere to
the applicable standard of care is a question of fact. Rudolph v ABC Pest Control, Inc.,
763 S.W. 2d 930, 933, McGonigal v Gearhart Indus., Inc., 788 F.2d 321, 326 (5th Cir.
1986). Standard of care is question of law, while negligence is for fact finder.
Fed.R.Civ.P. 52(a); Beckby Chain v Thompson, 818 F.2d 1204, 1208 (5™ Cir. 1987).

All individuals owe a duty to exercise reasonable care to avoid foreseeable

injuries to others.

10
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This action is viable and exclusive jurisdiction rests in the claims court as:

1. the action is against the United States;

2. the action seeks monetary relief in excess of $10,000.00; and,

3. the action is founded upon government contract.

The Federal Tort Claims Act provides generally that the United States shall be
liable to the same extent as a private party for injury or loss of property caused by the
negligent or wrongful act or omission of any employee of the government while acting
within the scope of his office or employment. During the period of time when the
Defendant was in possession of the real estate and pending a reconveyance back to the
assignor of the Plaintiff, a trust relationship occurs.

Given the existence of a trust relationship, it naturally follows that the
government should be liable in damages for the breach of its fiduciary duties as a trustee
is accountable for damages for the breach of that trust. Mitchell 2, 4™ 63 US at 226103
Sup.Ct. 2961. Analogous provisions are section 139 and 187 of the Restatement (First)
of Property (1936), a beneficiary has an immediate claim for money damages for any
alleged failure to maintain and repair buildings. Section 139 entitled Duty Not to Permit
Deterioration of Land or Structures provides in pertinent part that the owner of an estate
for life has a duty to preserve the land and structures in a reasonable state of repair.
Pursuant to the same VA Handbook cited above H26-94-1, Section 5.06, “a. During the
time between the foreclosure sale date or confirmation of sale date, and the date of receipt

by the VA of the holder’s notice of election to convey the property, holders should

11
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perform emergency property preservation repairs not in excess of $500. Repairs in
excess of $500 must be approved in advance by VA. This limitation does not apply to
expenditures for heat, water, electricity, or other services where: (1) Properties are
occupied by tenants, (2) The terms of the rental agreements require the landlord to
furnish such services; and (3) Upon acquisition of the property by the holder the tenants
are obligated to pay rents to the holder. B. VA will generally assume these functions
when custody of the property is transferred.”

A repair or act of preservation is clearly within such duty whenever such repair or
act is necessary to prevent a progressive deterioration of the land or structures or
whenever the condition existing as a result of the failure to make such repair will amount
to substantial deterioration of the land or structures from the condition in which such land
and structure were at the time of the commencement of the fiduciary relationship.

Respectfully submitted,

Dated: _9/30/2013 /s/ Louis P. Vitti
Louis P. Vitti, Esquire
Vitti & Vitti & Associates, P.C.
215 Fourth Avenue
Pittsburgh, PA 15222
(412) 281-1725

12
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Exhibit “ 17
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IN THE UNITED STATES DISTRICT COURT
FOR THE WESTERN DISTRICT OF PENNSYLVANIA

VITTI & VITTI ASSOCIATES, P.C.,
successors in interest to Louis P, Vitti &
Associates, P.C., Louis P. Vitti and Edith
Moen Vitti,

Civil Action No. 12-1595

Plaintiffs,

V.
Judge Nora Barry Fischer
UNITED STATES DEPARTMENT OF
VETERANS AFFAIRS,

Defendant .

DECLARATION OF CARL W. WASSON

1. 1, Carl W. Wasson, declare as follows pursuant to 28 U.S.C. § 1746:

2. Thave been employed by the United States Department of Veterans Affairs for
approximately 35 years. I am currently a Supervisory Loan Specialist in the Loan Management
Section of the VA Loan Guaranty Service in Washington, D.C. T have been working in the area
of veteran loans for the majority of my career.

3. Inmy capacity as a Supervisory Loan Specialist, I am intimately familiar with the
VA Home Loan Guarantee Program. This program was first conceived in the aftermath of World
War Il in order to assist returning veterans in obtaining favorable credit so their readjustment to
civilian life was easier. Favorable credit was used by veterans in such areas as: obtaining home

mortgages, beginning a business, or stabilizing a farming venture. In the area of home

mortgages, this favorable credit enabled veterans to obtain a home loan with typically no down
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payment, no private mortgage insurance, negotiable interest rates, and many other benefits. The
VA Home Loan Guarantee Program has assisted millions of veterans over the years and
continues to be a beneficial program for veterans today.

4, Iam generally familiar with the underlying financial terms regarding VA Loan
No. 111160247126 which was used to purchasc a residential home at 2116 Walton Avenue,
Pittsburgh, Pennsylvania. This familiarity is based on my inspection of the loan information
records for this loan located on the VA's electronic loan records system which is named, the VA
Loan Electronic Reporting Interface ("VALERI"). Attached to this declaration are two
documents that have been retrieved from the VALERI system and provide specific details
regarding the guaranteed VA loan for the Walton Avenue residence. See Attachment 1 (Loan
Information - Summary Page) and Attachment 2 (Loan Information - Payment Page). To the best
of my knowledge, these documents are truc and accurate copies.

5. Based on my review of the records regarding VA Loan No. 111160247126, I can
state that a VA Loan Guaranty Certificate was issued on January 18, 1997 to Allstate Financial
Services in order to guarantee a loan provided by that institution to veteran, Carmen A. Miller.
The veteran subsequently went into default on this loan, remaining delinquent for the November
1, 2008, and all subsequent installments, so foreclosure proceedings were initiated. The VA
eventually obtained the Walton Avenue property via a conveyance at a liquidation sale in
October 2009. The conveyance paperwork indicates that the property was conveyed from U.S.

Bank, acting as trustee for the Pennsylvania Housing Finance Agency.
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I declare under penalty of perjury that the foregoing is true and correct.

Executed on February _/_5: , 2013,

@/ (o] Moo

Carl W, Wasson
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Page 1 of 1

VA Loan Number
Origination Date

Loan Amount

Servicer Loan Number
Property Address

[B Loan Information

_VA Loan Number _

Is Indemnified ' No
Executlon Date
Explred Date l N/A

. 111160247126

111160247126
9/11/1996
$45,750.00
0000631986

Payment Due Date
Borrower Name
Servicer

Interest Rate

2116 WALTON AVENUE PITI'SBURGH, PA 15210

Onglnal Guaranteed Amount ; $22 500. 00 e -

lN/A . y R

Audit Number e T T

Borrower CARMEN MILLER

Loan Status o - ﬂ Te’ﬁ’nlnated“w T
Origination Date :09/11/1996m .
Termination Date 10/05/2000
FirstPaymentDate | 11/01/2004
Loan Amount  ismerize
oantem  Toetmoms T
Interest Rate » 5 8750%

Onglnal Guaranty %” '49 »1503—"/; T
Current Guaranty % »49 1803%

® Pending @ Not Processed ¥ Accepted e Requires Review

https://www.vbavaleri.cbm/LaserTrak/LoanInfo._aspx?request=yOB2GGBH_IX2+6 1Smh316J5YC8TqOB...

S« Event Inbox

11/1/2008
CARMEN MILLER

PA HOUSING FINANCE AGENCY

7.6500%

[ show Hidden
All Events

J1/1/1900

Basic Claim

Transfer of Custody

Results of Sale

Contact Information Change

Results of Sale

Dellnquency Status

Foreclosure Sale Scheduled

Delmquency Status

Delinquency Status

Dellnquency Status

MM/OD/YYYY

'
§
i

1/30/2013

MM/DD/YYYY

]

L4 03/31/10 | 04/05/10
' . _,_._10/;3/_.05 i 10/17/09
& | o200 | 10609 |
oz | ey
v oo | o |
9 i 10/01/09 | 10;65/657»“
ooy | oopz7oo |
v —-n;/o1/o§ }J; 69/05/09 |
V 08/01/09 ll 08/05/0;)(.‘.‘

V 07/01/09 { 07/13/09

o

o Accepted with Errors

‘ Rejected

Attachment 1

01/30/2013
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_\:@____

-
-

IB vLoan Information

Is Indetrnﬁed
~Executm:n Date o
EJ_(pred Datn» »

g

uPg

Payment Due Dahe
Appralsed Value
Net Vdue

NOV Issue

Pal Amount

T&I Amount
~Other Pavmenvts
_Totd Payment ‘

Total Debnquency o

Curent Guaranty % |
Original Gua’mteed Amomt | ‘22,500 00

' 49 1803%

v NER
INo
N/
I

L

S ve lne

_{;$3709173
l11101/2008»

: “8,000 00
542 303 00

NovExwabm

- .,021,1?120;9
$280.22

gmem

‘ .$000
7‘$48700

Wednesday, Jan 30, 2013 03:33 PM

) ;30’720 31

-
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g« Eveat Inbox

[ Show Hidden
[V Al Events

Basic Claim

<
[ = ]
8
W
f
8

; 04/05/ 10

,..}g...__.?. e -
i ! N
i
}
S

Transfer of Cusbody 10/13/09 10[ 17]09

Results of Sale 10[ 16/09

Contact Information Change ! 10/ 16/09

'

Results of Sale 10/ 13,’09

C e
3
g

10/05[09

" 09/27/09

|
i . !
___f..-‘_._.._.“ - <..,
;
< ¢

Deﬁnquency Status

Foredosure Sale Scheduled

Delanuency Status

Delinquency Status - : v

09/05/09

08/05/09

Attachment 2
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: H1PM US BANK DOCUMENT CUSTODY -89 [ LNp. 5732 Fi.-/?-" -
'\'OC%' z'ngfﬁgm of 4 q
w Veterans Affairs UNITEDSTATES OF AMERICA

. LOAN GUARANTY CERTIFICATE

ISSUED TO: ' b?) ( q g6

ALLSTATE FINANCIAL SERVICES INC
ONE FORESTWOOD DRIVE

PITTSBURGH PA 15237
-~ TN s t
P wlVed I A
FEB 3358
| LT e
LOAN NUMBER DATE OF LOAN AMOUNT OF LOAN PERCENT GUARANTEED
11-11-6~0247128 03/11/96 $ 45,750 49.18 %

CERTIFICATION TO FINANCIAL INSTITUTION

This is to cartify that, in this case, the Depariment of Veterans Affairs (VA) has complied with the applicable
provisicns of the Rignt te Finencial Privecy Act of 1878, title xi of Public Law 95-630. Pursuant to section
1113(h)(2) of the Act, no furiter certification shali be required for subsequen: access by the Depariment of

Veterans ARairs, Lcan Guaranty Service or Division to financial racords on this foan during the term of the foan
guaranty.

This is to cenify that pursuani to chepter 37, titls 38, U.S.C., &5 amended, and the regulations effective
thereunder on the date of this ceriificate, the indebtedness outstanding from time to time under the loan
identified harsin is guerantesd in the following amaunt(s):

FULL NAME(S) OF VETERAN(S) m?gﬂ oF AMOUNT OF GUARANTY
CARMEN A MILLER 45,750 22,500
W—_ for SECRETARY OF VETERANS AFFAIRS
(SIGNATURE OF AUTNORIZED AGENT) 7 :
DATE OF THIS 01/18/97 iSSUING VARO Pittsburgh PA (MFB)
CERTIFICATE OFFICE

Upon full satisfection of this Joan by payment or otherwligs, this certificste must be appropriately sndorsed and signed, dated,
and retumed to VA pursuant to 38 CFR 38.4218 or 356.4333, Check the appropriste box to show the reason for the
termination for VA's guarenty fiability.

O pap-in-sutL [J cLam paip [J canceren
R 25-1209 it S
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The Appraisal System

RESPONDENT BURDEN: We need this information to request an appraisal on the property for which VA guarantee of the
loan is requested (38 U.S.C. 3701(b)). Title 33, United States Code, allows us to ask for this information. We estimate that
you will need an average of 12 minutes to review the instructions, find the information, and complete this form. VA cannot
conduct or sponsor a collection of information unless a valid OMB control number Is displayed. You are not required to

— CaEse:1280TENGNBEBDMurnent B3 FEtIEISIER FRageldaffll

Page 1 of 2

OMB Approved No.:
2900-0045

Respondent Burden:
12 minutes

respond 1o a collection of information if this number s not displayed. Valid OMB numbers can be Iocated on the OMB
Internet Page at www. whitehouse.gg y/QMBIN A.EPADIMEVA, If desired, you can call 1-800-827-1000 to
get information on where to send comments or suggestions about this form. Your cbligation to respond is required to obtain
or retain this benefit,
Department of VA REQUEST FOR DETERMINATION OF 1. Case Number — LGI
Veterans Affairs REASONABLE VALUE (Real Estate) 11-11-6-0247126
2. Property Address 3. Legal Description 4. Title Limits & Restrictive
12116 WALTON AVENUE 2116 Watton Avenue Covenants
MOUNT OLIVER, PA 15210
ALLEGHENY
5. Name and Address of Firm or Person Making 8. Lot Dimensions: 1. Iregular/Square Feet: 2. Acres:
Raquest/Application (Inciude ZIP Code)
PA HOUSING FINANCE AGENCY 7.Utilities
211 NORTH FRONT STREET
HARRISBURG , PA 17101 P
E Mait 8. Equip.:
9. Building Status 10. Buiiding Type: 12A. No, of Bldgs: 13A. Street Access:
Existing 11, Factory Fabricated? 12B. No. of Living Units: 1 138. Street Maint.;

14A. Construction Warranty included? |

14B. Name of Warranty Program:

14C. Expiration Date:

115. Constr. Completed:

18. Name of Owner: CARMEN A. MILLER 17. Property:

2118 WALTON AVENUE PITTSBURGH, PA 15210

18. Rent 19. Keys At 211 N. FRONT ST, HBG, PA 20. Telephone No.: 5
21. Name of Broker: 22. Telephone No.:

23. Date and Twne Available for inspection:

{24. Mobile Home Liquidation? NO

25. Originator's Ident. No.: 8070030000

26. Sponsor’s Ident. No.: 127. Institution's Case No.: 631986

28, Contact Person:
KIMBERLEY AYA A
Work Phone: L
Home Phone:

EQUAL OPPORTUNITY IN HOUSING
NOTE: Federal laws and regulations prohibit discrimination because of race, color,
religion, sex, or national origin in the sale or rental of residential property. Numerous State
statutes and local ordinances also prohibit such discrimination. in addition, section 805 of
the Civil Rights Act of 1968 prohibits discriminatory practices in connection with the
financing of housing.
if VA finds there is noncompliance with any antidiscrimination laws or reguiations, it may
discontinue business with the violator.

29. NEW OR PROPOSED CONSTRUCTION (Compiete items 29A through 289G for new or proposed construction cases only.)

28A. Compfiance Inspections Wil Be or 29B. Plans 29C. Plans Previously Submitted Under Case No.
Were Made By:
129D. Name and Address of Builder 29F. Name and Address of Warrantor
29E. Telephone No.: 29E. Telephone No.:
30. Comments on Special Assessments or Home Owner's Association Charges: 33. Leasehold Cases
A, Lease Is:
31. Annual Real Estate Taxes 32, Mineral Rights Reserved? B. Expires:

C. Annual Ground Rent:

34. Sale Price of Property

Separately?

34A. Is Buyer Purchasing Lot

38. Proposed Sale Contract
Attached?

35. Refinancing-Amount of
Proposed Loan:

CERTIFICATIONS FOR SUBMISSIONS TO VA

hereby certify that pians and specifications and related

On receipt of "Certificate of Reasonable Value® or advice from the Department of Veteran's Affairs that a "Certificate of Reasonabls Vaiue”
will not be issued, we agree to forward 10 the appraiser the approved fee which we are holding for this purpose.
CERTIFICATION REQUIRED ON CONSTRUCTION UNDER FHA SUPERVISION

t
are identical to those approved by FHA, and that FHA inspections have been made pursuant to FHA approvat for mortgage
insurance on this basis of proposed construction under SEC.

exhibits including acceptable FHA Change Orders, if any, suppfied to VA in this case

38. Signature of Perspn Authorizing This Request 39, Tetle: 41. Date
KIMBERLEY AYALA? A ;{Q AN 1A VD 0. Telephone Nomber: (7@ 08/11/2009
42, Date of Assignment: 08/11/2009 <~ J  [43.N i 078) HARRY J SMELTZER

(

WARNING: Section 1010 of titie 18, U.S.C. provides "Whoever for the purpose of ... including such Administration ... makes, passes, utiers or
publishes any statement knowing the same to be false ...

shall be fined not more than $5,000 or imprisioned not more than two years or both,

VA FORM

AUG 2007 26-1805-1

https://tas.vba.va.gov/tas/requester/a_edit_single_liquidation_new.cfm

LGl Case: 11-11-6-0247126

8/11/2009
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The Appraisal System

® .

Date: 08/11/2009
Requester Data; Servicer: 6070030000
]

Case Description

Address: 2116 WALTON AVENUE
MOUNT OLIVER, PA 15210
County: ALLEGHENY
Owner: CARMEN A. MILLER
Sales Date: 10/05/2009
Appraiser Data

Appraisers Assigned: 1

0078 HARRY J. SMELTZER
Address: 7SRNG
CUARRR:
Office Phone: (VR
Cell Phone: (npe

E-Mail: hj

Inspector Data

Inspectors Assigned: 0

Return to- Assignment — Single Property

https://tas.vba.va.gov/tas/requester/a_edit_single liquidation new.cfm

Page 2 of 2

8/11/2009
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Case 1:13-cv-00459-SGB Document 8-4 Filed 09/30/

The pu of tis summary isal repor! is to provide the lendeq/client with an acctnle ang 2

‘ Smelzer Apralsal Servica (T24)733-3505

11-11.6-0247126

Uniform Residential Appraisal Report Fis 92076

Propery Acdress 2116 Wakton Ave

{sly supporied, apinion of the markel valus of the subject

Bomowe! Any Quafified Veleran

Legal Description  DEIV 8780 P &

Askessor's Parce) # 96-F-89

Gty Phisburgh Stals PA __ Zp Code 15210-4148
Qwner of Public Reeord Mlle' Cannen County Allegheny
33
T Tax Year 2009 RE Taxes § 1,932

Neighberhood Namp  Overbrao!
Occyl Dwner Terant

WariPittsburah Map Relarance 38300 Consus Tract 3204.00
Vacant sclal Assessments § NA T 1PUD  HOAS NA per year [T per month

Property Rights lsed Fee Simple Leaseheld Other {describs)

Ass|gnment T Purchese Transaction Reflnarce Transaction Other (destribe) Liquidation
tsnder/Clent  Dey { Vetersns Affai

s ihe s ey curmently oftersd for sala or has Hi been aifered fo7 sale n the tweive monkhs prior to the sfieciive dalg of Ihis appralsal? {JYes X No
tiata source(s) USED, otfering pricafs), and dats(s}.

Addiess  INTENDED USER ANY VA APPROVED LENDER

West Penn Multi-List

1 L] did ©_Jcid not analyzs the contract for sale for the subject purchase iransaction. Expiain the results of thy anaiysls of the uum'acl for sala o why the analysis waa not

riommed.

=3 Contract Prce § NA Dats ol Conlract

Is b proparty seker the pwner of pubkc record? ] Yes

}Nc_Datz Source(s)
s there any financlal assisience (1oan cherpes, sak concessions, gift or downpaymant assistancs, etc.) o be pald by any party on behall of the borrowor? [ Yes No

1 Yes, report the foka! doliar amount and dascribe the Hems to be paid.

Note: Race snd the raclal composition of the neighborhood arenot 2 pmlsal tactors.

S Relglibothood CRureEiensce ZOnesunit Housing Trefids! e XDRERIPIHEURNY oS s
Locgtion DG Urban___ [ ] Suburban Rural Property Vaues ] increasing Blable Ceclining PRICE AGE__ | One-Unil 5%
I Buit-up D Over 75% [ 25-75% Under 25% | Demand/Supply | ] Shortage [ ] in Batance DG Cver Sy § (000} fyrs) | 2-4 Uit 5%
Y Growih Rapid Stabk [ ] Slow Markeling Time ] Uncer 3 s (] 3-8 mis OverBms| 5  low 30 ]Mubi-Famiy 5%
] Nelborhoed Boundaries | This area ls In the 32nd Ward of the City of Pitishurgh known enerally 88 180 High 140 |Commerclal 10 %,
’ Dverbrook. The sublect's market area encompassgs both the Overbrook and Cafick neighborhoods. 60 Pred 70 |Other 5%

Nelghtorhood Descrioion_ This residential neighborhood is within reasonable proximity o em I

and the = no special adverse factors affecting the subject's marketabill

is is the Pittisburgh City School District..

ent and amenities. Employment a rs stable,

Warke! Condiions {incloding suppori for ths above conclusions)  See page 3 of 6 and gttached form 1004MC.

Dimensions 37 X 100

Asea_3,850 Sg.Ft.

Shape_Roughly Rectanguler  View Resdential

Specilic Zoning Clagsificalion Reside
Zoning Compliance () Legai L
1s the and bast use of subject

ntial Toning Description Residential

al Nonzonforring (Grand!athersd Uss]
25 ved (or 88 sed pBr

No Zoring_[_] Megel {describe)

and spaciticalions) e presertuse? D Yes | | No_t No, deseribe

Utliitles Pubtic  Olher {describe) Publie  Othet (describe) Oti-slte inp ds - Type Public  Private
Electrici X [ 100Amp Watsr P B Premier 40 gal ghwt _Stredl_Brick 4]

[ K] [ ] GFA Fumaocs Sartary Sewer Allsy _ Asphalt X

FEMA Specil Fiood Hazard Area Yes No FEMA Rood Zone X FEMA Map & 420D3C0383E FEMA Map Dale _10/4/1885

"Are tha uMYes and ofi-site improvements typical for the markel area? Yes [} No_{f No, describs

AT there any 2dverse stie condilians or exlernal faclors (easaments, encroachments,

r}

nial condfions, tand uses. Bic.)? TYes DX No_ I Yes, describe

Radei Ganera| Descapifons2
Units [X) Qe [ One with Accesso
# of Staries 2.5

Type DC Dol LI AtL S-DetJEnd Unit jBasement Area

Exstine [ ] Proposed || Under

R i e

Unit ] Conarso St [ Cravi.

ace |Foundalion Wals

Fufl Basement Partiat Bayement _|[Bxderior Wells

Concrele Blook/Avg |Foors ____ CptfHuwdinAvg

Brick/Avg Walls Piaste/DrywalVAvg

682 su.MiRool Surface

Comp Shingle/Avy__[Trim/Finish __ Wood/Avg

(onstBasement Rrish

40 % IGutiers & Downspouls Metal/As Bath Aoor  CT#Good

Des| 2.5 StylA Quiside Entry/Bdt Surnp Pump __ |Window Type Double Hung/Good _|Bath Walnscot CT/Geod
Year Buill 1930 Evidence of \nfpstafion Stomn Sastinsulated Insula od Car Stora None
Eflective Age (Vrs) 25 Dampness [ Sstismenl Scraens Screens/Goad Driveway # of Oars
Atic Nong Hagl WA FWEB ||| Redia Amentﬂes Woodstovels) #  {Driveway Surface
Orop Sialr Slalrs | Other Fusl Gos (] Firepiace(s} # Fencs In Garags  # of Cars
Fioor Seutie Cooing || Ceniral Ar Condillaning [ PatioyDeck Porch Two Copor___ # ol Cars
Finichad [ Heaied Individual L] Other Pool Cfhe” At Jgel.  []Bullin
fances | ) Reirigerater (] RargefOven () Distwasher [ ] Disposal [J Wirroweve () Washer/Dryer Ofhe! (desc:
Finished area abova prads contalns: 5 Rooms 2 Bedrooms 1 Bats) 1,056 Sruare Feel of Gross Living Aroe Aove Grade

Aditinal izatures [specia! ehicient ems, ele.).

encloged rear porch,

Descrioe e condition of e
area and Is functionally a

to be winlerized - date of wintefi

Are {hare sica) deficienciss of advarse condltions that aff

inthuding neadod , deiarioration, renovations, remodeling, #C).

le, P | deficiencies noted inciude: some missi

shingles on dormer da d basement PR and
RR; solied carpeting; marked walls; now shower head in main bath, Recen! improvam ents include newer kitchen and baths and attic finish.
Functional Inadegquacies Include @ very panow alalrmse to 1he finkshed, unhoaled sttic. Utilties were not functioning at Inspection. Subject appears

tion unk . rant problams with hei slectrical or plumb tems,

ecme vabiliy, souncness, or sictural integrly of the orooery? T 1Yes X No_If Yes, deseribe

The dweling is gens! consstent with others in the

Does the property generally contorm 1o 1he nelghborhood (i ional =iy, style_ condilion, use, construction, elc.)?

X Yes [ ] No_1f No, describa

Freddie Mac Form 70 March 2005

Page 106

Fannie Mae Form 1004 March 2005

Form 1004 — "WIATOTAL® appraisal sofiware by a fa made, Ino. — 1-BOO-ALAMODE

AL
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Uniform Residential Appraisal Report i # 92076

. {Fi o 5200761 Paoz #2)

11-11-6-0247126

Tremare 21 comparable properties cuwendy offered for 52k in the subloct neiphborhood ranging in price from $ 40000 b§ 60,000
Thmae 4D tomparatle saies n (he subjecl neighborhood within the tweive months ranging In sale price from $ 40,000 0§ 60000
FEATURE | SUBJECT COMPARABLE SALE # 1 COMPARABLE SALE # 2 COMPARABLE SALE#3
Addrass 2116 wakon Ave 2275 Spoksne Ave 2308 Waolton Ave 2324 Walton Ave
Pits! h 15240 Pitis h 15210 Pittsburgh 15210 Pitsburgh 15210
Prowimity 10 Sub Frnas cks SE 342 blocks S 3,72 blocke 8
Sale Prics [ N $ 53,000 50,000/ |3 48.000
Sale Price/Grogs Lv. Atos [ JU§  53.00 suftl: S 52.83 sqiL A $ 5063 5ot
Dala Sourcs(s) MLS #736734 DOM = 102 MLS #744074 DOM = 103 MLS #770548 DOM = 45
Vastiication Sourcy : % County, Record County Record County Record
VALUE ADJUSTMENTS DFSCRIPTION DESCRIPTION | () Adjustmeni | OESCRIFTION | +(") § Adusimerk DESCRIPTION _ | +(} § Adfustment
Bales or Ansncing FHA Conventional FHA
GConcassions None Known None Known 3% Salier Asslst
Date of Saly/Time : 1 08 12/29/2008 7/31f2008
Location Average Average Averpge Average
1 pasehoid/Fee Simple Fee Simple Fes Simple Fes Simple Fee Simple
Slie I7X100/AvE 25X1C0/Avg 25X100/Avg 37X100/Avg___
View Residentlal Resldential Residential Residential
Design (Siyle 2.5 Sty/Avo 2 BtylAvg 2.5 StylPvg 2.5 StyiAvg
of Conginuction Brick/Ave Brick/Siding/Avg Siding/S! .3,000{ Briek/Siding/Avy
Aclual Age 79 84 81 77
Condillon Average \ -3 ,000] erior -3,000!Superior. -3,000
‘Above Gratls Toal H Baws | Total |Bdrms. | Baths Total [Barens.| Bahs Totat |Bdrms | Batts
Room Count 5| 211/ 51212 30000 5.1 2 | 1 si2 11
Gross Living Arsa 1,066 sgil, 4,000 sqft 950 sqft. +2,000 950 sqil +2,000
Basement & Finished 682 Sq.FL Fulv Full Fulf
Rooms Below Grade RE/Bath/No Cpt{Open +2,000|0pen +2,000i Open +2,000
Functions! Average Average Averane Aversge
74 Heating/Coolir FA/No CAC FA/No CAC FAICAC -1,000{FANo CAC
° Enerny Eficient koms included Inchuded - Inciyded Included
i Garage/Carport None None None None
i Porchy/Palie/Dack Pgreh, Enc Preh|Similar Syl X -1,500(Superior Patin -500
(4 Aflic Finish None +1.500i None +1,500! Finish
rapiage INoFP_ 1EP -500|No FP No FP
<] Not Atfustment (Total! BBE + - 18 ap00] [+ K- |8 300l X+ [J- 18 500
Adpsied Saig Price 7ot Ad). 57% Net Adj. 60% - Net Adj. 10%
of Comparables PR P Grass Adl. 189 %($ 50,000|G0ss Adj,  28.0%1S 47,000Gross Ad]._ 156%]$ AB 500
S35 Gd || 6id ol esearch the sale o iransfer hislory of he subject props and comperable sales, If ot expiain_
s T i 0 o o s i sl o ransers f 1 sublot propery orth Ve years prior to e effeciva dole of s spprafsel,

Data Sowsce(s) MLS & County Records
My resgarch did did nol reveg 8ny prior saies or transters of ihe comparable s Tor the yasr prior ta the date of sale of the comozrabls sais.
Tata Source MLS & County Records

A e TesU1s o the research and analysls of tim prior sels or lransfer Hisiory of the sublject progerty snd sratng salzs (repod addiional prior sales on pape 3).

TEM SUBJECT COMPARABLE SALE #1 COMPARABLE SALE #2 COMPARABLE SALE #3
Dats of Prigr Sak/¥ea NA NA NA NA
Prige of Prior Sais/Transter NA NA NA NA
Data Soureals MLSICouniy Reconds | MLS/Courty Records | MLS/Couniy Records _|ML.S/County Regords
Eitatiive Date of Data Source(s 8/31/2009 8/31/2008 813172009 8/31/2008

15 of prior sale o transler hisiry of the subject property and comaarable sales Available sources do not Indicate that the ol during the 38
nihe pracading the efiective dats, or that any of the comy rables had any adgiional sale during the 12 months receding their salo dates above,

Samenary Ol Sales Cumpanison Aparoast _ Comparables #1 & #2 sald In excess of six months prior to the eff date, but were used because of similar

characienistics and proximily. The guality sdjustment to comparable #3 reflects marksi value differences due to the com arable's inferior

NON-MAs! exterior and is sy ¢ hardwood floors and upgraded gehinetry snd tim work. Condion pdiustments reflect the subjects ical

deficiancies noted above, Adiustments for differences In gress living areps were calculated at $20/s8f._Gross fiving areas of comparables are

estimates based ongources listed. necassary use of dissimilar properties resulted In adius nis to salss g in e: of recommended
idelines, The sdjustmens sre warranied, and the ediusted com arables are refiective of the market for the subject. All comparables were iven

similar welght In estimati arket vaiue, 1o the tight vaiue ra

Tndicated Value by Sales Comparlson Approach § 48,000
indicated Value by: Seies Comparison Approach 48,000 Cost Approach (If developed)§  NA income Approeeh (i developed) § NA
The e Approach deemad not epplicable due to a lack of sufficien! date o arfive at a reliable Indication of market rent snd gross rent
=3 muttipiier, The Sales Com smon Aoorosch was given primary weight as k most closaly reflects the actions of the market. See additional
=4 comments on page #3.
This appraisal is made D a5 15", 77 subject to completion ger pians and specifications o Wie basis of 8 hypoteticat condiion that the improvements have been
completed, [ subject 10 e Tofowing repairs or siterations on tha basls of a hypothwiical condbion that the repairs o allerations hava been completed, or (] subjacttothe
w1 follovri Jired Insoattion based on the extraordinary assumption that the cordiion of deficiency does net requies alerafion O repain

M 55 on a complete visual Inspectlon of fhe interior and SHierior arems of the subject property, delined soope of work, slatement of assumptions and fimiting
conditions, and apprelser's cerification, my (our) opinion of the markel value, as tefined, of $he real propery that |s the subject of this report Is

$ 48000 a3 0f 8/22/2009 , which 1s the dale of Inspection and the phiective date of this appratsal,
Freddie Mac Form 70 March 2005 Page 2016 Famaie Mas Form 1004 March 2005

Form %004 — "MATOTAL* appraisal software by 8 f mode, lng, — 1-80C-ALAMDDE




' Case 1:13-cv-00459-SGB Document 8-4 Filed 09/30/13 Page 4 of 20
. (Fi N, B2076] Pago #3)
. . 11-11-6-0247126
Uniform Residential Appraisal Report Pl # 82076
Tris report is intended for use only by the lenderfclient es stated on page four of this repori and Identified on page one. The use of the term rely in
tom #23 on page six of this report Is simply acknowlsdgement by he appraiser of the possihiity that the parties Jenlified therein mig choose ral
on the reoorl. The parties idenlified In item #23 on page six ol this report are not intended users of this report.

B The income and cosl appraaches would riot add to the reflability of the report, and have not been performed as 8 part of this aporaisal

A complete visual Inspection doss not inciude Ingpection of an ¥dden or unapparent physicel deficiencies. Pleace see item five on page four of
this report,

« URAR : Nojghbothood - Market Conditio S
Propery values appesr steble. The summary of One-Unil Housing Trends Is for comparable properties (see attached form 1004MC). Demand
and suppiy for the nelghhorhaod are not in balance (based on data provided by West Pem ull List, there ars currently 119 listings in the subject’s
nelghborhood, wih 123 sales closed over the past 12 months). A review of sales indicates 8 marketing time (kst o contract date) of 90-120 days.
Inlerest rates are at an effective lavel. | have considered relevant competitive listings and/or contract offarings in the performance of this appralsal
and in trending Information reporied in this gection. if 8 trend is indicaled, | have allached an eddendurn providing relevant competilive

Ja} listinqe/contract offering data. Estimated saleflist price r=ip fs 85%.  Unusual financing (discounts, concessigns) is rarg, VA and FHA finan gis

5] hot uncommon, nor are noming! seller concessions.

The eppraisal request was received on 8/11/2008. After receipt of key from ap piicant an 8/14, Tne subject was inspected at the esriiest
onvenlence on B/22/2008. The report was uploaded on 8/31/2009.

COmMM!

ADDRITIORAL

T G S B R D BR A 515 COSDARERDACH.TD VALUE(nét Fequirkh By
Brovids adeonals Informalion for the Iender/clent to repicate the below cost figures and caloulations.
Support for the opinion of sits value (symmery of compat ablke bant. safes or other methods for sstimating site valug

P ESTATED | REPRODUCTION DR _[] REPLACEMENT COST NEW OPINION OF SITE VALUE =$
] Souree of cost dala DWELLWE S @t =5
E Ouzlity rating 1rom cost service Efiedive date ol cost data SFL.@S o =S
1 Comments on Cos! Approach [gross Tving res caiculalions, depreciation, etc.) =5
7 Garage/Carport SGRL @5 =$
3 TotaA Estimate of Cost-hew =5
Less Physical Functionel | External
Depreclation =$( )
Deprectated Cost of Improvermests =9
*As-i5* Valua of Siie Imorovemsnis =5
W Estimated Rernaining Eccromic Life (HUD and VA only 35 Years [INDICATED VALUE BY COST APPROACH .
N T R A e S e 1 INCONE "ABPROACH D ¥ALUE nof regulfed by Fainie Mag)>fette: it s T R Y e
b Estimated Monihy Markst Rent § X_Bross Rent Mufipller =3 Indiczted Value by incame Approzch

15 Summery of Incoms Approach (including support for market renl and GRM)

B e R P Tl L 4%, PHOJECTINFORMATION FOR PUDs (if applica FA s TR
15 the developeybulider i contol of e Homeowners™ Association (HOA)? [ JYes [] No Unit type(s) [ | Detached [ Attached
Provids the Tolowing infommation for PLICS ONLY H the developar/uildsr is In conire! of {ve HOA and the subject property Is 20 attachec dweding unit,
Lega) Nams of Proja:

4 Tota! number of phases Tata! number of units Total nzmber of unils sold
[=1 Total number of untts rended Totel nurmber of units for sale Data source(s)

é Vs 1he project croated by The comverston of edsting bulkding(s) fnto 8 PUD? [J¥es [ Mo li'Yas, date of conversion.
=} Does the projoct contain any mull-dweling omis?__ (1 Yes | | No Daia Source
3 Are the units, commeon slements, end recreation facilies compigte? [TYos [ ] Ne I No, describe the status of comoletion.

PUD

‘Are the commaon elements feased 1o or by the Homeowne's' Assoclation? ™ Yss [ ] No Hf Yes, cescribe the romtal terms and options.

Describe cornmon elemenis and recreafional faciiies.

Freddie Mac Form 70 March 2005 Paga 3016 fFannle Mae Farm 1004 March 2005

Form 1004 — "WinTQTAL® appralsal software by 2 1a mode, inc. — 1-8G0-ALAMODE




Case 1:13-cv-00459-SGB Document 8-4 Filed 09/30/13 Page 5 of 20

Uniform Residential Appraisal Report s S e02aTize

This report form is designed to veport an appraisal of @ one-unit property or a one-unit property with an accessory unit;
including a unit in a pianned unit development (PUD). This report form is not dssigned to report an appralsal of 2
manufactured home or a unit in a cendominium or coaperative profect.

This appraisal report s subject to the following scope of wark, intended use, intended user, definition of market value,
siatement of assumptions and fimiting conditions, and certlifications, Modifications, additions, or deletions ta the intended
use, intended user, definition of market value, or assumptions and fimiting conditions ars not permitted. The appraiser may
expand the scope of work to Include any additional research or analysls necessary based on the complexity of this appraisal
assignment, Modifications or deietions to the certifications are also not permitted. Howaever, additional certifications that do
ot constiute materlal alierations to this appraisal report, such as thoss required by law or those related to the appralsar's
gontinuing cducation or membership in an appralsal organization, are pernitied.

SCOPE OF WORK: The scope of work for this appraisal is defined by the complexity of this appraisal assignment and the
rgporting requirements of this appraisal report form, including the following dafinition of market value, statement of
assumptions and limiting conditions, and certifications, The appraiser must, at a minimum: (1) perform & complete visual
inspection of tha Interior and exterlor areas of the subject property, (2) inspect the nsighborhood, (3) inspect each of the
comparable sales from at least the strast, {4) resgarch, verlfy, and analyze data from reliable public and/or private saurces,
and (5) report his or her analysis, opinions, and conclusions in this appraisal repori.

INTENDED USE: The intended use of this appraisal report is for the lender/client 1o evaluate the property that is the
subject of this appraisal for 8 mortgage finance transaction.

INTENDED USER: The intended user of this appralsal report is the tender/client.

DEFINITION OF MARKET VALUE: The most probable price which a property should bring In a competitive and opsn
market under zli conditions requisite to a fair sale, the buyer and seller, each acting prudently, knowledgeably and assuming
the price is not affected by undue simulus. impiictt in this definition 1s the consummation of a sale as of a specifisd date and
the passing of title from seller to buyer under conditions whereby: (1) buyer and seller are typically mativated; (2) both
parties are well informed or wall acvised, and each acting In what he or she considers his or her own best interast; (3) 8
rsasonable time is allowed for exposure in the open market; (4) payment is made In lerms of cash in U. 8. dollars or in terms
af financial arrangements comparable thereto; and (5) the price represents the normal consideration for the property sold
unaffacted by special or creative financing or sales concessiong™ granted by anyone associated with the sale.

*Adjustments to the comparables must be made for special or creative financing or sales concessions. No edjustments are
necessaty for those costs which are normally pald by sellars as a result of tradifion or law In a market area; these costs are
readily identifiable since the seller pays these costs In vidually all sales transactions. Spacial or creative financing
adjustments can be made to the comparable property by comparisons to financing terms offered by a third parly Institutional
lender that is not already nvolved in the properly or fransac ion. Any adjustment should not be calculated on 2 mechanical
dollar for doliar cost of the financing or concessien but the dollar amount of any adjustment shouid approximats the market's
reaction 1o the financing ar concessions based on the appraiser's judgment.

STATEMENT OF ASSUMPTIONS AND LIMITING CONDITIONS: The appraiser's certification in this report s
subject 1o the following assumptions and limiting conditions:

1. The eppraiser will not be responsible for matters of a legal nature that affect either the property being appraised or the titie
1o i, except for information that he or she became aware ! during the ressarch involved In performing this appraisal. The
appraiser assumes that the titie Is good and marketable and will not render any opinions about the title.

2. The appraiser has provided a sketch In this appraisal report to show the approximate dimensions of the improvements.
Theﬁsslgetch is included only to assist the reader in visualizing the property and understanding the appraiser's determination
of its siza.

3. The appraiser has examined the available ficod meps that are provided by the Federal Emergency Management Agency
(or other data sources and has noted in this appraisal report whether any portion of the subject site is located in an
ilentified Speclal Flood Hazard Area. Because the appraiser is not a surveyor, he or she makes no guaramiees, express or
implied, regarding this determination.

4. The appraiser will not give testimony OF appsar in court because he or she made an appraisal of the proparty in guestion,
uniess specific arrangements o do so have heen made beforghand, or as otherwise reguired by law.

5. The appraiser has noted in this appralsal report any adverse conditions (such as needed repairs, deterioration, the
presence of hazardous westes, toxic substances, etc.) observed during the inspection of the subject property or that he or
she became aware of during the research involved in performing the appraisal. Unless otherwise stated in this appraisal
report, the appraiser has no knowledge of any hidden or unapparent physical deficiencies or adverse conditions of the
property {such as, but not fimited 1o, needed repairs, deterioration, the presance of hazardous wastes, toxic substances,
adverse environmental conditions, etc.) that would make the property iess veluable, and has assumed that there are no such
conditions and makes no gusrantses oOF warranties, express of implied. The appraiser will not be responsible for any sueh
conditions that do exist or for any engineering or testing that might be required to discover whether such conditions exist.
Bacause the appraiser is not an expert in the field of envimnmental hazards, this appraisal report must not be considered as
an environmental assessment of the propery.

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

Fraddle Mac Form 70 March 2005 Page 406 Fannle Mae Form 1004 March 2005
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Uniform Residential Appraisal Report _ews szore o

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

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

2. | performed & complete visual inspection of the interior and exterior areas of the subject property. | veported the condition
of the improvements in factual, specific terms. | {dentified and reported the physical deficiencies that could affect the
ivability, soundness, or structural integrity of the property.

3. | performed this appralsal in accordance with e requirements of the Uniform Standards of Profgssional Appraisal
Practice that were acapted and promulgated by the Appraisal Standards Board of The Appraisal Foundation and that were in
placs at the time this appralsal report was prepared,

4, { developed my opimion of the matket value of the real property that Is the subject of this report based on the sales
comparison approach to valug, | have adequate comparable market data 1o develop 2 reliable salss comparison approach
tor this appraisal assignment. | turther certify that | considered the cost and income approaches to value but did not develop
them, unless otherwise indicated in this report.

5. | researched, verified, analyzed, and reported on any current agreement for sale for the subject property, any offering for
sale of the subject properly in the twelve months prior to the effective date of this appraisal, and the prior sales of the subject
property for @ minimum of three ysars prior 1o the effective date of this appraisal, unless otherwise indicated in this report.

6. | researched, verfled, analyzed, and reported on the prior sales of the comparable sales for a minimum of ong year prior
1o the date of sale of the comparable sale, unless otherwise indicated in this report.

7. | selected and used comparabie sales that are locationally, physically, and functionafly the most similar to the subject property.

8. 1| have not used comparable salss that were the result of combining a land sale with the contract purchase price of a home that
has been built or will be bulit on the land.

9. | have reported adjustments to the comparable sales that reflect the market's reaction to the differences between the subject
propery and the comparable sales. .
10. | verified, from a disinterested source, all information in this report that was provided by parties who have & financial interest in
the sale or financing of the subject property.

11. | have knowledge and experience In appraising this type of propery In this market area.

12. | am aware of, and have access 1o, the necessary and appropriate public and private date sources, such as multiple listing
services, tax agsessment records, public land records and other such data sources for the area in which the property is located.

13. | obtained the information, estimates, and opinions fumished by other parties and expressed in this appraisal report from
reliable sources that | believe to be true and comsct.

14, 1 have taken into consideration the factors that have an impact on value with respect tp the subject neighbiorhood, subject
property, and the proximity of the subject property 1o adverse influences In the development of my opinion of markst value. |
fave noted In this appraisal report any adverse conditions {such as, but not limited to, needed repairs, dstarioration, the
presence of hazardous wastes, ioxic substances, adverse environmental conditions, ete, observed during the inspection of the
suhject property or that | became aware of during the research involved in performing is appraisal. | have considered these
adverse conditions in my analysis of the property value, and have veported on the effect of the conditions on the value and
rmarketability of the subjest property.

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

16. | stated in this sppraisal report my own personal, unbiased, and brofessiunal analysis, opinions, and conclusions, which
are subject only to the assumptions and limiting conditions In this appraisal report.

17. | have no present of prospective interast in the property that is the subject of this report, and | have no prasant or

prospective personal interest or bias with respect to the participants in the transaction. | did not base, efther partially or
completely, my analysts ant/or opinion of market value in this appraisal report on the race, color, religion, sex, age, marttal
status, handicap, familial status, or national origin of either the prospective owners or cocupants of the subject praperty or of the
present owners or ccoupants of the properties in the vicinlty of the subject property or gn any other basis prohibited by law,

18. My employment and/or compensation for parforring this appraisal or any future or anticipated appraisals was not
conditioned on any agreement or understanding, written or otherwise, that | would report (or present analysis supporting) a
predetermined specific value, a predstermined minimum value, & range or girection in value, a value that favors the cause of
any party, or the attalnment of a specific result or occurrence of & specific subsequent event (such as approvai of a pending
mortgage ioan application). :

19, | personally prepared afl conclusions and opinions about the real estate that were set forth in this appraisal report. i8]
yelied on significant real properly appraisal assistance from any individual or individuals In the performance of this appraisal
or the preparation of this appraisal report, | have named such Individual(s) and disciosed the specific tasks performed in this
appraisal report. | certify that any individual 50 named is qualifled to perform the tasks. | have not authorized anyone to make
a change 10 any item In this appraisal report; therefore, any change made to this appraisal is unauthorized and | will take no
responsiblity for R.

20, | Identifisd ths lender/client in this appraisal report who is the ingividual, organization, or agent for the organization that
ordered and will receive this appraisai report.

Freddis Mac Form 70 Marci 2005 Page 5 01 6 Fannie Mas Form 1004 March 2005
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21, The lenderfclient may disclose or distribute this appraisal rep

porrower: the morigagee Or ifs SUCCESSOrS and assigns; mortgage insurers; government sponsored enterprises; other

secandary market participants; data collection or reporting sewvi

agency, or instrumentaiity of the United States; and any state, the District of Columbia, or other jurisdictions; without having to
obtain the appralser's or supervisory appraiser's (If applicable) consent. Such consent must be cbtained before this appraisal
report may be disciosed or distriblted 1o any othar party {including, but not limited to, the public through advertising, public

relations, news, sales, or other media).

23, | am aware that any disclosure or distribution of this appraisal report by me of the lender/client may be subject to certain

taws and regulations. Further, | am alsg subject to the provisions
that pertain 1o dlsclosure or distribution by me.

23, The borrower, another lznder at the request of the barrower, the mortgagee or its Successors and assigns, mortgage

insurers, government spansored enterprisss, and other secondary

of any mortgage finance transaction thal involves any one or more of these parties.

24. If this gppraisal report was transmitied as an “electronic record” containing my sfectronlc signature,* as those terms are
defined in applicable federal and/or state laws {excluding audio and video recordings), or a facsimile transmission of this

appraisal report contalning & copy of representation of my sipnal

valid as If a paper version of this appraisal report were dalivered contalning my original hand written signature.

25. Any intentional or neglgent mistepresentation(s) contained in this appralsal report may result in civil liability and/or
criminal penalties Including, but not limited to, {ine or imprisonment or both under the provisions of Titie 18, United States

Code, Section 1001, et seq., or simiiar state laws.

SUPERVISORY APPRAISER'S CERTIFICATION: The Supervisory Appraiser certifies and agrees that:

1. | directly supervised the appraiser for this appraisal assighment,

analysis, opinions, staternents, conclustons, and the appraiser's certification.

2. i accept full responsibility for the contents of this appraisal repo
staternents, conclusions, and the appraiser's certification.

3. The appraiser Identified in this appraisal report is either a sub-contractor or an employse of the supervisory appraiser (of the
appraisal tirm), is qualified to perform this appraisal, and is acceptable to perform this appraisal under the applicable state faw.

4. This appraisal report complies with the Uniferm Standards of Professional Appraisal Practice that were adapted and

promuigated by the Appraisal Standards Baard of The Appraisal
report was prepared.

5. If this appraisal report was wansmitted as an “electronic record® cortaining my vaiectronic signature,* as those lerms are
defined in applicable federal and/or siate laws (excluding audio and video recordings), of a facsimlle transrission of this

appraisal report containing a copy or representation of my signatu
valid as if a papsr version of this appraisal report were defivere

art 1o: the borrower; another iander at the request of the
ces; professional appraisal organizations; any depariment,

of the Uniform Standards of Professional Appraisal Practice

market participants may rely on this appraisal report as part

ure, the appralsal report shall be as eftective, enforcesble and

have read the appraisal report, and agree with the appraiser's

1t Including, but not fimited to, the appraiser’s analysis, opinions,

Foundation and that were in place at the time this appraisal

re, the appraisal report shall be as effective, anforceable and
d containing my original hand writien signature.

SUPERVISORY APPRAISER (ONLY IF REQUIRED)

Signature

Name

Company Name

Company Address
Telephone Number (724) 685-2007 Telaphone Numbsr
Email Address  hs21@comcast.net Email Address
Data of Signature and Report _August 31, 2008 Date of Signaturs
Effective Date of Appraisal  £/22/2008 State Certification #
State Cestification #  RLDC1872( or State Licensg #
or State Licenss # State
or Other (describa) State # Expiration Date of Certification or License .
State PA .

Expiration Date of Cenlification or License 6/30/2011

ADDRESS OF PROPERTY APPRAISED
2116 Wallon Ave
Bitsburoh, PA 15210-4148
APPRAISED VALUE OF SUBJECT PROPERTY$ 48,000
LENDER/CLIENT
Name

Company Name Departmert of Velprans Afiairs
Company Address INTENDED USER ANY VA APPROVED

LENDER
Emait Address

SUBJECT PROPERTY

[ Did not inspect subject property :

T Did inspect exterior of subject property from street
Date of inspection

{7 Did inspect interior and exterior of subject property
Date of Inspection

COMPARABLE SALES

7} Did not inspect exterior of comparable sales from straet
] Did inspect exterior of comparable sales from street
Dats of Inspection

Freddie Mac Form 70 March 2005
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sublect oroperty. The appraiser mus! explain any snomafies Inthe data, such as seasonal markels, new construchon, foreclosures, elg,
Trverior Anyisyaionp iy bty 1 Prior 7-12 Morths Prior 4-6 Morths Current ~ 3 Mordhs Gveral Trend
Yokl # 01 Gomparabks Salss (Sutiled) 14 ] 1 8 X} Increasing Stable .| Detlind
‘Absorplion Rate (Total Salee/Marths 1.83 0.33 2.67 neraasing Stable | Dedlining
Jolal # of Companibls Aciive Listiags el S il 88 Y DBTIn0 | Lk soubR iy bdettraasing:
Months of Housing S oial Listros/ALRAIS] [3 e 008 BL R BT SNE 24.7 T RS T, A5t
Wetien Sale ALt PAibe, DOM, Sale/ustSess viat| _Prior 712 Months Prier 4-6 Monihs Current ~ 3 Months Qverall Trend
Madian Comparable Sale Price 55,000 59,000 54,750 Increasi
Median Comoarabls Sates Days on Markel 108
‘Median Domparable List Prics 52,450 1
‘Wedian Somparanle Lisiings Days on Markel 128,85 el

=3 Median Sate Price 25 % of List Prics ] 9516 . 94.89 jL 1 Increasl

i) Selr-{devoloper, buikier, el Jpaid flnancial assistancs prevaient? T1Ves (X Hp 117 Declining

74 1oes, opions, ofc). _Selier concessions of 3% to 6% are not uncommon, and have remained sieady.

0-0

Case 1:13-cv-00459-SGB Document 8-4 Filed 09/30/13 Page 8 of 20

Market Conditions Addendum to the Apprasal Report e e szare. -

The porpose of s addendum ks 10 provids the lenderoliem with a clear a0 acourals undersianding of the marked rands and contRions prevalent 11 the subjoct
nelghborhond. ‘This Is a required addandum for ab appraisal reports with 2n aifecfive gats on ot after Apdl 1, 2008

Property Address 2116 Wallon Ave Gity Pitsburgh Stats PA 7P Coda 15210-4148
Berrowe: Any Qualified Veteran
Tnatroctions: The appraiser must use the Infermation required on this form as tho basis lor i/t vorcHisions, end it provide support {or those gonclasions, regarding
housing trands and ovarall market condfions as reportzd in the Nelghborhood sectlon of the appraisa] report form. The appralser must #8 in 2t the information (o tha exert
i Is avaliehie and mliable and must provids enalysis as indicated below. 1t any requlred data is vnavallabla of is considsred unelable, the appralser must provida an
axplanaton, 1 is resognized that not al data sources will be able 1o provids dgta for the shaded areas below; Hf 1 Is avallabie, however, tha appralser must includs e data
I the anaiysis. i data sourcas provide e feqalrsd information as an average instead of the metian, the appraiser should report the avallabls figure and fdentity ¥ &s an
average. Sales and istings must bs propectes tat compets willh the subject progerty, datenmined by appking the criters that wousld ba usod by a prospective buyer of the

Explain In Oetail the seler concessins rends for the past 12 months (.., selier contribuions Insreased rom 3% to 5%, Ingreasing pse of buydowns, closing costs, condo

"AIe foreciosWre saies (RED sales) a factor In fhe markel? Yes Wo ¥ ves, expiain (mncluding the trends in istings and sales of foreciosed propertes
Ap) ately 24% of all sales in this merket over the past 12 months were REOs, whils approximately 14% of active listings are REOs.

Cito caia sturces fc- sbove Infarmation,  West Penn Multi-List,

Tummanize 16 above imormetion as support 1or your concuslons The Nelghoorhood section of the appralsa) report Torm. H you used any addlonal information, such 88

an aisis o pending sales and/or expired and withdrawn listings, {0 tormulate your conclusions, provids both 2n explenation snd support {or your concluslons.

The One-Unt Hoysing Trends grid in the Nei hbarhood Section of the sppraisal report refiects the above date for comparable saigs {2 and 2.5
story dwalings n Carrick and Overbrook with sale and st rlces between $40,000 and $80.000). Therefors, it does not roflect madkst
conditions In general in the nelghbornood, and should not be Interoreted &3 representative of general market conditions for the ne hoorhood.
Data indicates increasing sales and absorption reles, increas \istings and decreasing months of housing s however, {his jast indicator ig
mathematically lawed, as |t divides the number of listings overa ariod of ime by ihe absorption rate, instead Iistings as o2 int in me

seles over a pericd of time). Data also Indicates a declining isting DOM.

Thie number of active fistings on 2 mav not correspond with the rumber of istings in the *Curreni-3 Month" column above, because that
renresents the number of listings on the market over & three month pericd, while page 2 Is the number of listings as of 3 point i time.

Wihe sublact Is a unit in @ condominium or tive project , cumpleds the i Project Neme!

Syblsct Project Dala Prior 712 Months Prior 46 Months Curreni ~ 3§ Mogtis Overail Trerd

Total # of Gomparanle Salss (et} Increasing Stabie Daclioing
‘Absorplion Rats {Totsl Selas/Monihs}) incraasing Stable Decfiaing
Jotal # of Active Comparabls Listings : A SE “|Le) Davining : .| Swable” - [ - Ingreasing |
Morins of Unit Supply [Tolal Ustings/Ab Ralt Datiining - [ | -GEHE 4 ncroasing

oo Roreciasure salss (RED sales) a facior n the project? L} Yes LINo  Hyes, dlcats 31 mmber of RED Hstings anc explaln the lrer}ds In kistings and saies of
foratiosed D e, :

Summatize the above frends and address the impati on the subleot unit and project,

USSR

RN

AR AN N Sigralure
™ Appraiser Nsme_[garry - Smiefizer \ Supervisary Appraser Name
A Compary Name_ Smetizer Appraleal Servidel Company Nzms
4 Company Addmss 4503 Northridge G, Mumevile, PA 15688 Gompany Addres
N Slate License/Certiication # RLOG19720 State_ PA Stale Licanse/Certificafion # State

Emal Address  RsZ21@comcasi.net Emall Address

Freddie Mac Form 71 March 2009 Page 1001 Eanrie Wae Form 1004MC  Merch 2009
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. .
02076
LIQUIDATION APPRAISAL ADDENDUM CaseNo.. 11-11-6-0247126
Address: 2416 Walton Ave Cly: Piltsburgh State: PA__ Zin Code: 15210-4148
Legal Deszription: DBV 9780 P 633 County: A!legheny

INTERIOR ENTFRED? 0 Yes [ No  (funabiz 1o galn access, show al least thres eamast atiempls}
Date Tme Prone Confaet (ommanis

1
2
3

PROPERTYIS: 4 vacant [ Occupled [] Secured

BEPAIRSNEEDED? Q%o [ Yes (ndicale emsrgency renairs whh an astorisk by the number) £
VA MPR Estimated Comtributory
* Description Vinlation Cost Value

1. Date of winterization Is unknown, The sublect appears to have been winterized {taped
2. toliet seal, ulilties off) but & definltive statement cannot be made.

4 Whie carpet cieaning and palnting would fkel rease the valye of the subject
beyond cost, the repairs are nol dsemed "necessary’.

5,
G
7.
8,
g
D,

10,

Totsls  § S

MAL!S]S_QEHSUMES.AMIDEEEBS:
No. 1 address: 443 Overbrook Bive
$ 44,800 7/21/2009 % 48,000 71872009 120,

Comparison with Subject:  The comparable is similar in GLA, i§ of brick construetion, has en updated kitchen and beth, no finished attic and no
finished basement.

No. 2 Addwss: 2347 Almont Ave
Current List or Sales Price  Curpt Lis! or Sales Oate Previgus Lisi or Sales Price  Previous listorSales Dds Days on Market
$ 61,900 7/20/2008 $ 85000 8/27/2008 660

Companison with Subject:  Larmsr GLA (150 sf larger) with superior 3 bedrooms, np finished basement, and an Integral 1 car garape.

No. 3 Adoress: 2327 Fajriand St

Cuant List or Sales Dete EmsdnuiUsl.nLﬁi!as.Edﬂ Previous Uslor Sples Date  Qays.on Market
$ 58,500 7/7/2009 84,800, B6/5{2009 440
Comparison with Subject:  Laroer GLA (175 sf larger) wﬂh superior 3 8R, no finished sttio, superior detached garage.

on, faN BN ARV

Appralser. Harry J, Smeltzer, M Date:  August 31, 2009

N\
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Subject Photo Page

[Flehio. 970761 Fage #5)

| Property Addrsss 2116 Walton Ave

BonoweCierl  Any Clualifled Vateran

County Aliegheny State PA

Zip Code _15210-4148

City Pittsburah

L encer Depariment of Veterans Aftairs

Farn PIGPL.SR — "WIRTOTAL® appraisal software by 2 4 mods, inc. — {-800-ALAWODE

Subject Front

2116 Walton Ave

Selos Price NA
GossLiving Arsa 1,056
Tolal Rooms 5

Tolai Bedrooms 2

Tolal Bativooms 1

Location Average
View Residential
Siis 37X100/Avg
Quaily Brick/Avg
Age 78

Subject Rear

Subject Street
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Photograph Addendum

.m

BomoweyClient Any Qualified Veteran

Praperty Address 2116 Wallon Ave

ity Piisburgh

County Allegheny

Stals FA ZipCooe 16210-4148

Lander Depariment of Veterans Affairs

Missing shingles on dormer

Basament Snish: drywall walls and ceiling; no
carpeting; graffili on wal

Damaged drywall in basement

Form GPICPIX — "WinTOTAL® appralsal software by a la mode, inc. — 1-800-ALAMODE
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o ® S )
. Photograph Addendum
B Glieni Any Quaiified Veleran
| Property Address 2116 Walton Ave
Chy Pittsburgh County Allegheny State PA Zp Code_15210-4148
Lender Depariment of Veterans Affairs

Furnace

Basement bath with damaged drywall

Living room

Form GPICPIX — "WinTOTAL appraisal sottwars by a ia mode, ¢, ~ 1-800-ALAMODE
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Photograph Addendum

. e, RUE Pae £12

BonowerClent __Any Qualified Veteran
Address 2116 Walion Ave

Counly Allagheny .

Slale PA Zip Code_15210-4148

Pittsburgh

Departmenl of Vi Affairs

Dining room

Kitchen ~ one mismatched counter top.

2na fioor bath

Form GRICPIX — “NinTOTAL" appraisal soltware by 2 J2 mode, Ing, — 1-800-ALAMODE




Case 1:13-cv-00459-SGB Document 8-4 Filed 09/30/13 Page 14 of 20
. . e . D208 P £10
Photegraph Addendum

BomoweClen_Any Qualified Ve

Properly Address 2116 Walton Ave .
Ol Pitisb County Allegheny State PA Zip Code152106-4148 .
Lender Depariment of Veterans Affars

Bedroom

Badroom with repaired celling

Marrow stairvay to atlic

Form GPICPI — *WnTOTAL® appratsal software by 2 la mods, fng. — 1-§00-ALAMODE
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Photograph Addendum

(Fl . 20761 Pane #14)

Borpwer/Clist__Any Qualified Veteran

Zp Gode 15210-4148

Prupory Address 2116 Walton Ave
Gl Pittsburgh Gounty Attegherty Stale PA
Lendsr ariment of Veterans Affairs

Form GPICPIX — "WinTOTAL' appralsal software by a la mode, nc, — 1-500-ALAMODE
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. TS
Building Sketoch

gomowsr/Clieni __Any Qualified Vetaran
Address 2116 Walton Ave

Pittsburgh County Allegheny State PA Zip Code 15210-4148
Deparimant of Velerans Afiairs

11.0'
o .
g
Bath i o]
Bedroom Kitchen 4
o
- - - £ .
= =) = IS =
<+ <t
P4 N & e N
Bedroom Living Room
. )
c Porch =] 220
N~ P~
22.0'
e
Comments:
AREA GALCULATIONS SUMMARY : T LIVNG AREA BREAKDOWN
Cotle Descripion Net Sirs Nat Totals Subliotals
GLAL Piret Floor 52B.0 s28.0 Firast Floor
GLA2 Second Floor 528.0 %28.0 22.0 x 24.0 528.0
»/® Porch 154.0 second Flookx
Poxch 66.0 220.0 22,0 x 24.0 528.0
Net LIVABLE Ares {Rounded) 1056 2 ltems (Rounded) 1056

Ferm SKT.BIESK — "WinTOTAL* appraisal softwzre by a ta mods, ing, 1-800-ALAMODE
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Location Map

. " (Mo, 92076 Page #16)

Bongwer/Clierd _Any Qualified Veteran
Property Address 2116 Wallon Ave

County Aliegheny

Stule PA I Code 15210-4148

G Pittsburgh
Lander Department of Veterans Affalrs
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Form MAPLOG — "WinTOTAL* appraisal software by 3 ta raods, inc. — 4-830-ALAMODE
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Comparable Photo Page

2116 Walton Ave
Pittsburgh County_Allepheny State PA Zip Code _15210-4148
Department of Velerans Affairs

Comparabie 1

2275 Spokans Ave

Prox. ‘o Subject 3.48 blacks SE
Sala Prics £3,000

Gross Living Arss 1,000

Total Roams 5

Tolal Bedrooms 2

Total Bathrooms 2

Logation Average

View Residential
She 26X100/Avg
Quallty Brick/Siding/Avg
Ry 84

Comparable 2

2308 Waiton Ave

Prox. to Subject 3.12 blocks §
Salo Prica 50,000
BrossLivirg Arg 950

Total Reoms 5

Total Badrooms 2

Totz! Bathrooms 1

Lotation Average
Yiew Residential
Site 25X100/Avg
Qualty Siding/Sup
Age 81

Comparable 3

2324 Walton Ave

Prox. 1o Bubjest 8.72 dlocks &
Sals Price 48,000

Gross Living Asa 950

Total Rooms 5

Total Bedrooms 2
Tola! Bathrooms 1

Location Average
View Residential
‘ Site I7TX100/Avg
‘ Qulily Brick/Siding/Avg
| Age 77

Fory PICPIXCR ~—"WIRTOTAL" appriisal soffware by 2 18 moge, Inc., -~ 1-800-ALAMODE
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The Appraisal System . . Page 1 0of 2

RESPONDENT BURDEN: We need this Information to request an appraisal on the property for which VA guarantee of the OMB Approved No.:

joan is requested (38 U.6.C. 3701(b)). Title 38, United States Code, allows us to ask for this information. We estimate that 2900-0045

you will need an average of 12 minutes to review the Instructions, find the information, and complete this form. VA cannot Respondent Burden:
conduct or sponsor & collection of information unless a valid OMB control number is displayed. You are not required to 12 minutes
respond to a collection of information if this number is not displayed. Vaiid OMB numbers can be located on the OMB

internet Page at Mmmwmmmmmmm f desired, you can cali 1-800-827-1000 to

get information on where to send comments or suggestions about this form, Your obligation to respond is required to obtain
or retain this benefit.

Department of VA REQUEST FOR DETERMINATION OF 1. Case Number — LG

Veterans Affairs REASONABLE VALUE (Real Estate) 11-11-6-0247126
2. Property Address 3. Legat Description 4, Title Limits & Restrictive
2116 WALTON AVENUE 2116 Walton Avenue Covenants
MOUNT OLIVER, PA 15210
ALLEGHENY
5. Name and Address of Firm or Person Making 5. Lot Dimensions: 1. iregular/Square Feet: 2. Acres!
Request/Application (Include ZIP Code)
PA HOUSING FINANCE AGENCY 7.Utliities
211 NORTH FRONT STREET
HARRISBURG , PA 17101 8. Equip.:
£.Mall; kayala@phfa.org
9. Bullding Status 10. Building Type: 12A. No. of Bldgs: 13A. Strest Access:
Existing 11. Faclory Fabricated? 12B. No. of Living Units: 1 138. Street Maint.:
14A. Construction Warranty Inciuded? |148. Name of Warranty Program:
14C. Expiration Date: 115. Constr. Completed:
16, Name of Owner: CARMEN A, MILLER 17. Property:
2116 WALTON AVENUE PITTSBURGH, PA 15210
18, Rent 18. Keys AL: 211 N. FRONT ST, HBG, PA 20. Telephone Ne.: (717)780-1815

21. Name of Broker: 22, Teiephone No.:
231. Date and Time Available for inspection: | 24. Mobile Home Liquidation? NO
25, Originator's ldent. No.: 6070030000 26. Sponsor's ident. No.: ]27. institution's Case No.: 631986
28. Gontact Person: EQUAL OPPORTUNITY IN HOUSING
K'MBERLEY. AYAA NOTE: Federal laws and regulations prohibit discrimination because of race, color,
Wark Phone.'(717)780-181 5 religion, sex, or national origin In the saje or rental of residential properly. Numerous State
Home Phone: (717)780-1815 statutes and local ordinances aiso prohibit such discrimination, in aadition, section 805 of
the Civil Rights Act of 1968 prohibits discriminatory practices in connection with the
financing of housing.

i VA finds there is noncompliance with any antidiscrimination laws or reguiations, it may
discontinue business with the vioiator,

78. NEW OR PROPOSED CONSTRUGTION (Complete items 29A through 28G for new or proposed construction cases only.)

20A. Compliance inspections Will Be or 208, Plans 29C. Plans Previously Submitted Under Case No.
\Were Made By:
28D. Name and Address of Buiider 20F. Name and Address of Warrantor
20F. Telephone No.: 29E. Telephone No.:
30. Comments on Special Assessments or Home Owner's Asscclation Charges: 33, Leagehald Cases
. A. Lease is:
31. Annual Real Estate Taxes 32. Mineral Rights Reserved? B. Expires:
C. Annual Ground Rent:

34. Sale Price of Property 34A, |s Buyer Purchasing Lot 35, Refinancing-Amount of 36. Proposed Sale Contract

Separately? Proposed Loan: Attached?

CERTIFICATIONS FOR SUBMISSIONS TO VA

On recelpt of “Certificate of Reasonable Value® or advice from the Department of Veteran's Affairs that a "Certificate of Reasonable Value™
will not be Issued, we agree to forward to the appraiser the approved fee witich we are holding for this purpose.

CERTIFICATION REQUIRED ON CONSTRUCTION UNDER FHA SUPERVISION

1 hereby certify that plans and specifications and related exhiblts including acceptable FHA Change Orders, if any, supplied to VA in this case
are identical to those approved by FHA, and that FHA Inspections have been made pursuant to FHA approval for morigage

insurance on this basis of proposed construction under SEC.

38, Signature of Parspn Authorizing This Reguest 30. Tille: 41, Date
KIMBERLEY AYALA M‘\(CL 1 AL V> 40_ Telephone Number: (717)780-1815 08/11/2009

42, Dato of Assignment: 08/112008 & W }43. Name of Appraiser: (0078) HARRY J SMELTZER
(O): (724)695-2007 E.Mail. hjs21 @comcastnet

WARNING: Section 1010 of fifle 18, U.S.C. provides “Whoever for the purpose of ... including such Administration ... makes, passes, utters or

publishes any statement knowing the same 1o be false ... shall be fined not more than $5,000 or imprisioned not more than two years or both.

VA FORM
AUG 2007 26-1805-1

LGl Case: 11-11-8-0247126

https://tas.vba.va. govitas/requester/a_edit_single liquidation_new.cfm . 8/11/2009
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Date: 08/11/2009

Requester Data: Servicer: 6070030000
717-780-1815 - Ayala

Case Description

Address: 2116 WALTON AVENUE
MOUNT OLIVER, PA 15210
County: ALLEGHENY
Owner: CARMEN A. MILLER
Sales Date: 10/05/2008
Appraiser Data

Appraisers Assigned: 1

0078 HARRY J. SMELTZER
Address: 707 LINDENWOOD DR
CORAOPOLIS, PA 15108
Office Phone: (724)-695-2007
Cell Phone: (724)-494-3532
FAX: (724)-685-2007
E-Mail: hjs21@comecast.net

Inspector Data

Inspectors Assigned: 0

Return to Assignment — Single Property

https://tas.vba.va. gov/tas/rcquester/a__editﬂ__single__liquidation_new. cfm 8/11/2009
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C&Bé 123w0—MNBBBDdihnmnew&meE HW@]SIMBB FR@gE]Z@‘fZ.?

[ B‘Ngty

-n«sofsr—:aw;-'x'ma? D (“\\\\Bf
_PROPERTY lNSPEC‘;ﬁi eION REPORT
VADDRESS '?,(/b w&c’ok

CUSTOMER:____PHF A<

Ane hspewunwasparformed atchcspropenyon 12 2T 0 a yos «me.
Property hstedtorsalaby i : -___Phone;

OCCUPANCY: Morgagor Tenant Unknown /Vacant,” 24 Hourposting  Yes ‘Na

Utiifles: “GAS ‘On .Off | ofked g Electric: On @D water On - Well Yes No-
Overall. appearance of. bultdmg: Excellent Gpod @ Poor
Typeothome: Ranch 18ty ): 255ty Wood Wond Wlstd‘m Gther__.

i Foundation: :- . ‘Sandgtone Concnata

Is:lawn being maintained:  Yes 'No Grass:helght,_____ :

Any visible hazards o damage present: “Yes No  ilfyesexplain;__

Any vishle postin‘g’son'lhe,pmperty?- It yes- what are they: :

COMMENTS: _P.ﬂjp_grﬁ]{ Seevre > 2
|
i
Water presentinlines? Yas No. I

" |Antireeza present? Yes ““No Water closats taped shu(? Yes No HW Tankdramed? Yes No.

]

Servicea.completed on this date:.
{winerizedt? Yes No  Lock:

o5 "Nd . Others

1 Rakeyed to kwiksat-co Look,buxcode

JLockss FiSRK DM R P SidelK DMRP Hear'KDMFlP Othar‘KDMFlP

i Inspector:_- - _ .
~222eA s 8eeT Iy
‘Inspector’s signature ) Date of inspection.
2925 Merwyn Ave., Pittsburghy:PA. 15204 Pbooe: (412)77]-9112 PAX (4[2)331~8003

| owos Email; Inspecror@REoscmcmglm Com
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,I i l ”;l . Valerie McDonald Roberts
| | i Department of Real Estate
t SR o ol Pittsburgh, PA 15219

Instrument Number: 2009-27760 BK-DE VL-14078 PG-7
Recorded On: October 22, 2009 As-Deed
Parties: -MILLER CARMEN A BY SHFF
To UNITED STA'T;ES OF AMERICA BY SEC VETS AFFRS # of Pages: 6

Comment: GD 09 602

e THIS IS NOT A BILL *rwsss

Deed 67.00
Pages >4 1
Names > 4 [ -
Totat: 67.00 .
Realty Transfer Stamp Department of Real Estate Stamp
Affidavit Attached-Yes - Stamp Num-T377251
PITTSBURGH EXEMPT
Ward-32-OVERBROOK '
B/l ot-85F59 Value 0.00
Commonweaith of Pennsyivania 0.00
Munic-Pitsburgh CRy of ) 0.00
School District-Pittsburgh . 0.00
Munic-Penalty 0.00
" { Munic-interest 0.00
School-Penalty 0.00
Schoolinterest . 0.00
' 0.00

I hereby certfy that the within and foregoing was recorded in the Department of Res! Estate in  Allegheny County, PA

""D_O'NOT REMOQOVE-THIS PAGE IS PART OF THE RECORDED DOCUMENT**

File Information; Record and Return To:
Document Number: 2008-27760
Receipt Number: 1452839 SHERIFFS OFFICE
Recorded Date/Time; October 22, 2009 10:30:35A WILL CALL
Book-VollPg: BK-DE VL-14078 PG-7 PITTSBURGH PA 15219

User / Station: A Matthews - Cash Super 04

. Veilerie McDonoid Roberts, Mashager
Oon Onerwte, Cournmty Executive
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sz @ ) Ao
Know All Men by these Presents,

That I, WILLIAM P. MULLEN, Sheriff, JOSEPE A. RIZZ0, CHIEF DEPUTY SHERIFF

of the County of Allegheny, in the State of Pennsylvania, for and in consideration. of the -

sum of __ONE THOUSAND SEVEN HUNDRED FIVE AND 95/100 {$1,705.95)

AFFAIRS

to me in hand paid, do hereby grant and convey to_THE SECRETARY QF VETERANS

I hereby certify that the precise residence of the Grantee

is, VETERANS ADMINISTRATION

1240 EAST NINTE STREET

CLEVELAND, OHIO 44199

ALL those certain lots or pieces of ground situate in the 32nd Ward of the City of Pittsburgh, County
of Allegheny and Commomwealth of Pennsylvania, being Lot No. 299 and the adjcining 12% feet of Lot No.
298 in the Engiert Brother’s Plan of Lots called *Inglewood Gardens”, as recorded in the Recorder's Office
of Allegheny County, Pennsylvania, in Plan Book Volume 30, page 118, being bounded and described as
follows, to-witi— .

BEGINNING at a point on the Westerly side of Walton Avenue 2t the dividing line between Lots
Nos. 299 and 300 in said plan; theoce along said dividing line South 81° 30" 40* West, a distance of 100
feet to a point an the Easterly side of Marland Way; thence along the Easterly side of Marland Way, North
8° 29" 20" West, a distance of 87.50 feet to a point; thence by a Line through said Lot No. 298, North 81°
30" 40" East, a distance of 100 feet to a point on the Westerly line of Walton Avenue; thence along the
Westexly side of Walten Avenue, South 8° 29' 20" East, a distance of 37.50 feet to the dividing line between
Lots Nos. 299 and 300 aforesaid, the place of beginning.

UNDER and subject to reservations, restrictions, easements and rights of way as Tecorded in pricr

instruments of record.

HAVING erected thereon a dwelling known as 2116 Walton Avenue, Pittsburgh, Pennsylvania 15210.

BEING the same premises which Carol R. McConnell, a single woman, by Deed dsted September
11, 1996 and recorded in the Office of the Recorder of Deeds of Allegheny County on September 11, 1996
in Deed Book Volume 9780, page 633, granted and conveyed unto . :

BLOCK and Lot No. 95-F-99.

Dollars,

Vi




~——
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* the same having been sol e to the said grantee on the 5T£' day of _OCTOBER

Axno Domini two thousand and 09 after due advertisement

according to law, under and by virtue of a writ of ____ EXECUTTION __ issued

on the _28TH dayof ___JULY Anno Domini 20 09 ___, out of the Court

of Common Pleas of said County as of MG .. Term, two thousand and
09 Number 000602 at the suit of
U.S. BANK NATIONAL ASSOCTATION. (TRUSTEE FOR THE PENNSYLUANTA
HOUSING FINANCE AGENCY, PURSUANT TO A TRUST INDENTURE DATED
AS OF APRIL 1, 1982) ‘

against __ CARMEN 2. MITLER

In Witness Whereof, I'have hereunto affixed my signature, this __13TH
day of __ OCTOBER Anno Domini, two thousand and 09

(e i Gl

WILLXIAM P. MULLEN,
Commonwealth of Pennsylvania, ss: ,
Before the undersigned, Director of Court Records for The Court of Common Pleas of
Allegbeny County personally appeared___WILLIAM P. MULLEN
Sberiff of Allegheny County aforesaid and in due law declared that the facts as set forth in
the foregoing deed are true, and that he acknowledged the same in order that saxd deed zm,ht

be recorded. /3/& s
Witness my hand and seal of said Court this
Axnno Domini two thousand and _/ 22:’%14 ¢ !/ g

Commonwealth of Pennsylvania, } ss:
County of Allegheny,

Recorded on the day of _

AD. 20 in the Department of Real Estate of said County, in Deed Book
Volume Page .

Given under my hand and seal of said office the day and year aforesaid.

Director

By
Clerk
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Bankof Americs € Homs Loans

REM Agent Walk Thru Check List

Broker/Agent: JEFF GRASHA Email Address: M_

Asset no: 00438963 Date Work Completed:
Property Address: 2116 WALTON AVE Appointment Date:
PITTSBURGH PA 15210

The following work has been reported as completed at this property. Please review the “Completion Results™ and give your evaluation regarding the
quality of the work. If any areas need further work, please describe in the Comments section below.

Broker/Agent Response:

Work Statu Completion i Work Satigfactory?

Y N N/A
Lockwork: Contractor rekeyed all exterior doors on the property to ﬁ [m] E

Kwikset code 35241 and installed a lockbox coded to 2313
on the front door. Padlock key located in lock box if required.

Board Up: Contractor boarded property as necessary to secure it until m] O |

windows can be replaced. Bids have been submitted to
replace broken door or windows.

s additional board up needed? a [ ] (]
Debris Removal: Contractor completed the debris removal including hazards [ ] (] O
Yard Care: Contractor completed the initial yard care including [ | D O
weeding, edging, trimming
Pool Service: Contractor found the property to be equipped with a pool. O 0 ||
Contractor has provided a bid to drain, acid wash, and refill
the pool. Is the pool secure.
Personal Property: Contractor found personal at property and changed 0 [ ] 0
exterior door locks to 35241 and we installed a 2313 lockbox
on the front door. ( or as required by local eviction guidelines)
Initial Sales Clean: Contractor completed the initial sales clean. [ ] ] =]
Smoke Detector Scheck: Contractor completed the smoke detector check and the light a [ | [m]
bulb check if the utilities are on.
Sprinkler Check: Contractor did not find the property equipped with a sprinkler o (] [ |
system.
Winterization: Contractor performed cormrectly and properly labeled | (w] [m]
Broker/Agent Comments:
Pilease list repairs needed:
* Listed repairs require scope
AGENT SIGNATURE: JEFF GRASHA DATE; 11-1209

CONTRACTOR SIGNATURE: DATE:
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Uniform Residential Appraisal Report e e 1726
The purpose of this summary appraisal report is to provide the lender/client with an accurate, and adequately supported, opinion of the market value of the subject property.
Property Address 2116 Walton Ave City Pittsburgh State Pa Zip Code _15210-4148
Borrower N/A Owner of Public Record Vetarans Affairs County Allegheny
Legai Description Deed Book Volume 140078 Page 7
s Assessor's Parcel # _Block & Lot 95-F-99 Tax Year 2008 RE. Taxes$ 1,932.24
4 Neighborhood Name 32nd Ward of the City of Pittsburgh Map Reference 6280 Census Tract _3204.00
B occupant D Owner D Tenant @ Vacant Speciat $ 0.00 [:] PUD HOA'S NA D per year D per month
é Property Rights Appraised [Z Fee Simple D Leasehold D Other (describe)
€ Assignment Type D Purchase Transaction D Refinance T i @omcr describe) Foreclosed Property
T Lender/Client _Bank of Am LP-REQ MarkA.andsate App Address 2375 N. Glenville Drive Richardson Texas 75082-4315
Is the subject property currently offered for sale or has it been offered for sala in the twelve months prior to the effective date of this appraisal? D Yes @ Ne
Report data source(s) used, offering price(s), and date(s).
Public Records, West Penn Mutti List, Owner
1 l:] did D did not analyze the contract for sale for the subject purchase transaction. Expiain the results of the analysis of the contract for sale or why the analysis was not performed.
C  Not under agreement of sale to my knowledhe
o]
¥ Contract Price $§ N/A Date of Contract is the property seller the owner of publi¢ record? D Yes D No Data Source(s)
R !s there any financial assistance (loan charges, sale giftor payment etc.) to be paid by any party on behalf of the borrower? D Yes D No
A If Yes, report the total dollar amount and describe the items to be paid.
¥
Note: Race and the racizl composition of the neighborhood are not appraisal factors.
Location E Urban D Suburban D Rural Property Values D Increasing [z Stabie D Declining PRICE AGE One-Unit 70 %
BuitUp [ Over 75% (] 25-75% [ ] Under 25% | DemandiSupply [_] Shortage  [3C] In Batance[ ] Over Suppiy}  $(000) (yrs)  [2-4 Unit 15 %
Growth [ |Rapid D stabte [ ]Siow Marketing Time |_] Under 3 mths [ 3-6 mths [ Over& mtns] 15 Low 50 Multi-Family 3 %
Neighborhood Boundaries 100+ High 115+ Commercial 8 %)
z See attached addenda. 58 Pred. 78 Other 4 %
"3 Neighborhood Description
M See attached addenda.
°
: Market Conditions (including support for the above conclusions)
g See attached addenda.
o
: : Dimensions See Le [ tion Area Per County. 3.850 St Shape Rectangie View Residantial
Specific Zoning Classification _Residential Zoning Description _Single and Multi Family Residence Dist
. Zoning Compliance Legal D Legal Noncenforming {Grandfathered Use) D Ne Zoning D \tegal (describe)
Is the highest and best use of subject property as improved (or as proposed per plans and specifications) the present use? E Yes D No i No, describe.
Utilities  Public Other {describe} Public Other (describe)} Off-site Improvements-Type Public Private
o Electrciy | Water O Street  Asphatt x] O
| Gas 0O _ santaySewer ] (J ________________ Alley Yes-AsphatPaved _ [X O
; FEMA Speciat Flood Hazard Area DYes [Z] No FEMA flood Zone X FEMAMap# 42003C0363E  FEMA Map Date 10/4/1985
Are the utilities and off-site improvements typical for the market area? K] ves [JNo If No, describe.
Are there any adverse site conditions or exiernal factors (sasements, encroachments, environmental conditions, land uses, etc )? D Yes IZ] No If Yes, describe.
* The subject's utilities and other amenities are typical and competitive in this markat. No apparent adverse factors noted.
) Descrip : | F B . g : wicondition Interior . materiste/eondition
Units E One D One with Accessory Unit D Concrete Slab DCrawi Space Foundation Walls Concrete Block/Avg Floors WW CampatiAvg
# of Stories _2+Attic [X] Futi Basement [ Partial Basement | Exterior Walls Brick/Avg Walls _Plaster/Avg
Type [Z] Det. DA!(. D S-Det /End Unit Basement Area 540 sq. R, Roof Surface Comp Shingle/Avg Trim/Finish _Wood/Avg
‘Z] Existing D Proposed D Under Const. | Basement Finish 0% % Gutters & Downspouts _Aluminum/Avg Bath Floor Cer. Tite/ADAvg
Design (Style) 2 Story + Attic Outside Entry/Exit D Sump Pump Window Type Viny! Thermo/Avg Bath Wainscot _Comp Board/Ab Avg
Year Built _App 1930 Evidence of D Infestation Storm Sash/Insulated _Yes/Avg Car Storage IZ] None
Effective Age (Yrs) App 40 Yrs ] oamp O Yes/Avg [ oriveway # of cars
1 Attic D None Heating [E FWA D HWBBD Radiant | Amenities D WoodStove(s}# ___| Driveway Surface
g E] Orop Stair {Z] Stairs D Other Fuel Gas E Fireplace(s) #i__D Fence D Garage #of Cars
R (K] Fioor O scuwe Cooling (] Central Air Conaitioning | [ Patiorbeck [ porcn camort  #ofcars
3 Z] Finished z} Heated L__] individual DOlher D Pool D Qther D Att. D Det D Buitt-in
: Appliances D Refrigerator D Range/Oven @ Dishwasher D Disposal D Microwave DWasher/Dryar DOthor (describe)
E Finished area above grade contains: 5 Rooms 2 Bedrooms 1 Bath(s) 1,079 Square Feet of Gross Living Area Above Grade
¥ Additional features (special anergy efficient itams, etc.)
g Glass block wind inthe , Up d circuit breaker panel box, updated kitchen and bathroom, covered concrete front porch, enclosed rear porch (access from kitchen
< only - no exterior access)
Describe the candition of the property {including needed repairs, ioration, rer ians, 1g. efc.).
The dweiiing Is generaliy consistent with others In the area and Is functionally acceptable. All utilities were off at the time of the jon. No ft ies or |
obsolescence noted. See Page Three
Are there any physical defici or adverse diti that affect the livability, soundness, or structural integrity of the property? D Yes No [f Yes, describe
Does the property generally conform to the neighborhood (functional utility, style, condition, use, construction, etc.)? @ Yes D No If No, describe
Freddie Mag Form 70 March 2005 Page 10f6 Fannie Mae Form 1004 March 2005

Al Ready
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. . N . Lndsafe Ord #13417361
Uniform Residential Appraisal Report File ¥ 100110
“Thereare 8 comparable properties currently offered for sale in the subject neighborhood ranging in price from $_18,000 to $ 38,000
- There are 7 comparable sales in the subject neighborhood within the past twelve months ranging in sale price from $ 18,000 o $ 38,000
FEATURE J SUBJECT COMPARABLE SALE # 1 COMPARABLE SALE #2 COMPARABLE SALE #3
Address 2116 Walton Ave 2236 Fairtand Street 112 Sherman Street 339 Quincy Street
32nd Ward/Pitisburgh 32nd Ward/Pittsburgh Mount Oliver Mount Oliver Borough
Proximity to Subject . ) X 0.20 miles 1.70 miles 1.17 miles
Sale Price $ NA s T $ 22,000 - $ 18,000 : $ 33,500
Sale Price/Gross Liv. Areal $ sqft |$ 2157 sq.ft. : $ 16.14 sqft. | $ 2135 sq.ft
Data Source(s) I MLS/Public Records MLS/Public Records MLS/Public Records
" Verification Source(s) i T )
VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION *+{-) § Adjustment DESCRIPTION + (-} 8 Adjustment DESGCRIPTION + (-) § Adjustment
Sale or Financing * < y Cash Conventional Cash
Concessions None Known None Known None Known
Date of Sale/Time : 4/30009 12/30/09 11/31/09
Location UrbarvAverage Urban/Average Urban/Average Urban/Average
Leasehold/Fee Simple Fee Simple Fea Simple Fee Simple Fee Simple
Site App 3,850 Sf App 4000 Sf App 2500 Sf App 3025 S$f
View Resi el i i 9 ResidentialiAvg Residential/Avg
Design (Style) 2 Story + Attic 2 Story/Average 2 Story + Altic 2 Story/Average
Quality of Construction g 8 I Brick/Average Brk&Frame/Avg
Actual Age App 79 Yrs App 79 Yrs App 79 Yrs App 95 Yrs
Condition Average inferior +4,000 Inferior +6,000 Superior -4,000
Above Grade Total | Bdrms. [Baths | Total |Bdrms. | Baths Total |Bdrms.| Baths Total | Bdrms| Baths
Room Count 5 2 1 5 2 1 5 2 1 6 2 1
2 Gross Living Area 1,079 sq.ft. |1,020 sqfl. | +885 1,115 3q.1t o 1,225 sq.ft| 2,190
L Basement & Finished Full-Unfinished Full-Unfinished Ful-Unfinished Full-Unfinished
E- Rooms Below Grade Fulf Bath Powder Room +500 No Bath +1,500 No Bath +1,500
s Functional Utifity Average Average Average Average
C Heating/Cooling Forcad Air/fNone Forced AirfNone Forcad AirfNone Forced AirfNone
a Energy Efficient Items included included Included Included
P Garage/Carport No Garage No Garage No Garage No Garage
: Q Porch/Patio/Deck Fr & Rr Porches Fr & Rr Porches Fr & Rr Porches Fr & Rr Porches
| !
g Other 1GasLog Fp No Fireplace +500 No Fireplace +500 No Fireplace +500
N
o Net Adustment (Total) + [1- $ 5885 M+ [ $ 8000 [+ - |3 419
P Adjusted Sale Price . NetAdj  26.8 % NetAd) 444 % NetAd. 125 %
; of Comparables : Gross Adj 26.8 % |$ 27885 Gross Adj. 44.4 % | $ 26,000 Gross Adj. 24.4 %| $ 298310
2 { [)—_f] did D did not research the szale or transfer history of the subject property and comparable sales. if not, explain
C
H

My research [Z] did [:I did not reveal any prior sales or transfers of the subject praperty for the three years prior to the effective date of this appraisal.
Data source(s) Public Records/MLS

My research D did @ did not reveal any prior sales or transfers of the comparable sales for the year prior to the date of sale of the comparable sale.
Data source(s) Public Recorda/MLS

Report the resuits of the research and analysis of the prior sale or transfer history of the subject property and comparable sales (report additional prior sales on page 3).

ITEM SUBJECT COMPARABLE SALE #1 COMPARABLE SALE #2 COMPARABLE SALE #3
Date of Prior Sale/Transfar 10/22/09 No prior saie in the past No prior sale in the past No prior sale in the past
Price of Prior Sale/Transfer $1,705.00 12 month period. 12 month period. 12 month period.
Data Source(s) Public Racords Public Records Public Records Public Records
Effective Date of Data Source(s)| Current Current Current Current

Analysis of prior sale or transfer history of the subject property and comparable sales
As stated above, the subject last transferred for $1705.00 on 10/22/09. This was a foreclosure, and therefore not considered to be an “arm’s length* transaction . There were no other
sales in the previous thirty six month period.

Summary of Sales Companison Approach

. The subject rep & typical imp for this neig d, and Is D in age, style, size, and amnnies. The subject's ovarall condition, degree of updating, room
sizes and floor plan, and amenities are acceptable. Subject’s value and age range are with the nelg hiood, and there are no observable conditions which would fimit its
appeal of marketability. A comprehensive study of the rul estate market in this area has been performed, and the comparable sales utilized were felt to be the best data available on
which to base a Market Value See A A

indicated Value by Sales Comparison Approach $ 28,000

Indicated Value by: Sales Comparison Approach $ 28,000 Cost Approach (if deveioped) $ Income Approach {if developed) $ Not Develop

Tho lneome Approach was not \mhzed due to lack of relevant market data. The Cost Approach is subject to rapidly changing construction costs, as well as a high degree of
y in ] prec: Therefore, the Market Approach was given the most emphasis as it Is well supported and best lllustrates current market conditions.

This appraisal is made IE “as is,” [:] subject to completion per plans and specifications on the basis of a hypothstical condition that the improvements have been
completed, [:] subject to the following repairs or alterations on the basis of a hypothetical condition that the repairs or alterations have been completed, orD subject to the
foliowing required inspection based on the extraordinary ption that the dition or deficiency does not require alteration or repair:

Based on a complete visual inspection of the Intenor and exterior areas of the subject property, defined scope of work, statement of assumptions and limiting
di and appraiser’s certification, my (our) opinion of the market value, as defined, of the real property that is the subject of this reportis

$ 28,000 as of Jan. 21 2010 , which is the date of inspection and the effective date of this appraisal.

Z20—-4A»~r~-Qz0o0OmMXN
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The third floor of the subject dwalling is finished with wall to wall carpeting, drywall walis, heat and electric. However, access to this area is via a very namrow and steep stairway,
which is difficult and dangerous to use (would also be next to impossible to get any fumiture up to this space). Also, the actual area has severely sloped ceiings, with very short
knee-walls. This makes mobility and useabllity very difficult. For these reasons, this area was not included in room count or gross living area (it is probably suitabie for a young child's
playroom or somathing on that order}

WAZMEEOOD FrPZO-—A-GO>

Provide adequate information for the lender/client to replicate the beiow cost figures and calculations.
Support for the opinion of site value (summary of comparable land sales or other methods for estimating site value)

I
|g ESTIMATED D REPRODUCTION OR D REPLACEMENT COST NEW OPINION OF SITE VALUE ...l s =$
T Source of cost data . Dwelling SGFL@S =$
A Quality rating from cost service Effective date of cost data _' Sq.FL@$ =
p Comments on Cost Approach (gross living area calculations, depreciation, etc.)
P =
g Garage/Carport ________ SqFt@$__ ... =%
A Total Estimate of COSENBW ..o =$
S Less Physical Functional External
Depreciation =$( )
Depreciated Cost of Imp [TV .=$
"Ag-is” Value of Site Improvements ... s =8
Estimated Remaining Economic Life (HUD and VA only) 30 Years | indicated Value by Cost Approach ... =$
= . INCOME APPROACH TO VALUE (not required by Faninie Mae) .
!
N Estimated Monthly Market Rent §  N/A X Gross Rent Multipli = § NotDevelop _ Indicated Value by Income Approach
C Summary of Income Approach (including support for market rent and GRM)
0 na
M
£
is the developer/builder in controt of the Homeowners' Asscciation (HOA)? DYes D No Unit type(s) D Detached D Attached
Provide the following information for PUDs ONLY if the developer/builder is in control of the HOA and the subject property is an attached dwelling unit.
Legal Name of Project  N/A
Total number of phases Total number of units _N/A Tetal number of units soid
5 Total number of units rented Total number of units for sale NA Data source(s)
D Was the project created by the conversion of existing building(s) into a PUD? DYes D No if Yes, date of conversion
y Does the project contain any multi-dwalling units? Oves O no Data source(s)
N Are the units, common . and ion facilities plete? DYes D No If No, describe the status of completion.
F
O
R
M
A
}' Are the common elements leased ta or by the Homeowners' Association? D Yes [:I No If Yes, describe the rental terms and options.
(]
N
Describe common elements and recreational facilities
N/A
Freddie Mac Form 70 March 2005 Page 3016 Fannie Mae Form 1004 March 2005
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Uniform Residential Appraisal Report File #_100110

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

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

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

appraisal for a mortgage finance transaction.
INTENDED USER: The intended user of this appraisal report is the lender/client.

DEFINITION OF MARKET VALUE: The most probable price which a property should bring in a competitive and open market under all
conditions requisite to a fair sale, the buyer and seller, each acting prudently, knowledgeably and assuming the price is not affected by
undue stimulus. Implicit in this definition is the consummation of a sale as of a specified date and the passing of title from seiler to buyer
under conditions whereby: (1) buyer and seller are typically motivated; (2) both parties are well informed or well advised, and each
acting in what he or she considers his or her own best interest; (3) a reasonable time is alfowed for exposure in the open market; (4)
payment is made in terms of cash in U. S. dollars or in terms of financial arrangements comparable thereto; and (5) the price
represents the normal consideration for the property sold unaffected by special or creative financing or sales concessions* granted by
anyone associated with the sale.

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

STATEMENT OF ASSUMPTIONS AND LIMITING CONDITIONS: The appraiser's certification in this report is subject to the following

INTENDED USE: The intended use of this appraisal report is for the lender/client to evaluate the property that is the subject of this
)
|
|
$
‘ assumptions and limiting conditions:

|

|

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

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

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

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

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

|

|

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

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

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

2. | performed a compiete visual inspection of the interior and exterior areas of the subject property. i reported the condition of the
improvements in factual, specific terms. | identified and reported the physical deficiencies that could affect the livability, soundness, or
structural integrity of the property.

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

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

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

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

7. 1 selected and used comparable sales that are locationally, physically, and functionally the most similar to the subject property.

8. | have not used comparable sales that were the result of combining a land sale with the contract purchase price of a home that has
been built or will be buiit on the land.

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

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

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

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

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

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

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

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

17. | have no present or prospective interest in the property that is the subject of this report, and | have no present or prospective
personal interest or bias with respect to the participants in the transaction. | did not base, either partially or completely, my analysis
and/or opinion of market value in this appraisal report on the race, color, religion, sex, age, marital status, handicap, familial status, or
national origin of either the prospective owners or occupants of the subject property or of the present owners or occupants of the
properties in the vicinity of the subject property or on any other basis prohibited by law.

18. My employment and/or compensation for performing this appraisal or any future or anticipated appraisals was not conditioned on
any agreement or understanding, written or otherwise, that | would report (or present analysis supporting) a predetermined specific
value, a predetermined minimum value, a range or direction in value, a value that favors the cause of any party, or the attainment of a
specific result or occurrence of a specific subsequent event (such as approval of a pending mortgage loan application).

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

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

Fraddie Mac Form 70 March 2005 Page Sof 6 Fannie Mae Form 1004 March 2005
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21. The lender/client may disclose or distribute this appraisal report to; the borrower; another lender at the request of the borrower; the
mortgagee or its successors and assigns; mortgage insurers; government sponsored enterprises; other secondary market participants;
data collection or reporting services, professional appraisal organizations; any department, agency, or instrumentality of the United
States; and any state, the District of Columbia, or other jurisdictions; without having to obtain the appraiser's or supervisory appraiser's
(if applicable} consent. Such consent must be obtained before this appraisal report may be disclosed or distributed to any other party
(including, but not limited to, the public through advertising, public relations, news, sales, or other media).

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

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

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

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

SUPERVISORY APPRAISER'S CERTIFICATION: The Supervisory Appraiser certifies and agrees that:

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

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

3. The appraiser identified in this appraisal report is either a sub-contractor or an employee of the supervisory appraiser (or the
appraisal firm), is qualified to perform this appraisal, and is acceptable to perform this appraisal under the applicable state law.

4. This appraisal report complies with the Uniform Standards of Professional Appraisa! Practice that were adopted and promulgated by
the Appraisal Standards Board of The Appraisal Foundation and that were in place at the time this appraisal report was prepared.

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

APPRAE}M ;'{ %I ! SUPERVISORY APPRAISER (ONLY IF REQUIRED)
Signatul Signature

Name _ohn . Kennedy Jr, Name

Company Name Kenned isal Services Company Name

Company Address 2208 Aramore Bivd. 2nd Fioor Company Address
_Pittsburgh Pa. 15221

Telephone Number (412)271-7039 Telephone Number

Email Address jaykennedy@verizon net Email Address

Date of Signature and Report Jan.26,2010 =~~~ = Date of Signature

Effective Date of Appraisal _an. 21,2010
State Certification # GA-000532-L
or State License #
or Other (describe) State #

State PA

Expiration Date of Certification or License June 30, 2011

ADDRESS OF PROPERTY APPRAISED

2116 Wallon Ave

Piftsburgh fa 15210-4148
APPRAISED VALUE OF SUBJECT PROPERTY § 28,000

LENDER/CLIENT

Name _Bank of Am LP-REQ MarknL.andsale App

Company Name Bank of Am LP-REQ Mark/Landsafe App

Company Address 2375 N. Glenville Drive Richardson —
Texas 750824315

Email Address

State Certification #
or State License #

State
Expiration Date of Certification or License

SUBJECT PROPERTY

["] Did not inspect subject property

[] Did inspect exterior of subject property from street
Date of Inspection

[] Did inspect interior and exterior of subject property
Date of inspection

COMPARABLE SALES

[C] Did not inspect exterior of comparable sales from street

[ Did inspect exterior of comparable sales from street
Date of Inspection
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TEXT ADDENDUM Filo No. 100110
Borrower/Client  N/A
Property Address 2116 Walton Ave
City  Pittsburgh County Allegheny State Pa Zip Code 15210-4148
Lender Bank of Am LP-REO Mark/Landsafe App Bank of Am LP-REOQ Mark/Landsafe App

General Text Addendum

* URAR : Neighborhood - Boundaries

The typically recognized boundaries of this area are the 32nd Ward lines as delineated by the City of Pittsburgh, as well as neighboring Mt Oliver Borough (
same school district and socio-economic influences)

* URAR : Neighborhood - Description

The subject property is located in a predominantly residential urban neighborhood within the City of Pittsburgh. This area is within convenient proximity to
major employment centers, shopping facilities, recreational facilities, public transportation, and most urban amenities, Employment appears stable, and there
are no observable adverse factors which would have a negative impact on appeal or marketability. Although there is a wide variance of land usage in this
area, this is typical of densely populated urban neighborhoods throughout the City, and is not considered to be detrimental to appeal/marketability/market
value The subject is serviced by the City of Piltsburgh Public School System.

* URAR : Neighborhood - Market Conditions

Property values appear to be stable. Supply and demand factors appear to be in balance (based on data from the West Penn Multi-List). A review of
comparable sale data indicates a reasonable exposure time (list to contract date) of 30-120 days. Interest rates are at a favorable level. Unusual financing (
discounts, buydowns, concessions, elc) is a fairly common practice in this market area, but this does not appear to favorably or adversely affect market
values.

COMMENTS ON SALES COMPARISON

The subject property is located in an urban area. Comparables #2 and #3 are located in the same municipality, serviced by the same schoo! district, and
offers similar amenities - therefore the market appeal is the same. Although slightly further than one mile from the subject property, they better represent the
market than other sales that are geographically closer, and are felt to be the best data available on which to base a market value conclusion.

Comparable #1 is more than six months old. Due to the relative infrequency of recent sales which are comparable to the subject, it was necessary to broaden
the time period. The sales are limited due to the fact that there are few offerings and not because of an imbalance of supply and demand. No time adjustment
was warranted due to the stable nature of this market during this period.

While there is a variation in lot size between the subject and the comparables, there was no adjustment made as all of the properties represent typical
building sites for this market area, with no measurable dollar difference.

No adjustment for exterior construction was made due to the fact that the exteriors of the subject and all of the comparables are low maintenance and have
similar market appeal. No discernible dotlar difference could be extracted which would warrant an adjustment for this feature.

No adjustment for age was taken due to the fact that the effective ages of the subject and all of the comparables are simitar.

Condition adjustments were made to all three Comps to reflect the degree of updating and cosmetic repairs that these properties have received in relation to
the subject,

The information regarding the interior conditions and upgrades of the comparable sales was obtained from the listing agents/agencies.

Square footage adjustments were based on $15/sf of gross livable area. All sales are closed, and all data received pertaining to these sates is believed to be
reliable. The indicated square foot area of the comparable dwellings is approximate.

All three sales were given equal emphasis in arriving at my Market Value conclusion.

Due to the limited sales activity, it was necessary to use properties which, although competing in the same market, vary more than desired in such factors as
condition, square foot area, amenities, etc. Therefore, due to this wide variance, a line adjustment in excess of 10% was necessary o ali three comparables
under "Condition”. However, these properties do have many simitar physical characteristics of the subject, and are felt to provide a good indication of market
values in this area.

Due to the value range of the subject property (under $30,000), even a small dollar adjustment refiects a large percentage adjustment. Therefore, net
adjustments for Comparables #1 and #2 exceed 15%, and gross adjustments for

“*CONTINUED ON NEXT PAGE™**
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TEXT ADDENDUM Fio e, 100110
Borrower/Client  N/A
Property Address 2116 Walton Ave
City  Pitsburgh County Allegheny State Pa 2Zip Code 15210-4148
Lender Bank of Am LP-REO Mark/Landsafe App Bank of Am LP-REQ Mark/Landsafe App

Comparables #1 and #2 exceed 25%. This is considered normal in this market and price range. These comparables are considered the best data available,
are reflective of market activity, and after adjustments are felt to provide an accurate range of value into which the subject property could be bracketed.
COMMENTS AND CONDITIONS

The intended user of this appraisal is the client listed on page one of this report, as well as the client's assignees. The client agrees that this appraisal wil
only be used by the intended user for the disclosed intended use, which is for foreclosure and marketing purposes.

This report Is a "Complete Appraisal” presented in "Summary Report” format as defined by the Appraisal Standards Board of the Appraisal Foundation in the
Uniform Standards of Professional Appraisal Practice.

If avaifable, a legal description reference has been provided under the "Subject” section of this appraisal in order that a comparison of the appraised property
and the legal documents pertaining to this property can be facilitated.

As of the date of this appraisal report, |, John P. Kennedy Jr., have completed the requirements under the continuing education program of the Pennsylvania
State Board of Certified Real Estate Appraisers.

Personal property has been given no value in this appraisal report.
This report has not been performed or completed for mortgage lending purposes.

The photographs used in this report are original photographs generated with a digital camera, and have not been enhanced or altered in any way.
Additionally, the digital signatures are protected, and only the appraiser maintains contro! of said signature.
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FHA CASE

File No.. 100110

Property Address 2116 Walton Ave

Legal Description _Deed Book Voiume 146078 Page 7 County Allegheny
{s the subject property cumrently listed? D Yes Z] No Current List Price $§ Agent

City Pitsburgh State Pa

Zip Code 15210-4148

Listing Company/Address/Phone

COMPETING LISTINGS
ITEM I SUBJECT LISTING #1 LISTING #2 LISTING #3
Address 2116 Waiton Ave 332 Arabella Street 604 Hays Avenue 443 Overbrook Bivd
32nd Ward/ Mt Ofiver Borough Mt Olfiver Borough 32nd Ward/
Proximity to Sub. / Location 1.52 miles 1.29 miles 0.34 mites
Original List Price Nat Yet Listad 25,000 38,000 57,000
Current List Price Not Yet Listed 25,000 32,500 44,900
Last Price Revision Date N/A N/A 6/30/09 772108
Days-on-Market 112 Days 186 Days 270 Days
Site/View Residential/Avg ResidentialAvg Residential/Avg Residential/Avg
Design (Style) 2 Story + Aflic 2 Story + Attic Two Story/Avg Two Story/Avg
Age App 79 Yrs App 30 Yrs App 93 Yrs App 78 Yrs
Condition Average Inferior Average Superior
Above Grade Room Count Tot 8 ] Bdrms: 2 |Ba 1 [Tot 5§ lerms: 2 j Ba: 1 {Tot: § [Bdrms. 2 |Ba: 1 [Tot: § |[Bdrms. 2 |Ba: 1
Approx. Gross Living Area 1,079 5q.ft 1.365 sq.ft 1,230 sq.ft 1,380 sq.ft
Basement Area Full-Unfinished Futl-Unfinished Full-Unfinished Full-Unfinished
Car Storage No Garage No Garage No Garage No Garage
Other (special / financing None Noted/Disciosed None Noted/Disclosed None Noted/Disclosed
concessions,amenites, ete.)

Describe the valus-related differences between the subject property and the competing listings (including financing, terms, condition, location, appeal, deferred maintenance, utility,
style, view, days-on-market, and other amenities). In addition, comment on supply and demand, marketing times, sale-to-iist price ratios, REOand newconstruction activity, and other
factors associated with, and/or influenced by, current listings in the subject neighborhood.

* OVERFLOW - SEE "ADDITIONAL FIELD TEXT ADDENDA" *

Describe positive and negative factors that affect the marketability and value of properties in the subject ivision, and specifi the subject property. Discuss cumrent economic
trends -- employment, increasing/decreasing property values, supply and demand, and/or seasonal marketing factors.
* OVERFLOW - SEE "ADDITIONAL FIELD TEXT ADDENDA" *

Provide an itemized list of repairs recommended to bring the property into marketable condition. Cost estimates should be based on reliable published cost sources and/or local cost
resources. The appraiser is not an expert in the field of building construction and actual costs may vary from those provided. Repair costs and opinions reported herein are subject to

future revision based on new repair estimates and ions by a li d building
REPAIRITEM ESTIMATED COST
Clean entire interior, then paint entire interior $ _1,500.00
Install kitchen ceiling light fixture $ 27500
Install interior door from kitchen to basement stairs $ 35000
Professionally clean all remaming carpsting $ _200.00
$
Inspection of all mechanical system (does not inciude cost for any needed repairs) $ 400.00
$
$
$
$
$
$
TOTAL ESTIMATED COST OF RECOMMENDED REPAIRS $ 2725

List any reco i { {code compli , envi , etc.). Provide an explanation why the inspection is recommended, and comment on the affect on

marketability and value. When no inspections are recommended, provide a statement to that effect.

* OVERFLOW - SEE "ADDITIONAL FIELD TEXT ADDENDA" *

List the number of days-on-market for the comparable sales used in the appraisal report: Comparable #1: 15 DOM; Comparable #2: 252  DOM; Comparable #3: 161 DOM.
C

in addition to the "AS-1S" market value estimated on the attached appraisal report, which is basedona ble market exposure time d by current market conditions
and described in the Neighborhood Section of the report, the following value estimates for the subject are required. Note: The difference between the "AS IS” and "AS-REPAIRED"

value should approximate the market's reaction ta the needed repairs, not necessarily the doltar-for-doliar cost to place the subject in marketable condition

"AS-IS" estimate of market value based on a reasonable market exposure time as rendered in the attached appraisal report ¢ 28,000
"AS-REPAIRED” estimate of marke! value based on a reasonable market exposure time $ 30,000
"AS-IS" estimate of market value based on a client-imposed restricted market exp time of 30 days (not to exceed 120 days) $ 21,000

*AS-REPAIRED” estimate of market value based on a client-imposed restricted market exposure time of 30 days (not to exceed 120 days) ... § 22,500

SUPERVISORY APPRAISER (ONLY IF REQUIRED):

Signatuee Signature

Name John P. Kennedy Jr, Name

Date Report Signed _Jan. 26, 2010 Date Report Signed

State Certification # GA-000532-L State PA State Ceri # State
Or State License # State Or State License # State

Produced using Polaroid Digital Solutions software, BM.234.8727 Rev. G4196
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ADDITIONAL FIELD TEXT fone 100110

Borrower/Clhient  N/A

Property Addiess 2116 Walion Ave

city Pittsburgh County Allegheny state P Zip Coge 15210-4148
tender  Bank of Am LP-REO Mark/Landsafe App

POSITIVE NEGATIVE FACTORS
As stated, supply demand factors appear to be in balance at this time. Property values have remained relatively stable over the past several year period, as
has the overall employment rate. Marketing time in this area (as is true in most market areas) has increased with the general nationwide decline in the real

estate industry.

RECOMMENDED INSPECTIONS

As the property has been vacant, all mechanicat systems should be made operational and tested by a qualified individual. Wood infesting insect inspection -
typically done at some point in time, and would be needed once the property is sold (although typically paid for by buyer at that point). All mechanical
systems (plumbing. electrical, heating) should also be checked by qualified individuals.

VALUE RELATED DIFFERENCES
All three comparable listings are serviced by the same school district as the subject, and all share the same socio-economic influences. All three
comparables are privately owned (not REQ properties). Supply/demand factors appear to be in balance, and there is some REOQ aclivity in this market area (

although no new construction)
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Market Conditions Addendum to the Appraisal Report S o 1347361

Fite # 100110

The purpose of this addendum is to provide the lender/client with a clear and accurate understanding of the market trends and conditions prevalent in the subject
neighborhood. This is a required addendum for all appraisal reports with an effective date on or afier April 1, 2009.
Property Address 2116 Wallon Ave City Pittsburgh

Borrower N/A

State Pa ZIP Code 15210-4148

Instructions: The appraiser must use the information required on this form as the basis for his/her conclusions, and must provide support for those conclusions, regarding housing
trends and overail market conditions as reported in the Neighborhood section of the appraisal report form. The appraiser must fill in all the information to the extent it is available and
reliable and must provide analysis as indicated below. 1 any required data is unavailable or is considered unreliable, the appraiser must provide an explanation. Itis recognized that
not all data sources will be able to provide data for the shaded areas below; if it is available, however, the appraiser must include the data in the analysis. If data sources provide the
required information as an average instead of the median, the appraiser should report the available figure and identify it as an average. Sales and listings must be properties that

+ compele with the subject property, determined by applying the criteria that would be used by a prospective buyer of the subject property. The appraiser must explain any anomalies
in the data, such as seasonal markets. new construction, foreclosures, etc.

- frrwsntory Anelyels < T o Prior 7~12 Months Prior 4-6 Months Current — 3 Months Overall Trend
% Total# of Comparable Sales (Settied) 3 1 1 D Increasing |Z] Stable [: Declining
Absorption Rate (Total Sales/Months) 0.50 0.33 0.33 [:] Increasmg @ Stable [: Declmmg

{8
18.2

Total # of Comparable Active Listings
Months of Housing Supply (Total Listings/Ab.Rate)

m‘ﬂ&mw:m. SatelLint % Prior 7-12 Months Prior 4-6 Months Current ~ 3 Months Overal! Trend
Median Comparable Sale Price 22,000 36,000 24,000 D Increasing [Z] Stable L__] Declining
Median Comparable Sales Days on Market 28 161 D Declining Stable D Increasing
Madian Comparable List Price 23,000 {29,900 = yasiog
Median Comparable Listings Days on Market Not Avaliable : Not Available Décining Jhoreasing
Median Sale Price as % of List Price 95.6 [85.7 80.2 [] Increasing Kl Stable : Declining
Seller-(develaper, builder, etc.) paid financial assistance prevalent? D Yes @ No D Declining @ Stabie L [Increasing

Explain in detail the seller concessions trends for the past 12 months (e.g., seller contributions increased from 3% to 5%, increasing use of buydowns, closing costs, condo fees,
options, etc.).
Listing entries in the West Penn Multi List (which is the main source of this appraiser's data base) do not typicaily disciose seﬂer concessions, therefore this aspect of the transaction
can not be ascertained with any degree of consistency or reliabiity. However, research indicates that buydowns, loan buyer | . etc have not ged to any
sizable degree over the past 12-18 month period

Avre foreclosure sales (REO sales) a factor in the market? @Yes D No [f yes, explain {including the trends in listings and sales of foreclosed properties).
There have been several REQ sales in this market area over the past 12 month period. While these sales should be analyzed in the overall market study, they must be anatyzed in
their correct context - that is, they are not truly “arm's Jength” They do, with all the other listed properties for sale in this specific market area, and
thersfore have a direct impact on the supply/demand ratio, overall marketing time, etc. Of the 6 acﬂva fistings currently on the market, 1 is an REQ property

B=~O<r>ZTP» & TOXDPNOEMY —AMEXBIR

Cite data sources for above information.
West Penn Multi List is the only multiple listing service in the subject's area, therefore it is the main source of market data.

Summarize the above information as support for your conclusions in the Neighborhood section of the appraisal report form. if you used any additional information, such as an

analysis of pending sales and/or expired and withdrawn listings, to farmulate your conclusions, provide both an explanation and support for your conclusions,
Overall market trends in this area seem to be relatively stable based on the above listed statistical data. Typically, this market area has historically experienced average markst
acceptance, and only with the reiatively recent decline in the overail aconomy has the real estate market in this area shown any adverse affects. The statistica! data shown above
indicates a relative stability in the median list price, as well as a relatively stability in the median sale price in this market (due to the fact that there were only 4 comparable sales in
the past 6 month period, and only 7 total sales in the entire 12 month period, it is felt that this recent data over the past 8-12 month period doas not truly give an accurate of complete
picture, as minimal data tends to “"skew” the iarger picture). The *days on the market” statistic is also stable based on the antire 12 month period. This data has been considerad
throughout this report, and my analysis and conclusions arrived upon are reflactive of this data and Its’ overall affect on the real sstate market in this gpecific market area.

¥ the subject is a unit in a condominium or cooperative project, complete the following: Project Name:

Prior 7-12 Months Prior 4-8 Months

Overall Trend

[ ] stable
] stable

Subject Project Data Current — 3 Months

D Declining
E] Daclining

Total # of Comparable Sales (Settled) D Increasing

Absarption Rate (Total Sales/Months)

D Im:reasmg
Total # of Active Comparable Listings RERE
Months of Unit Supply (Total Listings/Ab. Rate)

Are foreciosure sales (REO sales) a factor in the project? D Yes D No i yes, indicate the number of REQ listings and explain the trends in listings and sales of
foreclosed properties.

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

G-HOMEONT VO 000V ZO00

A
P 2
P

t Signaty Signature

A Appraiser Name John P. Kennedy Jr.

Supervisory Appraiser Name

é Company Name Kennedy Appraisal Services Company Name
ﬁ Company Address 2209 Ardmore Bivd. 2nd Fi Pittsburgh Pa. 15221 Company Address
State License/Cer # GA-000532-1, State PA State License/Certification # State
Email Address _jaykennedv@verizon.net Email Address
Freddie Mac Form 71 March 2009 Page 10f 1 Fannie Mae Form 1004MC  March 2009

Al Ready
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Residential Broker Price Opinion (BPO)

This BPO is the [8} Initial £J2nd Opinion [J Updated [ Exterior Only

DATE o01-29-10

Date Format (00A00/00)
PROPERTY ADDRESS: 2116 WALTON AVE SALES REPRESENTATIVE:
PITTSBURGH PA 15210 CLIENT NAME:

FIRM NAME: Grasha Real Estate COMPLETED BY: JEFF GRASHA
PHONE NO. 4125637200 FAX NO. 4125637281
PARCELNO. - 95-F-99
I.  GENERAL MARKET CONDITIONS

Current market condition: O Depressed (] Slow [ stavle 0 Improving O Excellent

Employment conditions: O Declining & Stable O Increasing

Market price of this type property has: D Decreased

O  increased

E  Remained stavle
Estimated percentages of owner vs. tenants in neighborhood:
There is a = Normal supply (=) oversupply
Approximate number of comparable units for gale in neighborhood:
No. of competing listings in neighborhood that are REO or Corporate owned:

No. of boarded or blocked-up homes:

ll. SUBJECT MARKETABILITY

Range of values in the neighborhood is $ 16000 to $

% inpast months
% inpast months

80 % owner occupant 20 % tenant

-] shortage of comparable listings in the neighborhood

6
2
0

75000

[ under improvement
90 days.

The subjectis an  [] over improvement
Normal marketing time in the area is:

Avre all types of financing available for the property? Cdves [@No
Has the property been on the market in the last 12 months? Elves Eino
To the best of your knowledge, why did it not sell?

[2] Appropriate improvement for the neighborhood.

If no, explain _no FHA, VA

Ifyes, $ list price (include MLS printout)

O condo O co-op
CJtownhouse [ modular
0 [Imontnly

The fee includes: D insurance U Landscape
n-a

Unit Type: [ single family detached
3 single family attached

If condo or other association exists: Fee §
O Poo

Association Contact: Name:

Dernvally  Cument? Elves
O Tennis Other

[ mobile home  VIN #

EIne Fee delinquent? $

Phone No.:

Agent believes subject property is  [E] Vacant [J Occupied
Agent believes subject property is

Subject property has basement? [Fves [Ine

If subject property is Mobile Home,is it Attached to foundation? [Jves [EINo

Owner Pride [JGood M Average [I8etow Average

Does Agent feel there would be a resale problem? Jyes Elno

HOA Exists? [Jves [EINo

Agent resale comments:

[O Favorable [¥] Neutral [] Unfavorable

Subject is a two story brick SFR in overali fair condition. Interior overall fair condition with all walls needing painted, all flooring older and needs updating. Kitchen and bath
overall average condition. Newer electric service. Gas f-a furnace. Full unfinished basement. On street parking. Walk-up attic with narrow stairway, not considered living

space.
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1l. COMPETITIVE CLOSED SALES
ITEM SUBJECT COMPARABLE NUMBER 1 COMPARABLE NUMBER 2 COMPARABLE NUMBER 3
Address
2116 WALTON AVE 2236 Fairtland 2148 Fairland 2134 Dartmore
City PITTSBURGH PITT8BURGH PITTSBURGH PITTSBURGH
State PA PA PA PA
Postal Code 15210 15210 16210 15210
Basement EY@: nNo E Yeas g No E Yes nNo m Yes n No
Proximity to Subject * Proximity 3| * Proximity 2| * Proximity 2
List Price $ $ 17900 $ 33000 3 31000
Sale Price $ $ 22000 $ 30000 $ 20000
Price/Gross Living Area 3 sqFt| § 8q.Ft. $ Sa.FL $ Sq.Ft
Data Source intinsp MLS-int insp MLS MLS
Sale Date 4-30-9 3-30-9 8-31-9
Days on Market 15 164 148
VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION +{-) Adjustment DESCRIPTION o) Adustment | DESCRIPTION +-) Adiustment
Sales or Financing ‘] cash cash cash
Concessions
Location urban urban urban urban
Leasehold/Fee Simple | FS FS FS FS
Site 37x100 40x100 37x110 30x100
View res res res res
Design and Appeal 2 sty 2 sty 2 sty 2 sty
Quality of Construction brick . brick brick brick-frame
Age 78 80 80 80
Year Built 1932 1930 1930 1930
Condition fair fair fair fair
Above Grade Tow { Bims |  Bars Towl | Bdme | Bete Towl | Bams | Bans To |Bdme| Betw
Room Count 5 2 1 5 2] 1 8 3 1 -2000 s|] 3 1 ~2000
Gross Living Area 1100 gq.Ft. 1500 gq.rt. -2000 1100 sqFt 1400 Sq.Ft. -1500
Lot Size 3700 4000 4070 3000
gz;;"fg;%;'gg:’e: full unfin fult unfin full unfin full unfin
Functional Utlllty average average average average
Heating/Cooling oas f-a gas gas f-a, cen a-c -1000 | gas h-w
Energy Efficient Items - b — —
Garage/Carport 0 0 0 o
Porches, Patio, Deck — new int paint & o —
Fireplace(s), etc. ficoning -8000
Fence, Poal, etc. — — — —
Other — - — —
Net Adj. (total) -7000 -3000 -3500
Adjusted Saies Price of
Comparable 15000 27000 18500
IV. MARKETING STRATEGY
[ As-is [0 Minimal Lender Required Repairs 3 Repaired
* Most Likely Buyer: [J 1st Time Buyer [JJMove Up Buyer [&] Investor O seller Assisted
V. REPAIRS
ltemize ALL repairs needed to bring property from its present “as is” condition to average marketable condition for the neighborhood.
Check those repairs you recommend that we perform for most successful marketing of the property.
*Does property have evidence of mold or water damage? Y [J N[&J
Description:
* Mold Mitigation/remediation recommended? y[Q NBE
Item Estimated Cost Item Estimated Cost
[ interior paint, minor plaster repair $ 3500 [} interior flooring $ 3000
[} «itchen updates $ 1000

$ 500 [} bath updates
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Vi. COMPETITIVE LISTINGS

ITEM | sussecT COMPARABLE NUMBER 1 COMPARABLE NUMBER 2 COMPARABLE NUMBER 3
Address
2116 WALTON AVE 125 Carrick 1421 Nobles 202 Merideth
City PITTSBURGH PITTBBURGH PITTSBURGH PITTSBURGH
State PA PA PA PA
Postal Code 15210 15210 15210 15210
Basement :EYQS nNo E ves [.J No mYes QNO ﬂ Yes I:J No
Proximity to Subject * Proximity 8 | * Proximity * Proximity 6
List Price $ $ 35000 $ 29900 % 35000
List Date 1-22-10 9-29-08 1-21-10
Price/Gross Living Area $ sqrt| $ Sq.Ft $ Sq.Ft $ Sq.Ft.
Data and/or int ingp MLS MLS MLS
Verification Sources
VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION +{~) Adjustment DESCRIPTION +{-) Adjustment DESCRIPTION +(-) Adjustment
Sales or Financing ' ' — — —
concessions
Days on Market 7 120 8
Location urban urban urban urban
Leasehold/Fee Simple | FS FS FS FS
Site 37x100 30x182 30x125 21x77
View res res res res
Design and Appeal 2 sty 2 sty 2ty 2sty
Quality of Construction brick brick-frame brick-frame frame
Age 78 80 108 80
Condition fair fair average -10000 | average -10000
Above Grade Towl | Bdms | Behe | Tom | Same | Bahs Yo | Bdme | Bathe Tos |Bdme| Gahe
Room Count 5 2 1 7 3] 1 -2000 [ 3 1 -2000 4] 2 1
Gross Living Area 1100 8q.Ft. 1200 Sq.Ft. -500 1200 Sq.Ft -500 1100 Sq.Ft
Lot Size 3700 5460 -1000 | 3750 1617 2000
321%'2"52%5 IE‘alrsahdee:1 full unfin full unfin full unfin full unfin
Functional Utility average average average average
Heating/Cooling gas f-a gas gas gas f-a
Energy Efficient Items | — — i -
Garage/Carport 0 0 1 -200040
Porches, Patio, Deck —— — porch —_—
Fireplacea(s), efc. -1000
Fence, Pool, etc. — —— — —
Other —— — — _
Net Ad]. (total) -3500 -15500 -8000
Adjusted Sales Price of
Comparable 31500 14400 27000

VII. THE MARKET VALUE (The value must fall within the indicated value of the Competitive Closed Sales).

COMMENTS

AS IS
REPAIRED
CASH

Target Price

Suggested List Price

“8 20000 *$ 27800
* *

$ 30000 $ 37900
- *

3 18000 $ 25900

(tnclude specific positives/negatives, special concerns, encroachments, easements, water rights, environmental concerns, flood zones, etc.)

Immediate neighborhood is the Overbrook section of the city of Pittsburgh. Most homes in area are approx 60-80 years old. Mostly singie family detached with some mult-
unit residential. Average pride of ownership. Close proximity to public fransportation, major highways and shopping. No adverse conditions noted.

Signature:

Jeffrey Grasha

Date; 1-29-2010

Date Format (00/00/00)
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U.S. Depariment of Veterans Affairs

Office of Regionat Counsel
Region 4
Donno Binder VA Pittsburgh Heglthcare System
Program Paralegol Specialist 7180 Highland Drive (646/02-H)
Direct Diai 412-954-5174 Pittsburgh, PA 15206-1297
Fax 412-954-5181 412-964-5174
February 23, 2010
Bank of America Home Loans in Reply Refer To: 646/02-H
AHn: VAREO RC 4 # 41303
2375 N. Glenvillie Drive
MS TX2-983-01-01

Richardson, TX 75082

SUBJ: VA Loan # 11-11-6-0247126
MILLER, Carmen A.
2116 Walton Avenue
Pitteburgh, PA 15210

1. The Policy of Tile Insuronce No. 1622026 dated October 22, 2009, issued by OHIO BAR TITLE
INSURANCE COMPANY to the Secretary of Veterans Affalrs, an Officer of the United States of
America, whose address is Washington, DC., Insures that the Secretary of Veterans Affairs has a
fee-simple estate in the property described thereln, subject only to those items in Schedule B,
which gare not objectionable.

2. On the basis of the title policy, the Secretary has ocquired a good, fee-simple title to the
property described therein, subject to the items set forth in this report and to any unpald toxes,
any unpaid charges for water, sewer, and similar items, and ony unpaid assessments for public
improvements. 1t is your responsibility to moke certain that the amount of insurance adequately
protects the Department of Veterans Affairs’ interest and that sufficient information is retalned in
the security envelope should on action in electment become necessory.

3. Plecse ossure that any monies owing referred to in Item Nos. 5 and 6 of Schedule B of the Title
Policy have been paid prior to fisting the subject propeny for sale.

L
MES C, SINWELL
Assistant Regional Counsel
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IN THE UNITED STATES DISTRICT COURT
FOR THE WESTERN DISTRICT OF PENNSYLVANIA

VITTI & VITTI ASSOCIATES, P.C.,
successors in interest to Louis P. Vitti &
Associates, P.C., Louis P. Vitti and Edith
Moen Vitti,

Civil Action No. 12-1595

Plaintiffs,

V.
Judge Nora Barry Fischer
UNITED STATES DEPARTMENT OF
VETERANS AFFAIRS,

Defendant .
CLARAT OF RI IMN(¢

1. 1, Richard Zimnoch, declare as follows pursuant to 28 U.S.C. § 1746:

2. I have been employed by the United States Department of Veterans Affairs since
1978. The majority of my career has been spent working in the area of VA loan foreclosures. |
am currently a VA Realty Specialist working at the VA Headquarters in Washington, D.C.

3. Inmy capacity as a VA Realty Specialist, I am familiar with the circumstances
surrounding the foreclosure of VA Loan Number 11-11-6-0247126 that involved a residential
property located at 2116 Walton Avenue, Pittsburgh, Pennsylvania. My familiarity is based on
my years of experience, personal recollection, and review of various e-mails and loan documents
some of which are attached to this declaration. See Attachments 1-3 (e-mails regarding Walton
Avenue property); 4 (VA Approve Invoice - care and maintenance services).

4, The Walton Avenue property came to my department as a foreclosed property

sometime in late 2009 or early 2010. The VA accepted a contract to sell this property on
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February 15, 2010. In preparation for closing, an open mortgage or lien was discovered on the
Walton Avenue property thus placing in question whether the VA actually obtained a clear, fee-
simple title during the October 2009 foreclosure. See Att. 1-3. The buyer's attorney insisted on
satisfaction of the open mortgage prior to closing on the property. The VA worked with
foreclosing attorney (Mr. Vitti) in an effort to obtain satisfaction of the open mortgage. /d.
However, after several months of working with Mr. Vitti, the satisfaction of the open mortgage
could not be obtained. /d. Because of this defect in title, the VA decided to reconvey the Walton
Avenue property back to U.S. Bank, who was the original holder of the mortgage when the
property was initially conveyed to the VA during the October 2009 liquidation sale. The final
reconveyance letter is dated September 23, 2010. This letter was issued by Bank of America,
who was contracted by the VA at that time to provide property management services for
properties of the VA that had been foreclosed.

5. While the Walton Avenue property was in the VA's possession, it remained
vacant, and the VA spent several thousands of dollars for the property's care and maintenance.
See Att. 4 (VA Approve Invoice - care and maintenance services); see also Ex. 15 (Final
Reconveyance Letter - listing expenses). For example, the interior of the home was cleaned on at
least four occasions, and significant yard work was done to include the trimming of various
shrubs and trees. The home was also winterized and hundreds of dollars were invested to
address various electrical issues. Prior to reconveyance on September 23, 2010, I am unaware of
any vandalism, theft, or destruction of the Walton Avenue property.

6. Part of my position as a VA Realty Specialist involves the monitoring of the real

estate market and the fluctuation that sometimes occurs with home values. During late 2009




-
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and into 2010, the residential housing market was slow and home values across the country
declined with some areas seeing more significant reductions than others.

I declare under penalty of perjury that the foregoing is true and correct.

pO=0 W

Richard Zimnoch

Executed on February _1:_:3 2013.
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Property:2116 WALTON AVE
PITTSBURGH PA, 15210
Subject:RE: Will need to extend -- titie still not clear. Extend to 4/17/10?
Body Message Inserted (03/29/2010 03:58 PM) On: 2116 WALTON AVE, PITTSBURGH PA 15210.
Title has been sent to seller's attorney by the closing company and seller’s attorney has
forwarded to the FC attorney for review.
Attachment(s):e No Attachment

Created K
ByIDate:GRASHA' JEFFREY - 03/29/2010 15.59.:57

Notification J
From: S
Notification To:CHAD.S !

Property:2116 WALTON AVE
PITTSBURGH PA, 15210
Subject:**Pending update™*
Body:Message Inserted (03/31/2010 09:00 AM) On: 2116 WALTON AVE, PITTSBURGH PA 15210.
From FC attomney. L. Vitti advised that the underwriter will Indemnify over the open mortgage as
they strongly believe it is paid off btu the buyers attorney insists on a satisfaction piece. Waiting
for an update from FC attorney on satisfaction piece. Will advise.
Attachment(s):s No Attachment
Created
Bleate:PHELAN' TORI - 03/31/2010 09:00:48

Notification
Frc'm:TORI.PHELA

. CHAD.SPARLINGGEN MBI CA COM:STEPHANIE. M. ALLEN MR
Notification TO'M;RODNEY.L.JOHMV:

Property:2116 WALTON AVE
PITTSBURGH PA, 15210
Subject:Email that | just sent to agent and buyers attorney:
Body:Message Inserted (04/12/2010 07:59 AM) On: 2116 WALTON AVE, PITTSBURGH PA 15210.
The FC attorney is working on obtaining a satisfaction but they are not sure that that can obtain
one. They are confident that they will receive a Letter of Indemnification from the underwriter. Last
we spoke, Attorney Sautel was not willing to accept a letter of Indemnification on this however; if
the letter of Indemnification is issued then the seller has marketable title and will be in the position
to proceed. | spoke with the FC attorney on Friday and | expect another update later today.
Attachment(s):e No Attachment
Created Ea.
Bleate:PHELAN' TORI - 04/12/2010 07:59:49
Notification

From: ' ORI-PHELAN (N
Notification CHAD.SPARLING GyESMREISC OM; S TEPHANIE. M.ALLEN QiSRG

Property:2116 WALTON AVE
PITTSBURGH PA, 15210
Subject:*Update*
Body:Message Inserted (04/21/2010 06:38 AM) On: 2116 WALTON AVE, PITTSBURGH PA 15210.
The claim was submitted to First American by the FC attomey and they are waiting for the
response. From my experience it usually only takes a few days to a week to get a response
from them. Jeff, | will be out from 4/22-4/27 however someone will be here to coordinate with
attorney Sautel if all goes well before the 27th.
Attachment(s):e No Attachment

Created a,
By/Date: PHELAN, TORI - 04/21/2010 06:38:40

Notification o) oL iE| AN

From:

Notification TO:JEFF@GRASHA‘)_ . .SPARLING@BMTEPHANIE.M.ALLEN

Attachment |




Caase?1t 2006859 BEB Dbocoomesn18-33 Fifde®RA/30/23 PRgge b of 87

To:

Property: 2116 WALTON AVE .
PITTSBURGH PA, 15210
Subject: Update..

Body: Message Inserted (06/22/2010 11:17 AM) On: 2116 WALTON AVE, PITTSBURGH PA 15210.
I've been in touch with Francie Crowley via email this afternoon. | was concerned when she
asked for the buyers title which | sent over in early March however she advised that she is
working ‘on obtaining a release. She also resent the LOI addressed to her office and | advised
once more that it is doing us no good and needs to Indemnify Stewart title and the buyers
attorney. Hopfully i got through this time. I'm going to send the request my seif but | dont know if
they will entertain my request since PHS was not indemnified. we are usually advised not to but |
dont know what else to do at this point. I'll let you know what | can find

Attachment(s): « No Attachment

Created o
By/Date: PHELAN, TORI - 06/22/2010 14:17:12

Notification
From: TORI.PHELANGERRENRS)
Notification JEFF%GRASH’HAD.SPARLINGWCA.COM;STEPHANIE.M.ALLw

To: BA

L
Property:2116 WALTON AVE -
PITTSBURGH PA, 15210
Subject: ****PLEASE ASSIST*****

Body: Message Inserted (05/20/2010 01:48 PM) On: 2116 WALTON AVE, PITTSBURGH PA 15210.
Can someone at BAC please contact the FC attorney? We finally received a letter of indem but
it's not sufficient as the underwriter for the buyer is not addressed/Indemnified. Also, it was sent
to them on the 7th and | JUST received it today. A letter of Indem typically takes our office no
more than a week to obtain. This has been going on since February. We are at a stand still. I've
worked with Lou Vitti's office in the past and they were always great with a turn around time. Not
sure what the hold up is with this one but this has been going on for too long

Attachment(s): ¢ No Attachment

Created e
By/Date: PHELAN, TORI - 05/20/2010 13:48:48

N on: TORI. PHELAN QS

From:

Notification CHAD. SPARLING_CA COM;RAUL2. HERNANDEZ (NS
To:;STEPHANIE.M. ALLEN@ iR

operty:2116 WALTON AVE
PITTSBURGH PA, 15210
Subject: Email that | just sent to agent and buyers attorney:

Body: Message Inserted (04/12/2010 07:59 AM) On: 2116 WALTON AVE, PITTSBURGH PA 15210.
The FC attorney is working on obtaining a satisfaction but they are not sure that that can obtain
one. They are confident that they will receive a Letter of Indemnification from the underwriter. Last
we spoke, Attormey Sautel was not willing to accept a letter of Indemnification on this however, if
the letter of Indemnification is issued then the seller has marketable title and will be in the position
to proceed. | spoke with the FC attorney on Friday and | expect another update later today.

Attachment(s): ¢ No Attachment

Created .
By/Date: PHELAN, TORI - 04/12/2010 07:59:49

Notification ) opiE) ANGEEEEISENES

From:

Notification ¢\ ap, SPARLING_ COM:STEPHANIE, M ALLEN Gt

To:

Attubmtl 2
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Property: 2116 WALTON AVE
PITTSBURGH PA, 15210
Subject: VA#111160247126
Body: PER THE PA VARC THEY AUTHORIZE RECONVEYANCE OF THIS PROPERTY Good
Afiernocon Rodney - James Sinwell, Assistant Regional Counsel, has authorized reconveyance
of this subject property. Thank you, Thank you DONNA BINDER From: Johnson, Rodney L
[mailto:rodney.l. johnson@bankofamerica.com] Sent: Thursday, July 22, 2010 1:02 PM To:
Binder, Donna Subject: FW: 2116 Walton Ave. VA#111160247126 Hi Donna, We were
previously provided an Approval on this property on 2/23/2010. Upon this property going to
escrow last March it was discovered than there was an Open mortgage. The F/C Atty was able
to provide an Letter of Indemnity but per the closing office it was not sufficient as the
underwriter for the buyer were not addressed/indemnified. The F/C Atty indicated last may that
they were going to get the mortgage satisified or release. Both | and the closing office have
been trying to obtain updates from the F/C Atty without no response from them. Based upon the
LOI being insufficient and the lack of an Release | recommend reconveyance of this property.
Since you had previously provided approval PMOU would like your response concerning
Reconveyance of this property. Please advise. Thank You
Attachment(s): ¢ No Attachment

Created " " .48
Bleate:JOHNSON RODNEY", RODNEY - 07/22/2010 11:48:03

Notification

From: RODNEY LJOHNSON G M
Notification

" o VAREO. VNI

[ Print ][ Close ]
Property: 2116 WALTON AVE
PITTSBURGH PA, 16210
subject: iiltttiURGENTlfii'i*ti'

Body: Message Inserted (07/20/2010 08:40 AM) On: 2116 WALTON AVE, PITTSBURGH PA 156210.
Rodney, Can you please get management involved? I've never seen anything like this. We need
a simple answer or document from the FC attorney and they are not responding to either of us
and | have been begging for assistance since february!

Attachment(s): » No Attachment

Created o
By/Date: PHELAN, TORI - 07/20/2010 08:40:08

Notification
From: TORI. PHELAN /Rt

Notification JEFF @GRASHASEEEERIAD. SPARLING GANNSENEENMENEN..C OV;RAUL2 HERNANDEZ@B
To: ASMESSSSEEA COM; S TEPHANIE.M.ALLENGI

Property: 2116 WALTON AVE
PITTSBURGH PA, 15210
Subject: F/C Atty response
Body: | finally got help on this one, I hit brick wall after brick wall trying to find out who was in authority
to issue a release or satisfaction of lien. Pgh, Mortgage assigned to Ohio Savings Bank who
merged with Amtrust and then on to Bank of New York , all of which are now defunked. , |
called the FDIC and forwarded everything | had to them. Just got off of the phone with Lakisha,
and we reviewed everything | sent. All is in order and she is preparing a release of collateral
and will forward to my attention this afternoon with the original to follow by mail | have relayed
all of this to Tori at Phelan and Schmeig. | will forward you a copy of the release as soon as |
getit.
Attachment(s): ¢ No Attachment

Created " .
By/Date: JOHNSON "RODNEY", RODNEY - 06/29/2010 07:31:49

Notification RODNEY L.JOHNSON GG
Notification TORI.PHELAN (e

Attachmeont 3
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CPTS Invoicing

Page 1 of 3

This invoice is locked by KORNICKER, LANCE and cannot be updated.

Department of Veterans

Affairs

Ive 2t S vis b

Vendor Name & Address:
CHL

Submit Date:
11/30/2010

: Date of Sale;

Total LGY % SPF: $.00
Total GOE % SPF: $.00
Total SPF; $.00

18 30 48 Water

10 30 23 Clean Interior

19 30 47 Combined
Water And
Sewer

20 30 23 Clean Interior

21 30 42 Utilities

22 30 23 Clean Interior

23 30 33 Yard
Maintenance

2 30 23 Clean Interior

6 30 26 Trim
Shrubs/Trees

24 30 33 Yard

https://cpts.vba.va.gov/CPTS/Invoice/Content/V AApprovelnvoice asp?iid=130112

VA Approve Invoice

PITTSBURGH, PA

VA LOAN NUMBER: 11-11-6-0247126
Property Address:
2116 WALTON AVE

152104148

Vendor Involce Number: 22753617-11-30-10
Assigned Date: 10/21/2008

Cohort Year: 1296

Approve Date:
12/8/2010

Sale Amount:
$.00

Fund: 4129

Cortify Date:
12/8/2010

Status of Invoice:
Process

FMS Document -
Number

Total Operating

Expenses
Total Repairs

: $4,046.69
: $3,487.00

10613420001

Total Admin.
Expenses:

$.00

/2112010 Grasha 03/15/2010 $21.14 - $21.14 ]
RealEstate
01/16/2010 Countrywide 02/01/2010  $75.00 $75.00 _J
Field SVC
12/01/2009 Grasha 03/16/2010 $62.05 $62.06 _J
RealEstate
03/16/2010 Countrywide 03/29/2010  $75.00 $75.00
Field SVC :
03/09/2010 Grasha 04/27/2010 $14.80 $1480  _J
RealEstate
04/15/2010 Countrywide 04/28/2010  $75.00 $75.00 I}
Field SVC
04/15/2010 Countrywide 04/28/2010  $90.00 $90.00 _J
Field SVC
12/15/2009 Countrywide 01/08/2010  $75.00 $7500 _J
Field SVC
11/19/2009 Countrywide 01/15/2010 $500.00 $500.00 .
Field SVC
04/29/2010 Countrywide 06/12/2010  $90.00 $90.00 LJ
02/05/2013

Attachment 4
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Bankof America 55
Home Loans

- Pré';Recof;veyanée of Loan/Property
Tracking # 7989 8363 4883
August 25, 2010

U.S. Bank NA

Foreclosure Department

4801 Frederica Street, West B
Owensboro, KY 42301

RE: Prior Mortgagor: Carmen Miller
Property Address: 2116 Walton Ave., Pittsburg, PA 15210
VA# 111160247126

Dear Foreclosure Department:

This letter is to notify U.S. Bank NA that BAC Home Loans Servicing, L.P. has requested authority
from the Secretary of Veterans Affairs to reconvey the above referenced property for the following.
reason:

The property has been in our inventory for 288 days. There is an open mortgage. The foreclosing attorney
was able to provide a Letter of Indemnity, but it is no sufficient as the underwriter for the buyer was not
addressed/indemnified. There is no recorded release.

When a holder seeks to convey property to the VA, the title should be in such condition “as is or would be
generally acceptable to prudent lending institutions, informed buyers, title companies, and attorneys in the
community in which the property s situated. Title 38 Code of Federal Regulations. section 36.4320 (h) (5).

" The VA cannot accept transfet of "U.S. Baiik, NA ($42,302.00) bécaiise 6f the irivalid foreclosure.
Therefore, any itemized expenses will concerning this loan/property must be returned to the VA, The “Bill
of Collection” will be furnished to your company at a later date by the YA. This serves only as an
advance notice of the reimbursement for acquisition that your company will be required to make upon
receipt of VA’s request for funds. VA’s request for funds may also include any claim under guaranty paid,

The VA makes the final decision to reconvey and if you have any objections to the decision please contact
the VA at vareo.vbaco@va.gov.

If you have any questions, please contact Ken Schreiber @ (972) 498-5487.

Sincerely,

Ken Schreiber

MTG Servicing Specialist li

Bank of America VA/REQ Department
2375 N. Glenville Dr, Bidg B

Mail Stop: TX2-983-01-01
Bichardson, TX 75082

cc: Vitti and Vitti and Associates, PC, 916 Fifth Avenue, Pittsburgh, PA 15219 (412) 281-1725

Tracking # 7938 5186 6152
Bank of America VA/REO Department 2378 N. Glenville Dr, Bldg B Mall Stop: TX2-983-01-01 Richardson, TX 75082




Case 1:13-cv-00459-SGB Document 8-15 Filed 09/30/13 Page 1 of 8

Exhibit “ 15 ”




Case 2 13- ov-QIEEHSEE  Mooumentl3-H FikelCOIENE FRageLofls

Bank of America 99>
Home Loans

Final-Reconveyance of Property
Tracking # 7962 7271 3098

September 23, 2010

U.S. Bank, N.A.

Foreclosure Départment

4801 Frederica Street, West B
Owesnboro, KY 42301

RE: Prior Mortgagor: Carmen Miller '
Property Address: 2116 Walton Ave,, Pittsburg, PA 15210
VA# 111160247126

Dear Foreclosure Department:

This letter is to notify U.S. Bank, N.A. that the Secretary of Veterans A ffairs is re-conveying the above-
referenced property. The reason for this reconveyancs is because:

The property has been in our inventory for 288 days. There is an open mortgage. The foreclosing attorney
was able to provide a Letter of Indemnity, but it is not sufficient as the underwriter for the buyer was not
addressed/indemnified, There is no record of release,

A property acquisition payment was paid to your company when the property was originally conveyed to
the Secretary of Veterans Affairs. Therefore, this payment must be returned to VA along with the
estimated expenses indicated below, which expenses total $55.754,.19

" Consideration Amount $ 42,302.00
Yard Maintenance $ 270.00
REM Electrical $ 1,987.00
Appraisal Fee $ 575.00
Insp Vacant 3 15.00
REO Misc $ 398.18
Utilities $ 29.30
Winterization $ 1,600.00
Snow Removal $ 270.00
Property Preservation $ 277.00
Cleaning/Maintenance $ 525,00
Repairs/REQ Val Enhc $ 2,000.00
Service Call S 250.00
Agent Management Fee $ 1,000,00
BAC Management Fee ($200.00 per month) $  2,000.00
Equator Program Service Fee $ 125.00
Quit Claim Deed/Mailing Fees $__1.946.65
Total 754,

This is a courtesy notice only and funds are not to be forwarded to the BAC Home Loans Servicing,
L.P. The “Bill of Collection” will be furnished by the VA. This serves only as an advance notice of the
reimbursement for acquisition that your company will be required to make upon receipt of VA’s request for
funds. VA’s request for funds may also include any claim under guaranty paid.
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Bank of America VA/REQ Depariment 2375 N. Glenville Dr. Bldg B Mail Stop: TX2-983-01-01 Richardson, TX 75082
This reconveyance also means that your company now has physical custody and ownership of the property.
Therefore, effective immediately U.S. Bank N.A. is now fully responsible for the continued security and
maintenance of the property.

A copy of the recorded Quit Claim Deed will be forwarded to you under a separate cover if it is not
attached to this letter. The cost for preparing and recording the Quit Claim Deed is included in the itemized
expenses above.

If you have any questions, please contact Ken Schreiber @ (972) 498-5487.

Sincerety,

Ken Schreiber
MTG Servicing Specialist Ii

Bank of America VA/REQ Department
2375 N. Glenville Dr, Bidg B

Mail Stop: TX2-983-01-01

Richardson, TX 75082

cc: Vitti and Vitti and Associates, P.C. 918 Fifthe Avenue, Pittsburgh, PA 15219 (412) 281-1725
Tracking # 7962 7271 68410

Quit Claim Deed Attached

Bank of America VA/REQ Department 2375 N. Glenville Dr. Bidg B Mail Stop: TX2-983-01-01 Richardson, TX 75082
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Return to and mail tax statements to:
U.S. Bank National Association
4301 Frederica Stroet, Wost B
Owensboro, KY 42301

Property Tax ID#: 95.F-99

QUIT CLAIM DEED

Made this 27th day of August, 2010, by and between THE SECRETARY OF VETERANS
AFFAIRS, as Grantor, and U.S. BANK NATIONAL ASSOCIATION, of 4801 Frederica Strest, West B,
Owensboro, KY 42301, as Grantee; '

Witnesseth, that said Grantor, for in consideration of the sum of FORTY-TWO THOUSAND
THREE HUNDRED TWO and 00/100 ($42,302.00) DOLLARS, and other good and valuable
considerations in hand paid by Grantee, the receipt whereof is hereby acknowledged, does heraby remise,
release and quitciaim unto the said Grantes forever, all the right, title, interest, claim and demand which
the said Grantor has in and to the following described lot, piece or parcel of land, situate, lying and being
in Allegheny County, Pennsylvania, to-wit:

SEE COMPLETE LEGAL ATTACHED AS EXHIBIT “AY
Property Address: 2116 Walton Avenue, Pittsburgh, PA 15210

To have and to hold the same together with all and singular the appurtenances thereunto
belonging or in anywise appertaining, and al{ the estate, right, title, interest, lien, equity and claim
whatsoever of the said Grantor, sither in law or in equity, to the only proper use, benefit and behalf of the
said Grantee forever. '

In witness whereof, Grantor has hereunto set a hand and seal the day and year first written above,

THE SECRETARY OF VETERANS AFFAIRS,
An officer of the United States of America.

By the Secretary’s duly authorized property
management contractor, Countrywide Home
Loans Servicing, L.P., nka BAC Home Loans i
Servicing, L.P., pursuant to a delegation of

Authority w& 36.4845 (f)

Marishelia James
Printed Name and Title
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Exhibit “A”

ALL THOSE CERTAIN LOTS OR PIECES OF GROUND SITUATE IN THE 32ND WARD OF THE
CITY OF PITTSBURGH, COUNTY OF ALLEGHANY AND COMMONWEALTH OF
PENNSYLVANIA, BEING LOT NO, 299 AND ADJOINING 12 % FEET OF LOT NGO, 298 IN THE
ENGLERT BROTHER'S PLAN OF LOTS CALLED “INGLEWOOD GARDEN 8", AS RECORDED
IN THE RECORDER'S QFFICE OF ALLEGHENY COUNTY, PENNSYLVANIA, IN PLAN BOOK
VOLUME 30, PAGE 118, BEING BOUNDED AND DESCRIBED AS FOLLOWS TO-WIT:

BEGINNING AT A POINT ON THE WESTERLY SIDE OF WALTON AVENUE AT THE DIVIDING
LINE BETWEEN LOTS NOS. 299 AND 300 IN SAID PLAN; THENCE ALONG SAID DIVIDING
LINE SOUTH 81° 30° 40" WEST, A DISTANCE OF 100 FEET TO A POINT ON THE EASTERLY
SIDE OF MARLAND WAY; THENCE ALONG THE EASTERLY SIDE OF MARLAND WAY,
NORTH 8° 29° 20” WEST, A DISTANCE OF 37.50 FEET TO A POINT; THENCE BY A LINE
THROUGH SAID LOT NO. 298, NORTH 81° 3¢’ 40” EAST, A DISTANCE OF 100 FRET TO A
POINT NO THE WESTERLY LINE OF WALTON AVENUE; THENCE ALONG THE WESTBRLY
SIDE OF WALTON AVENUE, SOUTH 8° 29* 20" EAST, A DISTANCE OF 37.50 FEET TO THE
DIVIDING LINE BETWEEN LOTS NOS. 299 AND 300 AFORESAID, THE PLACE OF
BEGINNING.

UNDER THE SUBJECT TO RESERVATIONS, RESTRICTIONS, EASEMENTS AND RIGHTS OF
WAY AS RECORDED IN PRIOR INSTRUMENTS OF RECORD. ‘

HAVING ERECTED THEREON A DWELLING KNOWN AS 2116 WALTON AVENUE,
PITTSBURGH, PENNSYLVANIA 15210,

BEING THE SAME PREMISES WHICH CAROL R. MCCONNELL, A SINGLE WOMAN, BY DEED
DATED SEPTEMBER 11, 1996 AND RECORDED IN THE OFFICE OF THE RECORDER OF
DEEDS OF ALLEGHENY COUNTY ON SEPTEMBER | 1, 1996 IN DEED BOOK VOLUME 9780,
PAGE 633, GRANTED AND CONVEYED UNTO . . '

BLOCK AND LOT NO. 95-F-99
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Return to and mai! tax statemonts to; O8-B3ep-2010 0348w By: J
V.8, Bantk National Assoviation -

480! Fredericn Street, Went B
Owonsboro, KXY 42301

Property Tax ID¥: 95.F-99
QUIT CLAIM DEED

Made this 27th day of August, 2010, by and between THE SBCREBTARY OF VETERANS
AFFAIRS, as Grantor, and U.8, BANK NATIONAL AZBOCIATION, of 480! Frederica Stroet, Wen B,
Qwsnsboro, KY 42301, a5 Granteo;

Witnesseth, that said Grantor, for in consideration of the sum of FORTY-TWO THOUSAND
THRBE HUNDRED TWO and 00/100 (542,302.00) DOLLARS, and other good and valuable
vonsiderations in haud paid by Qrantes, the reorpt whereo! it hersby acknoviedged, doss hereby remise,
release and quitelaim unto the sid Grantes foreves, alf the right, title, interest, claim and demand which
the said Grantor hes in and to the following desoribed for, pince of paroe] of Innd, situste, lying and being
in Alegheny Coumty, Ponnaylvania, to-wit:

SEE COMPLETE LEGAL AYTACEYD AS EXHIBIT “A”
Property Address: 2116 Wahion Averme, Piusborgh, PA 15210

Tohwmdwhowvnmtownrwmwmddmhtbs thereanto
belonging or in anywise apperaining, and all the sstate; righ, title, lnwﬁ lien, equity and clalm
whatsosver of the seid Grantor, sither in law or in oquity, to the only proper use, benedtt and behalf of the
said Grntes forever.

In witoess svhoreof, Grantor has hereunto sat & hnd and sea! the day and year first written abovs.

THE SECRETARY QF VBTERANS AFFAIRS,
An officor of the United States of Amerion,

By the Sectetary’s duly authorized
management contrestor, Countrywide Home
Loans Servising, L.P,, nka BAC Home Loans

Servicing, L.P., pursuant to & h‘:gm of
Authovity #IBCFR 364845 (D)

Printed Name mnd %"ﬁu




" Certificate of Residence
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STATE OF TEXAS)
COUNTY OF COLLIN)

On this 27th day of August, 2010, before me
officer, Marishelia James, Assistant Secretary, the Secretary’s daly authorized property management
contractor of THE SECRETARY OF VETERANS AFFAIRS, who is personelly known to me or
satisfactorily proven to be the person whose name is subscribed to the within instrument, and who
acknowledged and executed the same for the purposes therein contained,

In witness whereof, I hereunto set my hand and official seal,

My conimission expires:

mm
. L 4
L_& v » do hereby certify that.
the correct address of the within-n Grantee is 43801 Frederica Strest, Wit B, Owensboro, KY

42301, :

Witness my hand this %fd day of M——’ 2010.
1 . t -

Agent of GrimGe

No title search was performed on the subject property by the preparer. The proparer of this deed makes
1o representation as to the status of the title, nor property use or any zoning regulations concerning
described property herein conveyed nor any matter except the validity of the form of this instrument.
Information herein was provided to preparer by Grantor/Grantee and for their agents; no boundary survey
was made at the time of this conveyance.

Prepared By: :

National Déed Network '
28100 US Highway 19 North, Suite 300
Clearwater, Florida 33761
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Alfsgheny Comnty
Valerie MzDenald Rebusts
Depwrtinont of Real Notute

Pitteburgh, PR 16319

| = Electronically Filed Document

| ‘ **DO NOT REMOVE-THIS PAGE IS PART OF THE RECORDED DOCUMENT™

Document Number: 2010-24280

Recorded As:  ERX-DEED Department of Real Estate Stamp
Recorded On:  September 09, 2010 i

Recorded Al:  3:35:43 pm 008§F00099000000

Number of Pages: 4

| Book-ViPg:  BKDE VI-14374 Pg-620

| Recording Fee: $73.80

! Partles:

| . SECRETARY OF VETERANS AFFAIRS
US BANK NATIONAL ASSOGCIATION

‘ Receipt Number: 1650788

Processed By: Josnne Clark

Realty Transfer Stamp

Consideration Ant$42302.00 Cemmonwaalth of Penneytvania $42202
M .
Tax Code: PITTSBURGH Sohoot Owree Phembugh e
0

Tax Amount:  $1602.08 Nunte ponnty R
Ward : Sohool-Pensity 30
- 32-OVERBROOK Seheckintres ®
Stamp Numr: T403438
Blk/Lot: (088F00059000000
Affidavit! No |
Exempt: No

1mmmnmw%nmm~mqmmmnmm A
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Broker Price Opinion

PROPERTY ADDRESS: | 2116 Walton Ave, Pittsburgh, PA 15210
REO #: | | BORROWER:
Most Recent Listing History | From 2/10/2010 To02/10/2010 Listed at $24900

I. GENERAL MARKET CONDITIONS
Rurrent market condition: ] I:l Depressed | & Slow | [:] Stable ] D Improving | [:] Excellent

II. SUBJECT MARKETABILITY

Normal marketing time in the area is: 112 l days.
Marketability of subject property is U excellent | u good | X fair l U poor.
Unit Type: X House I [0 Condo I [0  Townhouse I ] Multi-family (#. of units) I [0 Modular

1l. COMPETITIVE CONTRACT OFFERINGS OR LISTINGS

ITEM SUBJECT COMPARABLE NO. 1 COMPARABLE NO. 2 COMPARABLE NO. 3
Address 2116 Walton Ave., 1421 Nobles Lane, Pittsburgh, | 141 Linnview, Pittsburgh, PA | 2229 Lutz Ave, Pittsburgh, PA
Pittsburgh, PA PA 15210 15210 15210

15210
Proximity to Subj. .8 mile .1 mile .89 mile
Current Price $ 12900 12000 19900
List Date /DOM 10/24/10 — 6413 6/28/10 — 182 12/7/10 - 20
Lot Size 3850sf 3786sf 4900sf 6435
Room Count Total | Bdms | Baths | Tot | Bdms | Bat | Fair Tot | Bdms | Bat | Fair Tot | Bdms | Baths | Good

al hs | condition al hs | condition al condition

Room Count 6 3 1 6 3 1 [0 6 2 1 {0 6 3 1 -10000

COMMENTS: Please describe the condition of the comparables.

COMP #1: Similar condition and amenities with slightly less sq footage
COMP #2: Similar condition sq footage and amenities

COMP #3: Superior condition with a garage

IV. COMPETITIVE CLOSED SALES

ITEM SUBJECT COMPARABLE NO. 1 COMPARABLE NO. 2 COMPARABLE NO. 3
Address 2116 Walton Ave, 2549 Homehurst St., 2216 Lutz Ave., Pittsburgh, PA 2012 Dellrose, Pittsburgh, PA
Pittsburgh, PA Pittsburgh, PA 15234 15210 15210

15210
Proximity to Subj. 1 mile .85 mile .85 mile
Sales Price $ 15000 25000 35000
Date of Sale /DOM 7/26/10 — 151 8/26/10 — 101 12/15/10 — 128
Lot Size 3850sf 3250 sf 3510 sf 2760 sf
Room Count Total | Bdms | Baths | Total | Bdms | Baths | Poor Total | Bdms [ Baths | Fair T | Bdms | Baths | Good
condition condition ‘;]t condition
Room Count 6 3 1 6 3 1 10000 6 3 1 0 6 3 2 -11000
Gross Living Area 1375 Sq. Ft. 1560 Sq. Ft. | -800 1178 Sq. Ft. | 800 1375Sq. Ft. | 0

COMMENTS: Please describe the condition of the comparables.

COMP #1: Inferior condition with more sq footage and similar amenities
COMP #2: Similar condition and amenities with slightly less sq footage
COMP #3: Superior condition with 2™ full bath and 2 car detached garage
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V. ESTIMATED CLOSING COSTS / REPAIRS NOTED

Gross Estimated Closing Costs 0

Gross Amount of Repairs Needed [ $7000

List of Repairs (if necessary) Replace plumbing and repair damaged walls and kitchen cuberts

When all the copper plumbing was removed from the subject, damage was done some walls and ceilings. The
Continued..... kitchen sink area was removed and must be reinstalled.

VI. THE MARKET VALUE must fall within the indicated value of the sales used above.

THE VALUE FOR THE SUBJECT PROPERTY BASED ON 120 DAYS LIST TO CONTRACT IS:

Market Value Suggested List Price  Available Financing Broker Recommends
Marketing Either
Asls $ 25000 $ 28000 Conv[] FHA/VA[] Other [ ] | AsIs X OR
Complete Repairs $ 35000 $ 38500 Estimate of Repairs: $70000 Repairs [:]

COMMENTS including specific positive on this property and special concerns, if any, like apparent structural issues, encroachments, casements, water rights,
propane, hazardous waste, flood zone, etc.) Attach addendum if additional space is needed.
The subject appears to be in fair condition, for this neighborhood, from an interior inspection.

Information was obtained from county tax records and MLS. Within 1 mile of the subject, over the last 6 months, a total of 43

residential properties sold.. Within the same criteria, there is currently 52 properties for sale. Of the 52, 8 are comparable to the
subject and listed from $20,000 to $31,500 The price range of sales was

$6,000 to $99,500. The median sales price was $31,500 and the average sale price to list price ratio was 85%.

Richard Creo 12/27/10

Agent’s Signature Date
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Louis Vi
Rodney Permigiani
Lois Viui*

]
]
4
)
1
’

“Admited in PALNY & NJ

March 25, 2011

Department of Veterans Affairs
Attention: SHERRY CONLEY
Property Management Oversight Unit
Suite 760W

3401 West End Avenue

Nashville, TN 37203

RE: 2116 Walton Avenue
Mt. Oliver, Allegheny County, PA 15210

Dear Ms. Conley:

Enclosed please find a Claim for Damage In the above referenced
matter,

Thank you for your attention and cooperation.

LPV:amg

Enclosure
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CLAIM FOR DAMAGE, INSTRUCTIONS: Pioase read caretidly the instrucions on the &NW

INJURY, OR DEATH Pt fngd ;;,W,, iy T oy es rovees st | 11080008
addional nelnutions,

1. Submit To Appropsiats Federel Agency: 2 Nevwe. Address of claiment and clelient's personel repseseriaive. ¥
Depaxtmexnt of Veterans Affairs any. (Ses insiruclions on reverse.)  (Number, Ssest, Clly, Stste snd 2
Co#e)  1ouis P. vitti, Bequire

Property Nanagement Oversight Unit, Suite 760w

3401 West End Avenue

Maghville, TH 37303
N R | “RTE™ | VI | SAURESN AR e oana
8 zg*”&“&m&mﬂ mﬁ::r‘gumw . or deuth, Meniifying perscs snd properly ivotvad, e
Progaxty was sold at sherif¥'s emls sod aterens Aministration (VA) ook custody of the property. Dusing she
of tims while the propervy was in the custody of tha VA, the VA failed to ssfeguard tha property and demge by
vendals wes oooasiened. Temeges weflect a Aimimution in value £xom the sppraisal in i Maevat of $48,900.00 Mk
redosed dus o tha Ssmage ami Rxohsxe FroZessiensl Opinico at $34,$00.00. Cpets of repuir are sstimaved te be per
attached contractur's estimate: Piwperty has basw Yecowvived in a dameged cosdition.
. PROPEITY DAMASE
NAME AHD ARDREDE UF GANIIR, IF OTHER THAN OLUSIIANT (luniber, Stwet, CRy, Biule, wid 2 Code),

3215 Fourth Awvenue
Pittsdurgh, RA 135312

¥ DESORNE THE PROPERTY, HATURE AND BXTENT OF DAMAGE AND THE LOCATION WHERE PROPERTY. MAY DI INSPECTED,
b IRUSNA U RO W) o1 1¢ walpom Avenus, Nt. Olfver, PA 15210 Block & Lot 95-P-99.

Sue #3.
10, PERGONAL BUURYAWRONOMA BEATH
wmmwmmmmammmmmmwmm ¥ QTHER THAN CLAIMANT, STATIE NAME OF
PERBON SR DRORDENT.

". WIS
NANE ADDRSSS (Number, Sirost, Cly, Slats, ané Zp Ovde)
Richaxrd A. Creo 2660 Mouroeville Blvd., Momroeville, PA 15146
Richard Lyons l662 4th street, Oalmont, PA 15139
12 (Pun insbnuctons o verse.) AMOUSNT OF CLAR G dolers)
120 PROPERTY DAMAGE 125, PERSONAL INJURY 120 WIRONGIFUL DEATH 12d. TOTAL (Fellure 19 spectly may eeuse

forfoleme of your rightis.}
$23,100.00 $33,100.00

1 CIRTIPY THAT THE AMGOUINY OF CLAIE COVIBRG ONLY DAMAGES AND BIJURINS CAUSED BY THE BICIDIENT ABOVE AND AGREE TO AOCEPT SAID AMOUNT Bt
[/ T8 AND P : OF TS CLAM

IR T el ey,

CRUSNAL PENALTY FOR PRESINTING PRAUDULENT
CLARS OR MAXING FALSE STATRMENTS

The claimant is lebie 1o the Uniled States Govarmment for a oivll penally of net lese then Fine of net incre than $10,000 or imprisonment for nat mors than § years or boll.
$6.000 guud nat mave By $15,000, pius $ tmas the smount of dersagas sustsined (Soe 18 U_S.C. 287, 1001.)
by 9w Govemment. (See 31 USC. 3TN

95-100 NON 78540-00-834-4046 STANDARD FORM 95

PRESCRIBED BY DEPT. OF JUSTICE
28CFR 142
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INSURANCE COVERAGE

In order that subrogation claims may be adjudicated. it is essential that the daimant provide the following information regarding the insurance coverage of his vehicie or property.

15. Do you carry accident insurance? O Yes ¥ yes, give name and address of insurance comparry (Number, Street, City, State, and Zip Code) and policy numnber, SNo
Insurance coverage would have been the respongibility of the Veterans Administration.

18. Have you filed 2 ciaim on your insuranee eserier in this instance, and if s, 18 it full coverage or deductible? 17.If deductible, state amount,

Not able to file claim with a carrier.
n/a

18. If a ciaim has been fied with your casrier, what action has your insurer taken or proposed to take with reference to your claim? (It is necessary that you ascertain these facts.)

n/a

19. Do you carry public liability and property damage insurance? O Yos Rw&mmemﬁmthnmm(Nm.mcmmwzpcm). T No

n/a

INSTRUCTIONS

Claims presented under the Federal Tort Claims Act should be submitted dirocﬂy to the “appropriate Federal agency” whose
employee(s) was involved in the incident. Iif the incident involves more than one claimant, each claimantshould submit a separate claim

form.
Complete all items - Insert the word NONE where applicable.

A CLAIM SHALL BE DEEMED TO HAVE BEEN PRESENTED WHEN A FEDERAL !
AGENCY RECEIVES FROM A CLAIMANT, HIS DULY AUTHORIZED AGENT, OR LEGAL TH A BY s
REPRESENTATIVE, AN EXECUTED STANDARD FORM 85 OR OTHER WRITTEN  THE CLAIM MUST BE PRESENTED TO THE APPROPRIATE PEDERAL AGENCY WITHIN

NOTIFICATION OF AN {NCIDENT, ACCOMPANIED BY A CLAIM FOR MONEY TWO YEARS AFTER THE CLAIM ACCRUES,

Fallure to compistaly execuie this form or to supply the requested material within | The amount daimed shouk! be substantiated by P Ad 2s fol

two yaars from the date the claim accrued mey render your elaim invalld, Aclaimis

desmed praventsd when & Is received by the appropriate agency, not when it is (3) In support of the claim for personal injury or death, the claiment should submit a written

reportbymeauendhgmidan showing the nature snd extent of ingry, the nature and
mmmdewudmmamny.iw hepmgmsa.md!hopmod

ofhosphlhﬁun ormpodhbon. g bills for ical, h d

¥i ion is needed in completing this form, the agency listed in item 81 on the X actually in

side be contacted. Compilete reguiations partaining to claime asserted under the

Federsi Claime Act can be found in Tile 28, Code of Federal Reguiations, Part 14.

Many agencies have published supplementing reguiations. ¥ more than one agency is ) mwwddmfzrdmobmm Mhuboenotanbomnommlg

bmit at least or

involved, piease state each agency.
Mlbb.dlﬂmmdmw.twhabunmdowmnﬂzﬁdmedwpu
evidencing payment
Thodunm.ybcﬂed wnmmwmormmmmm provided
y o the Go W%Mﬁnm&hlmm
Muafmmmm A daim presented by an agent or legal rep (c) In support of claims for danage 10 property which is not econcmically repairable, or if

must be presented in the name of the claimant. Rthedaunissbmdbthorbgﬂ the property is Jost or destroyed, the claimant should submit statements as 1o the ariginal cost
representative, it must show the title or legal cepaclty of the person signing and be dhmmhedndwdmg.muvnpcummymmmmu

meammmnm-m«:w«mw accident.  Such stxements should be by dising preferably
83 agent, exacutor, administrator, parent, guardian or other rep: repuhb‘edulelsoroﬂbdsfami-rwmmwdpmdmed orbytwourm
petitive bidders, and should be certified as being just and corect.
If claimantintends 1o file for both personal injury and property damage, the amountforeach )
must be shown in Nem #12 of this form, (d) Failure to specify a sum certain will render your claim invalid and may result in
forfeiture of your rights.
PRIVACY ACT NOTICE
This Notice is provided in acoordance with the Privacy Aat, 5 U.8.C. 552a(eX3). and | B. Principal Purpose: mewlmbonmwmdnwbeuudmenlwﬁngdims
concerma the informetion requesied in the letier ©© which this Notice is attached. C. Routine Use: Bee the Notices of 8y ds for the agency © whom you
A Authority: The requestad information is solicited purtuant 1 one Or more of mwmmmmmm
the following: 5 U.§.C. 301, 28 U.5.C. 501 et seq., 28 U.8.C. 2671 et seq., D. Bffsct of Faiiure o Respond; D [ H , failure 1© supply
28 C.FR. Part 14. memqumdm«wmuhrmmymmdam “invalid”,

PAPERWORK REDUCTION ACT NOTICE

mmuswwnmﬁmpmmmmuusc 3501. Public reporting burden for this collection of information ig estimated 1 aversge 15 minutes per
response, including the time for reviewing instructions, searching edsting data sources, gathering and maintaining the data nesded, and compiefing and reviewing the collection of
information. Bend comments reganding this burden estimate or any other aspect of this collection of informasion, indluding suggestions for reducing this burden, to the Director, Torts
Branch, Atiention: Paperwork Reduction Staff, Civil Division, U.S. Depertment of Justice, Washington, 0.C. 20530,

8F85  BACK
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STATEMENT OF CASE

1. Parties are Edith Moen Vitti and Louis P. Vitti, real parties in interest, with an address
for purposes of this proceeding at 215 Fourth Avenue, Pittsburgh, PA 15222.

2. The proprietary interest in the property arises from the obligation of attorney Louis P.
Vitti to indemnify Pennsylvania Housing Finance Agency after reconveyance of title to the
property at 2116 Walton Avenue, Pittsburgh, PA 15210, Allegheny County, and Commonwealth
of Pennsylvania.

3. The Department of Veterans Affairs is the entity that elected to reconvey the property
because of title issues that were resolved, however, an issue regarding the timeliness of such
resolution resulted in the decision for reconveyance.

4. On August 11, 2009, appraiser Harry James Smeltzer did provide a value for the
property in an amount of $48,000.00. ‘

5. Subsequent to the appraiser evaluation, the Department of Veterans Affairs did take
possession of the property and relieved the semccr Pennsylvania Housing Finance Agency of
the obligation to secure the property.

6. The file was received in the REO Department of Pennsylvania Housing Finance
Agency on October 5, 2009 and forced-placed insurance covered the property at that time.

7. On October 21, 2009, the Department of Veterans Affairs paid the net value to
Pennsylvania Housing Finance Agency; the insurance was cancelled since the Department of
Veterans Affairs had assumed responsibility for the property.

8. Inspections were conducted on the property October 5, 2009 and the property was

vacant, locked, electric off, water off, fair condition and winterized.




