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Bormower - N/A

File No. - 10-585S

Case No. - 10-585S

Dear :

In accordance with your request, | have prepared an appraisal of the real property located at 4076 Prescott Avenuc, Dayton,
OH.

The purpose of the appraisal is to provide an opinion of the market value of the property described in the body of this report.

Enclosed, please find the Summary Report which describes certain data gathered during our investigation of the property. The
methods of approach and reasoning in the valuation of the various physical and economic factors of the subjcct property are
contained in this report.

An inspection of the property and a study of pertinent factors, including valuation trends and an analysis of neighborhood data,
led the appraiser to the conclusion that the market value, as of August F1,2010 s :

$18,000

The opinion of value expressed in this report is contingent upon the Limiting Conditions attached to this report.
It has been a pleasure to assist you. If | may be of further service to you in the future, please let me know.

Respectfully submitted,
Grabeman Appraisal

-

Steven V. Graberffan
OH License #447477




Complete Apprisal Analysis - Summary Appraisal Report

10-5858
Uniform Residential Appraisal Report File# 10-585S
Addross 4076 P Ve State QH DDCMG4540_6
Borowor N/A Owner of Pubiic Racodd Pu&igﬂﬂqmm Courty Montgomery
| Logal Desaiiption _ City of Dayton Lot #68783
S | Assessor's Parcal # R72 158-04-0040 Tax Yoar 2009 RE Texos $ 1,039
U Mup Referonco 620 amsrm 0
8 Omwi Omnrl: Dwxm Spocia s 23 [ Trw  Hoasia [ Tporyoar |
E | Propoty : -Feesmue [ Tiossonid [ | Othor(dascriva)
C| Assig Typa [ | Puchaso Transaction  |_| It [ X ] ohert
T tongeriont_Edw, ichael Willi Addoss 4076hm1mmm_iﬂﬁ
s tho subject propordy curontly offerod for salo or has 1t boon offorod for salo in the twoive months pror to the offactivo date of tho js? [ X |Yos | |no
Roport _dota used, offoring prico(s), and datols)  *** See Additional Comments ***
¢ L ae [x] mmmhmhmuhmmm Emlanﬂnmmmtmmmorhmmmmawmmuwmm
N
T | Contract Prico $ N/A, Datoof Contract N/A s tho proparty sallor tho owner of public rocornd? | |Yos | |No  Data N/A
R ts thoro any financial assistance (loan charos, salo ot or " ) to bo pad by any paty on boh! of the borower? | Yes | |No
é U Yes, roport tha total dollar amount and dosaiibo tho itoms to bo paid: N/A
T
M___ﬂmlalcmn&lﬂon of the nelghborhood are not appralsal factors.
gl d Characteristics One-Unit ¢ ing Trends One-Unit ¢ g Percent Land Use %
g Location Whan | X Rural Proporty Valuos Stable Dedining PRICE AGE | Ono-mit 60.0 %
) { Bunup Ovor 75%| | 25-76% Undor 25%| Domand/Supply Shodage In Balancs | X | Ovor Supply | $(000) {yrs) | 244 Unit 15.0 %
G| Gowh Rapid | X |Stable Slow g Timo Under 3 prihs| 36mths Oveor 8ths (] Low __ New| MdtiFamily 10.0 %
H iverview Avenue uth, Sa s ast, [100+ _ Hgh 100+ @ 150 %
) rth, and the Da imi w eMa Addendum 0 Pred. 60| Other %
R Doscription ated in an establised Da idential Wi 8, er Da on View. T immediate
0J,
oft
D
—
Oimensions See Map Addendum Ama +/. (.144 Acre Shape Rectangular Viow Average/Similar Housing |
Spodific Zoning Classifh ER4 Zoring Descripion _ Eclectic Single Family Residential District
Zoring Corp [XJega [ ] vogal Noncontonming (Grangtathorod Usel [ Tnozonirg Hogal
1 tho highast and bost uso of tho subjoct property es improvod (of a3 por plans ond tho prosort uso? [ X |Yos | | No if No. doscribe
§ | Utilitles Public Other (describo) Public Other (describeo) Off-site Improvements--Type Public Private
| | Etoctsicty Wator Stroot Asphalt X
E Gas Seritary Sowor [ X Allyy None/Typical
FEMA Spoci Flood Hazard Ao | |Yes [X[No FEMA Flood Zom FEMA Mz No. 391 13CO163E FEMA Map Dato 0].06-2005
Ao the uiities and offsite typical for tho marked_ama? IX]Vas [ Tno. tro, dosaribo
Ao twre any advorso sito conditions or extomal factors condtions, land wes, oe)? | |Yes | |No If Yes, describe
o apparent adverse easements, encroachme 7 ot dver itions were evident at the time of the inspection. The final determination of the

ne is the client's ili

Goneral Description F Extorior Doscription dition} Intertor materials/condition]
Units [ E Ono IOnev&h Unit Concreto Slab Crawl Spaco FoundationWalls ___ Pour.Concrete/Average | Floos Al Vi

o Storlos Ful Patial Extorior Walls __ Aluminum/Average Walls Drywa vg.t
Typo [X oot DN’ [ speEndunt Aoa None sa .| RoofSufaco _Asphalt Shingle/Average | TrimFinish i v
Existh [juwm Finish N/A % | Gutters & Downsp i verage] Bath Floor Vinyl/

Dosign (Styo) 15§;91L [ Jousmoenymn [ [surppuro | wiowType  VinyliGood Bath Wainsool
YeorBun___ 1953 of [ Jut Storm Insulated/Good | Car Storago Nono
EfioctivoAgo(¥rs) 820 Years [ [ ] Sswrs  Yog/Average [X]owvouey otcm 1+
Altic Nono Hoating | X [Fwa | [rweB | | Radiant] Amenitios WoodStove(s}? | Drivowary Susfaco_Blacktop
| Firoplaco(o) # Fonco X |Garago  #ofCas |
M PatiaDock Porch Capot #ofCars
: Pod Othor a_ [X]oot [ lsutin
O/ Apptances ofiigora AV Cther (describe)
V| Finished arva_above grade contains: 6_Rooms 4 1.00 Bat(z) 1,188 Squar Foot of Gross Living Aroa Abovo Grado
5 Addtional foatwos (spocial enorgy efidort items, etc) _Kitchen, bath and dining area have updated viny) floorings; vinyl replacement windows; and
E dated cabine
N
T
s A
Ao thers any plysical defi 3 mmmmmmmmway.mm,amuuimdnw[jva anfYon.dowibo
INone noted or known to the appaiser.
Doas tho propody gonorally conform to  tho func wﬁy.mmmmmmnn[EVu [:]Notuh,dmm
Freddie Mac Form 70 March 2005 Page 1 of 6 FannieMaeForm 1004 March2005
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Complete Appraisal Analysis - Summary Appraisal Report

10-585S
Uniform Residential Appraisal Report File# 10-585S
Theroae 19 ios currontly offered for sale in the subjedt noigt ranging In price from § 9,500.00 to § 30,000.00
Thoeae 2 o salos in the subject neighborhood within the past twalve months ranging in salo price fom § 8.000. to_$ 27,500.00
FEATURE SUBJECT COMPARABLE SALE # 1 COMPARABLE SALE # 2 COMPARABLE SALE # 3
4076 Prescoit Avenue 1815 Wesleyan Road 1911 Litchfield Avenue 14447 St. James Avenue
Addross Dayton Dayton, OH 45406 Dayton, OH 45406 Dayton, OH 45406
| Proxirvity to Subject 0.56 miles SE 0.68 miles E 0.31 miles NW
Sdle Prico t Market Est. S 22,100 S 23,000 s 28,000
Salo Pri Liv. Area _[$ N/Asqtt |S 20.02 sa . &3 2138 sqft S 3846 saft
Data Sourve(s) County Reconds ICounty Records [County Records
n MLS MLS IMLS
VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION +(-)$ Adj DESCRIPTION +{-)$ Adj DESCRIPTION +(-}$ Adjustment
Sale or Financing (Conventional ‘Conventional FHA
G None Known INone INone Known
Oato of Sala/Timo 05-10 Equell11-09 Equall01-10 Equal]
Location Dayton Dayton Dayton Dayton
LoasatwidFeo Sinplo __|Fec Simple Fee Simple Fee Simple Fee Simple
Sko 0.14 Acre/Average [0.17 Acre/Superior -2,0000.15 Acre/Average 0.14 Acre/Average
Viow Avg /Sim. Housing |Avg./Sim, ing Avg./Sim. Housing Avg./Sim. Housing
Design (Stylo) 1.5-Story/Average [1.5-Story/Average 1.5-Story/Average | 1-Story/Average
Quuiity of Construction | Average/Frame v/ ic! me -1,000|Average/Frame Average/Frame
Adual Ago 57 Years 62 Years 70 Years 68 Years
Condition Average+ Average+ Average+ Average+
Above Grdo Total [Bdrms.| Baths | Total |Bdrms.{ Baths Totel |Bdrms.| Baths Total [Bdrms.| Baths
S| room count 61 41100|61 31100 s3] 100 4] 21 100
f Gross Living Arma 1,188 sq fi 1,104 sq ft +500! 1,076 safl +1,000 728 sq ft +3,000!
E | Basamont & Finishod Slab Full Basement -4,000{Full Basement -4,000|Full Basement -4,000
$ | Rooms Bolow Grado IN/A Unfinished Unfinished Unfinished
Functional Wkility Average |Average |Average Average
g Hoating/Cooling FA/None FA/None FA/CA -1,000[FA/CA -1,000
M Efficiont itorms 1. Windows Storm Window +1,500{Insul. Windows Insul. Windows
P | Garage/Carport 1-Car Detached -Detached/Carport -1,0002 -1,000{1-Car Attached
A PomvPaiDok Cv.Patio Porch Porch _ patio +1,000
7 FP None , FP Inop. FP None
§ [Fence Fence None +500(Fence Fence
O|Extms Extras Extras Equal[Extras Extrast 4,000
N | ot Adstmont (roar) I 3 P Y JIx[- s se00] [ Te[x]- s -s000]
A| Adiustod Salo Prico ) Not Adj. 25% Net Adj. 22% Not Ad). 18%
P | of Con Gross Adj. 48% (S 16. Gross Ad 30%[$ 18,000! Gross Adj. 46% (S 23.000]
Pl z ad | | ddnat h the salo or transfor history of tho subjoct propaty and sales. If not, axplain
R
o
é ™ n | | did [ X] did not roveal any prior sales or sansfors of the subject proparty for tho thioo yoars prior to tho offoctive dato of this
H| Data Sourcets) County Records
My resoarch -dd ﬁ did not revoal any prior salos o transfers of the hlo sales for tha prior yoar to tho date of sale of tho o salo.
Data Sourco(s) County Records
Roport the rasiusts of tho h and analysis of tho prior salo or transfor history of tho subject proparty and sales (roport additional prior salos on pago 3).
TEM SUBJECT COMPARABLE SALE #1 COMPARABLE SALE #2 COMPARABLE SALE #3
Dato of Prior Salo/Tronsfer No Prior Sale 01-10/06-10 102.09/11-09/06-10 No Prior Sale
Price of Prior Salo/Transfor N/A 45.000/62,000 12,100/Not Recorded/55,000|N/A
Data ) County Records County Records ICounty Records County Records
Effoctive Dato of Data {3) 08-2010 08-2010 108-2010 108-2010
Analysis of prior salo or transfor history of the subject proparty and comp sales Comparable #1 was repossessed in January 2010 with a transaction price
of $45,000 recorded; it has subsequently sold for $62,000 in June 2010. Comparable #2 was repossessed in Febmary 2009, with a transaction price
of $12,1 corded: a lender transfer occured in November 2009, however, no transaction price was recorded; and it subsequently sold in June 2010
for $55,000.
of Sales Comparison Approach _ An extensive search was conducted for sales similar to the subject property. The comparables selected offer

imilar utility and locational amenities, and were considered to be the best available indicators of market vatue for the subject property. Overall
demand in the subject's market area has decreased significantly over the past few years, and a majority of the market activity currently involves REQ
properties, The lack of overail market activity, resulted in a Jack of sales that were considered to be similar to the subject property. This resulted in

e inability to bracket the comparable sales by their G.L.A ir unadjusted sale prices, and in individual, gross, and net adjustments which exceed
the normal appraisal guidelines. Most weight was given to Comparable #2, as it was considered to be most similar to the subject. The final value is

well supported.

indicaled Valuo by Selos Comparison Appoach$ 18,000

Valuo by: Salos P pproach $ 18.000 CostA h (i d $ N/A Income Approsch (if developed) $ N/A
| weight is given to the Sales Comparison Approach since it reflects the attitudes of llers in 's real estate market. The Cost
Approach and the Income Approach were not consid 0) licable in the appraisal of the subject property.

This appraisal is modo Iz] ‘a3 is” Dmmwmwmmmmmmaammmmmmwmm
wm!dud.ljsnbiodlolmfotbdrgrqﬁmmdhyﬁhnmﬂnbas&o(awmmwmmmmmmwmwmmbh
following roquirod based on tho extraordinary assunption that tho condition or i does not requia or_ropair:

Based on a complete visuzl inspection of the Interior and oxterior areas of the subject propoerty, defined scopo of work, statement of assumptions and limiting
conditions, and appraiser's certification, my {our} opinion of the market value, as defined, of the rez! proporty that Is the subject of this report s

$ 0 . ssof Appyst]], 2010 s _which Is tho date of inspoction and tho offectivo date of this appraisal,
Freddie MacForm 70 March 2005 Page 2 of 6 FannieMaeForm 1004 March2005
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Complete Appraisal Analysis - Summary Appraisal Report

10-585S
Uniform Residential Appraisal Report Fite# 10-585S

A
D
D
!
T
|
0
N
A
L
[
[s)
M
™M
E
N
T
S
COST APPROACH TO VALUE (not d by Fannie Mae)
Provide adoguak for tho londer/cliont to roplicate the below cost figuros and
Suppoit for the opinion of site voluo (summary of land sales or cthor nothods for g sito valuo)
cThe ite Value of was estimated using the Allocation d.
(o]
S
T]{ estmateD || REPRODUCTIONOR | | REPLAGEMENT COST NEW OPINION OF SITE VALUE
A Soucocfcostdata _ N/A Dwelling 1,188 SaFL@$
p | Cuatty rating from cost sorvice /A Effectivadatoof costdata N/A BSMT None Sa.Ft@$s
K on Cost Approach (gross living aron ion, otc.) Cv.Patio
R{The Cost Approach is conside; licable in the appraisal of a | GaageCapot 320 Sq FL@$
2 dwelling (i.e. 2 years old or less), or if the typical buyer for the | Total Estimate of Cost-Now
c ideri Less Physical_|F Extomal
Hla O =5 )
O Cost_of Imp =5
‘Asis’ Vaue of Sto Inp =$
....................... =$
Estimeted Romairing Economic Lifo (HUD and VA only) 45-47 Yoars | Indicatod Valuo By Cost Approach =S
:] INCOME APPROACH TO VALUE {not rogulred by Fannle Mao)
C| Estimated Moathly Makot Ront $ N/A__X Gross Ront Mtiptier N/A_=$ N/A Valuo by Incomo Appe
’Od y of Income Appr ( _support for maket ront and GRM) Since the subject property is located in an owner occupied neighborhood, rental
P " . P -
PROJECT INFORMATION FOR PUDs {if )
plis to in_control_of tho b 047 | Yo | |No Unittypels) | |Dotachod | | Attached
U] Provido_tho for PUDs ONLY if the fbuilder is in contol of the HOA ond tho subjoct propedty is an altached dwolling unt.
D| Logal namo of project N/A
y | ota rarbor of phsas N/A Total number of urits N/A. Total nurvbor of unts sokd N/A
N Total rurrbor of tnéts ronted N/A Total nusmber of units for sale N/A Data Souco(s) ~ N/A
£ | Was the projoct croatod by the jon of axisting bulding(e) into a PUD? | _|Yos | |No HYon,dateat N/A
O Docs tho projoct contain any mutiwelling wits? Yos | Mo Oata N/A
; Ao _tho _urits, common and jon_facilties [ Jves [ INo  tfNo. dosaribo the staius of N/A
A
T
<l> Am tho common leased to or by tho [lves [ INo _ifYos. doscribothe ronta torms andoptions. N/A
N Deacribe common clomonts and ‘ fadifies N/A
Freddie Mac Form 70 March 2005 Page 3 of 6 FannieMaeForm 1004 March2005
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10-585S
File No. 10-585S

ADDITIONAL COMMENTS

or Qwner N/A

Property Address 4076 Prescott Avenue

City  Dayton County Monigomery Sate  OH Zip Codo 45406

Londer or Client Edwards, Michacl William,

DATA ON SUBJECT SALE OFFERINGS

MLS - The subject was listed in February 2010 for $34,900 - Listing withdrawn in April 2010 - The subject was listed again in
June 2010 for $34,900 - List price reduced in June 2010 to $25,000 - List price reduced to $24,900 in July 2010 - The subject is
currently listed as a pending sale.

NEIGHBORHOOD DESCRIPTION

The subject is located approximately ten minutes from downtown Dayton, and ten minutes from access to Interstate 75. .

MARKET CONDITIONS

This has had an unfavorable impact on market values in the area. According to the MLS, the average sales price within the
subject's market area has declined from $29,642 in the previous two year period, to $24,323 in the prior twelve month period,
to $20,247 in the last twelve months. The average decline is approximately 20% per year.

Grabeman Appraisal



10-585S
File No. 10-5858

SKETCH ADDENDUM

ATION DETAILS -~~~
Floor
B X 220= 020
Sacond Floor
3Bo X 120 = 398.0

or Qwnor
Property Addross 4076 Prescott Avenue
City _Dayton County Montgomery Seto OH Zip Codo 45406
Cliant
.
3
Bath
Bedroom Kitchen
» w
Bedroom Living Room
k)
Lo
12 Bodroom Bedroom 1z
ar
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10-5858
FioNo. 105858

PHOTOGRAPH ADDENDUM
Borrower or Owner  N/A
Proparty Addrass 4076 Prescolt Avenue
Gy Dayton County Montgomery Stato  OH ZpCodn 45406

Cliant Edw ichael William

FRONT VIEW OF
SUBJECT PROPERTY

REAR VIEW OF
SUBJECT PROPERTY

STREET SCENE OF
SUBJECT PROPERTY

Grabeman Appraisal



10-5858

File No. 10-5858

PHOTOGRAPH ADDENDUM
Borrower or Qwner  N/A
Property Address 4076 Prescott Avenue
Cit ayton County Montgomery State  QH Zip Code 45406
Client Edwards, Michael William

COMPARABLE #1

1815 Wesleyan Road
Dayton, OH 45406

Price §22,100
Price/SF 20.02
Date 05-10
Age 62 Years
Room Count 6-3-1.00
Living Area 1,104
Value Indication $16,600
COMPARABLE #2

1911 Litchfield Avenue
Dayton, OH 45406

Price $23,000
Price/SF 21.38
Date 11-09
Age 70 Years
Room Count 5-3-1.00
Living Area 1,076
Value Indication $18,000
COMPARABLE #3

4447 St. James Avenue
Dayton, OH 45406

Price
Price/SF
Date

Age

Room Count
Living Arca

Value Indication

$28.,000
38.46
01-10
68 Years
4-2-1.00
728

$23,000

Grabeman Appraisal




10-585S

File No. 10-5858

. SITE PLAN
Borower or Owner __N/A
M;’: - . " w sals  OH Zip Codo 45406
22.69" 31 32 51
3
e
o s 3
$ |8 8
Hn v ; <
26 T 840 | B
5 £0 = 40 3 41
™ L8y TN N Q
& @ X
68782 68783 68784
46.03° 5 { )
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10-5858
File No.

10-5858

LOCATION MAP

N/A

Borrower or Owner

Zip Coda 45406

State OH

mery

nl

[

Vi

C

P

County

Property Address  4()
City _Daylon

& BriaroiteRds

- ILorenz, .=.<m_u>«n

1 ‘ﬁﬂnﬂqnh‘i-bw».lp e

| Sale 3

| Hickorydule Park

First Dayton -
! Little League Pack H &
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Masiine.— gm |

v forele
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Complete Appraisal Analysis - S y Appraisal Report
. 10-585S
Uniform Residential Appraisal Report Fite# 10-585S

This report form is designed to report an appraisal of a one-unit property or a one-unit property wilh.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 unit in a or P proj

This appraisal report is subject to the following scope of work, intended use, intended user, definition of market value,

1t of assump and limiting conditions, and certifications. Modifications, additions, or deletions to the intended
use, intended user, definition of rket value, or p and limiling 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 detetions to the certifications are also not permitted. However, additional certifications that do
not constitute material alterations to this appraisal report, such as those required by law or those related to the appraisers
continuing education or membership in an appraisal organization, are permitted.

SCOPE OF WORK: The scope of work for this appraisal is defined by the complexity of this appraisal assignment and the
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
comparable sales 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, opinicns, and Husi in this app | report.

INTENDED USE: The intended use of this appraisal report is for the lender/client to evaluate the property that is the
subject of this appraisa! for a mortgage finance transaction.

INTENDED USER: The intended user of this appralsal repeort is the lender/clisnt.

DEFINITION OF MARKET VALUE: The most probsble price which a property should bring in a compeltitive and open
market under all conditions requisite to a fair sale, the buyer and seiler, 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 seller to buyer under conditions whereby: (1) buyer and seller are typically motivated; (2) both
parties are well informed or well advised, and each acling in what he or she considers his or her own best interest: (3) a

ble time Is all d for exposure in the open market; (4) payment Is made in terms of cash in U. S. dollars or in terms
of fi ial 1ts 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
tender that is not already involved in the property or transaction. Any adjustment should not be calculated on a mechanical
doilar 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 concesslons based on the appraiser's judgment.

STATEMENT OF ASSUMPTIONS AND LIMITING CONDITIONS: The appraisers certification in this report is

bject to the following and limiting conditions:

p

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 appralser will not give testimony or appear in court because he or she made an appraisal of the property in guestion,
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

pr of t IS toxic sub , atc.) 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 kr ledge of any hidden or unapp. physical fi cles or adverse conditions of the
property (such as, but not limited to, needed repal 1, the presence of h dous toxic st

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 wamanties, 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, repalrs, or al s on the ption that the pletion, repat or alterations of the subject property will
be performed in a professional manner.

Freddie Mac Form 70 March 2005 Page 4 of 6 FannieMaeForm 1004 March2005
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Complete Appraisal Analysis - Summary Appraisal Report
10-585S
Uniform Residential Appraisal Report File# 10-585S

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 complete visual Inspection of the interior and exterior areas of the subject property. | reported the condition
of the Improvements in factual, specific terms. | Identified and reported the physical deficiencies that could affect the
livability, soundness, or structural integrity of the property.

3. | performed this appralsal in accordance with the requirements of the Uniform Standards of Professional Appraisal
Practice that were adopted and pr Igated by the Appraisal Standards Board of The Appraisal Foundation and that were in
place 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 adequate comparable market data to develop a reliable sales pari 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. | selected and used comparable sales that are locationally, physically, and functionally the most similer 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 built on the land.

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

10. | verified. from a disinterasted 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 to, the y and appropri: public and private data sources, such as multiple listing
services. tax assassment 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. 1 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 ad infly in the develop of my opinion of market value. |
have noted in this appraisal report any adverse conditions (such as, but not limited to, ded repairs, v, the
presence of h 18 toxic subst d ymental 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 vaiue and
marketability of the subject property.

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

16. | stated in this appraisal repcrt my own personal, d, and p al lysis, 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 personzl interest or bias with respect to the p. pants 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 a!l conclusions and op about the rea! estate that were sel forth in this appraisal report. If |
relied on significant rea! property appraisa! 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
respansibility 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.
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21. The 1 may discl 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 C: or other jurisd : without having to
obtain the appraiser's or supervisory app r's (if appiicable) 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 or distril of this app | 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 ds of Prof | Appraisal P (
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
# . GO it ed enterprises, and other secondary market participants may rely on this appraisal report as pan

P

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” cor g my el lic signature,” as those terms are
defined in applicable federal and/or state laws (excluding audio and video ings), or a facsimile tr i 1 of this
appraisal report containing a8 copy or representation of my signature, the appraisal report shall be as effective, enforceable and

valid as if a paper version of this appraisal report were delivered containing my original hand written signature.

25. Any ir al or negligent P } cor d in this app report may result in civil liability and/or
criminal penaities 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 appratser for this appraisal assignment, have read the appraisal report, and agree with the appraiser's
analysis, opinions, its, conclusions, and the appraiser’s certification.

Y

2. | accept full responsibllity for the contents of this appralisal 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 app I, and is p to perform this appraisal under the applicable state law.

4. This appraisal report P with 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 place at the time this appraisal
report was prepared.

8. 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 appralsal report were delivered containing my original hand written signature.

APPRAISER SUPERVISORY APPRAISER (ONLY IF REQUIRED)
Signature Signature
Name Steven V. Grabeman Name
Company Name Grabeman Appraisal Company Name
Company Address 624 Rockhill Avenue_ Company Address
Kettering, OH 45429
Telephone Number 937.298-8682 Telephone Number
Email Address Email Address
Date of Signature and Report August 22, 2010 Date of Signature
Effective Date of Appraisal August 11,2010 State Certification #
State Certification # or State License #
or State License # 447477 State
or Other Expiration Date of Certification or License
State OH
Expiration Date of Certification or License  05-24-11 SUBJECT PROPERTY
ADDRESS OF PROPERTY APPRAISED [:l Did not inspect subject property
4076 Prescott Avenue [ oid inspect exterior of subject property from street
Dayton, OH 45406 Date of Inspecti
APPRAISED VALUE OF SUBJECT PROPERTY $ 18000 [:] Did inspect interior and exterior of subject property
LENDER/CLIENT Dateof Ir
Name
Company Name " chael Will COMPARABLE SALES
Company Address 4076 Prescott Avenue D Did not inspect exterior of comparable sales from street
Dayton, OH 45406 (] Didinspact exterior of comparable sales from street
Email Address Date of Inspecti
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