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Robin Mashal (California State Bar No. 205003)
Peter Y. Hong (California State Bar No. 213620)
HONG & MASHAL, LLP

1875 Century Park East, Suite 600

Los Angeles, California 90067-2507 FILED

Telephone: (310) 286-2000

Facsimile: (310) 286-2525 JUL 23 2010
CLERK US BANKRUF‘T‘CY If.;gLFJZEL

Attorneys for Creditor, e T O Lo

NATIONAL GOLD & DIAMOND CENTER, INC.

UNITED STATES BANKRUPTCY COURT
CENTRAL DISTRICT OF CALIFORNIA

LOS ANGELES DIVISION
In re: Case No.: 2:08-bk-12485-VZ
MINERVA P. ESMILLA, Assigned to Hon. Vincent P. Zurzolo
Chapter 7

Debtor.
SUPPLEMENTAL OPPOSITION TO
DEBTOR’S MOTION TO AVOID
LIEN UNDER 11 U.S.C. § 522(f)
(REAL PROPERTY);
DECLARATION OF ROBIN
MASHAL; EXHIBIT

TO THE HONORABLE COURT, TO THE DEBTOR, TO ALL INTERESTED
PARTIES, AND TO THEIR ATTORNEY(S) OF RECORD:

NATIONAL GOLD & DIAMOND CENTER, INC. (“Creditor”) hereby
respectfully submits its Supplemental Opposition to the Motion of MINERVA P.
ESMILLA (“Debtor”) to Avoid Lien under 11 U.S.C. § 522(f) (Real Property), scheduled
to be heard on July 27, 2010, at 11:00 a.m., in Courtroom 1368, at 255 East Temple

Street, Los Angeles, California.

-1-
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L INTRODUCTION.

Creditor’s claims against the Debtor herein are based on commercial debts
incurred by Debtor when she made wholesale purchase of diamonds and jewelry from
Creditor for purposes of resale. On June 16, 2010, Creditor filed its original Opposition
papers to Debtor’s Motion to Avoid Lien under 11 U.S.C. § 522(f). Creditor hereby files
its supplemental Opposition papers, and incorporates by references the original

Opposition papers on file herein.

II. AS PROVIDED IN THE ORIGINAL OPPOSITION PAPERS, CREDITOR
HAS BEEN PREJUDICED BY DEBTOR’S NEARLY TWO AND HALF
YEAR DELAY TO BRING HER MOTION HEREIN.

This Court should reject Debtor’s Motion herein, because Debtor’s nearly two and
half year delay in challenging Creditor’s liens have been prejudicial. “The key factor in
allowing the late avoidance of a lien pursuant to § 522(f) is whether the creditor is
sufficiently prejudiced so that it would be inequitable to allow avoidance of the lien.” [TT
Financial Serv. v. Ricks (In re Ricks), 89 B.R. 73, 75-76 (9th Cir. BAP 1988). See also In
re Biannucci, 4 F.3d 526, 528 (7th Cir. 1993) (“delay may be prejudicial when it is

combined with other factors.”). Here Debtor is attempting to use lower property values

to argue for avoidance of Creditor’s lien, and this is clearly prejudicial to Creditor.

III. AS PROVIDED IN THE ORIGINAL OPPOSITION PAPERS, DEBTOR
HAS PROVIDED A CONSENSUAL LIEN TO CREDITOR BASED ON
THE STIPULATION FOR ENTRY OF JUDGMENT, AND HAS
AFFIRMED HER OBLIGATIONS TO THE CREDITOR.

In January 2010, Debtor reaffirmed her obligations to Creditor by stipulating to
entry of judgment in favor of Creditor, in the amount of Creditor’s attachment lien (see
“Exhibit I'"). Paragraph 1 of that Stipulation provides the Judgment shall be enforceable
against Debtor’s attached properties. Paragraph 4 of the Stipulation provides Debtor

“waives any rights she may have to stay of execution of Judgment...or to have an

-
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appeal....” Paragraph 8 of the Stipulation provides that Debtor has been represented by
legal counsel of her choice with respect to form and contents of the Stipulation and the
advisability of executing the Stipulation. Therefore, Debtor has waived any challenges

to Creditor’s liens.

IV. THIS COURT SHOULD DENY DEBTOR’S MOTION HEREIN, AS THE

DEBTOR FAILS TO PROVIDE PROPERTY FAIR MARKET VALUE AS

OF THE TIME DEBTOR’S PETITION WAS FILED.

Debtor’s motion herein should be denied as Debtor has failed to provide the value
of her Condominium as of the date her bankruptcy petition was filed. Petition date is
operative date to make all Section 522(f) determinations. In re Salanoa, 263 B.R. 120
(Bankr., S.D. Cal. 2001); Goswami v. MTC Distrib. (In re Goswami), 304 B.R. 386
(B.A.P. 9" Cir. 2003). Exemption rights in bankruptcy, pursuant to Section 522, are
determined as of date petition is filed. Inre Yau, 115 B.R. 245 (Bankr. C.D. Cal 1990);

In_re Sanford, 403 B.R. 831 (Bankr., Nev. 2009). “As with any motion to avoid a

judgment under section 522(f), the debtor carries the burden to establish the value of his
property as of the date of the bankruptcy filing.” In re Kelly, 311 B.R. 341, 345 (Bankr.
W.D.N.Y. 2004).

Although a creditor does not have the burden to establish the value of a Debtor’s
property in opposition papers, Creditor here has retained a licensed real estate appraiser
and made instructions for an appraisal of Debtor’s condominium retrospective as to
February 27, 2008. A true copy of this appraisal is attached hereto as “Exhibit J”. This
appraisal conservatively places the value of Debtor’s condominium at $365,000.00 as of
the date of the bankruptcy petition.

50.00% x [$365,000 — $140,000] = $112,000

Debtor’s equity in her Condo at the bankruptcy filing was at least $112,000, which
equity was far greater than the sum of Debtor’s $50,000 claimed homestead and
Creditor’s $49,595.20 judicial lien. Therefore, there has been in impairment of Debtor’s

homestead and her motion herein should be denied.

3
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V. CONCLUSION.

Based on the above arguments, points and authorities, the attached Declaration
and Exhibits, Creditor respectfully requests that this Court denies Debtor’s motion herein
because: (1) Debtor’s delay in bringing her motion to challenge Creditor’s judicial lien
has been prejudicial to Plaintiff as she tries to use a lower property valuation in
contravention of the Bankruptcy Code, (2) Debtor has stipulated to entry of judgment in
the amount of attachment lien in favor of Creditor and waived stay of execution, (3)
Debtor fails her burden to present value of her Condo as of the date she filed her
bankruptcy petition; and (4) Based on appraisal provided by Creditor there was no
impairment of Debtor’s homestead amount as of the date of her bankruptcy petition.

Respectfully submitted,

Dated: July 22, 2010

Peter Y. Hong,

Attorneys for Creditor
NATIONAL GOLD & DIAMOND
CENTER, INC.

4
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DECLARATION OF ROBIN MASHAL

Robin Mashal, hereby declares:

1. I am the attorney for NATIONAL GOLD & DIAMOND CENTER, INC.
(“Creditor™), a creditor of MINERVA P. ESMILLA (“Debtor™). I am licensed to practice
law before all courts of the State of California, and also admitted to the Federal Courts in
the Central District of California. I am over 18 years of age. My office is located at 1875
Century Park East, Suite 600, Los Angeles, California 90067-2507.

2. This Declaration is made out in support of Creditor’s supplemental
opposition papers to Debtor’s motion to avoid Creditor’s liens under 11 U.S.C. § 522(f).
I am fully competent to make this declaration.

3. This office has been making various attempts to reach Debtor’s counsel to
obtain appointment for Creditor’s real estate appraiser to visit and appraise Debtor’s
condominium located at 21828 S. Vermont, Unit # 1, Torrance, California (the “Condo”)
and the delays on the side of Debtor’s counsel caused the delay in obtaining the appraisal
and filing it with the Court.

4. This office retained Armando J. Ortiz (“Appraiser”), who is a California
Certified General Real Estate Appraiser, holder of license number AG027708, for the
purpose of obtaining an appraisal of the Condo. I instructed the Appraiser to appraise the

Condo retrospectively as of February 27, 2008, and provide an official appraisal report of

the same. Appraiser provided an appraisal of the Condo a true copy of which is attached
hereto as “Exhibit J” and incorporated herein by this reference. At the bottom of “page
2 of 67, the report provides retrospective valuation of the Condo as of February 27, 2008,
at $365,000.00

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

Executed on this July 22, 2010, at Los , California.

Robin Mashal

-5-
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Exterior-Only Inspection Residential Appraisal Report

E FannieMae

Filep  D610AIT05

appraizal ri is 1o provide the lendericlicnt with an accurste. and adequatgly su inion of the market value gf the subject

. Property Address 21828 South Vermont Avenue #1 Ciry Torra.ncel sme CA zéa Coge 90502-2104

. Borowsr Realist: Esmilla / Pagdanganan Oumer of Record _ Realist: Esmilla / Pagdanganan County  Los Angeles
. - Legal Description TR-51112 Lot } Condo Unit 101

% Assossor's Pascel ¥ 7344-002-033 Tax Year 2008 RE, Toxes§ 2.243.11
g 2 Map Refecence 764«"36 Censug Tract 5435.03

[ frup noas 107 [ Toor vear 1 X Joar cpoms

" scril RETROSPECTIVE MARKET VALUE
. Leader/Clicat HONG & MASHAL LLP Address 1875 Century Park East, Los Angeles CA 96067

7 15 the subjevt pry tly effered for saic or has it been offered for sale in the tweive ma or 1o 1he offective date of this jsal? i ]ch X ine

NDCDATA/MLS/BROKER/Realist. Subject has not listed for sale in MES during the past i2

performed NIA ' -

b
5 Contrsct Price § N/A Date of Contract N/A Ty the property selier the owner of publie record You No Dats Seur N/A
1s there any finuncial assistance (loan ¢l sule concessions. gifl or down) crl assislance, ¢ie.] to be paid by an on belwll of the boyrower? [_—J\’ns Nix
K3 I Yes, repurt the wral dollar amoumt and deseribe tre items &y be paid, N/A .
- Note: Race and the yucia) composition of the deiphborhood ar¢ et sppruigal factors. Ope-Ugit Prescat Land Use %
- Neighiwshood Chameteristies i Trends PRICE AGE_[Ooe-unit 60 %
. Location X [Urbon Suby Rural |Property Values | Suble | X |Declinmg | 5¢000) Grsh [34 Uni 20 %
3 Builillp X |over 75% 25-75% Under 25% | Demane/Supply In Balanvy | {Over Suppiy] 325 Low 15 MuriFemiy 10 %
C Growh Rapid X IM: Slow Marketing Time bk | loversmhs| 420 High 55|commereial 10 “
Neighbarhood foynderies Tt the north is Torrance Blvd..to the south is 228th St. to the east is Main 365 _preg. 30loter %
St. .and to the west is Normandie Ave. Subject is in an unincorporated County area of Los **
Nei Deseription Employment centers and amenities are focated within a |-Mile radius which is considered Good for the area, This

is an established neighborhood typical te this local market area. No adverse influences noted that would affect the subfect neishborhood's
. market stability,** Los Angeles known as West Carson /Harbor Gateway, with Mailing, or common address in Totrance

Market Conditigns {including suppaet for the sbave conclusions) The market for residential condominiums is generally stable-to-
- declining. SEE ADDITIONAL REMARKS SECTION

Dimensions N/A Area 1.194 Shape N/A view Residential
Specific Zoning Classifismtion  LOCM. Zoring Deseriplion  Condommium / Pud
" Zoning Camplimee (X [Lagal | [Lcpul Nonzonforming (Grandretemsd User | _|No Zonimg . WNegal {deseribe}
:.- is 1he hghtst and best use of the subjecs propeny as improved {or a5 proposed per plans and specifications) the present use? |Xl\'m 4 iNn 2 N, deseribe

. The subject is a permitted use under Planned Development Standards within the C"M™ Commercial / Manufacturing zane.

Utilities Rublic Other {degcribe) Public Qther {describe; i etits=Type Public Private
'.‘_' Edectricity IX i Witer IX : Street X ]
5 s X ] Sgnitary Sewer ixi 1] Alley l xl
. FEMA Special Flood Havsrd Area Yes {X|No FEMA FloodZore Zn "X" FEMAMape  065043-1935F  remA MopDaie_ 09/26/2008
[ Ar the utilities and off-sile u vemeltiy Lypical for the marker area? . t X |Yu L 1N0 If No. describe.
" Are thete any adverse site conditinns or sxternal factons (spsements, encroachments, envicontenkal conditions, [and oses, ete.i? |XIY|::: .F [No Il ¥es, describe.

No adverse easements, encroachments or other conditions noted. The subject fronts a major 6-lane thoroughfare and a major Hospitai
gomplex. Significant traffic and traffic noise detriment noted. The subject complex has access control gates The subject is 8 permitted pse
.under Planned Development Standards within the "CM" Commercial / Manufacturing zone.

Appraisal Files X | Asscssmem and Tax Records ] |Prief Inapection —i iLrMny Qumer

| Source(s) Used for Physical Characreristics of Prap
Other (deseribe) Exterior inspection Data Source(s) for Gross Living Area Realist

. GENERAL DESCRIPTION GENERAL DESCRIPTION Heatinp / Caoling Amenitiss Cay Storage
Units 1 X]om | lone with Accessory Unicl] |Coneress Slab [ X [ Crava Space x |rw.eu—1E fnwsn X |Fiseptace(s) None
es One Fult Basemers || Finished D [Radianr Woodstave(s) # | — #of Cars
Partig] Basement | [Finished Other P#tio/Deck veway Surface
. |Exterior watls Stucco/Avg Fugl X Jparch XiGarage  #ofCars 2
Dresign (Siyle)‘Conventional RoofSuface  Tile/Avp X |Coment Al Cong Pog) Campon 4 ofCars o
Year Buil: 1994 Gutters & Downspouts Yeszvg X |tadividuat Fence Anached Detached
" Effestive Age gy 10 Window Type _Slide Alum/Avg Cther Cther X |Bailt-in
Appliances X Refriperator X Range/Gven X | Dishwasher LXJ‘DM l Microwave I !Wasllerﬂ'nyer l FOIJur
Finishedares ____above grade contnins: 5 Rooms 3 Bedrooms __A“Mﬂwmwu_“_m_

Additional features tsperiel energy officion ilems, ey EXTRAORDINARY ASSUMPTION. Tt is assumed for purposes of valuation that the condition
of the subject property was more-or-less "Average" as observed in the exterior inspection, as of the date of value.

Describe e condition of the property (including needed mpairs, deteriomtion, renovayions dehog, cte.). Subject is in average condition,
External obsolescence due to traffic influence. No functional obsolescence noted. The effective age is estimated to be 10 years. Remaining
economic life of improvements is estimated to be 50 years.

TOPROVENMERTS

) Are there any physical deficiencics or adverse conditions that affecs 1he livability, soundness, or structural intzgrity of the pros ? rl‘(es IX;No If Yes. describe.
No physica! deficiencies or an adverse condition noted. No hazardous wastes or toxic substances were noted by casual observation,

Dogs the Ju erally conform ta the neighboriwood { functianat wtility. style, condition, yse, construction, glg.J” ixliu Mo _If Nu, describe.

The subject conforms with the neighborhood in terms of guality, style and overall condition,

Freddic Mec Farm 2055 March 2005 Page 1 ol'6 ; Tannic Mac Forw1 2055 March 2045
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Exterior-Only Inspection Residential Appraisal Report Fier  D610A1705
There arc 19¢ ble ics qurrently offered for sale in the subject neighborhood ranging in price from $ 295,000 o5 420,000
There are £ 2 comparable sairs in the subicet neighberhood within the past rwelve nonths ranging in snke price from 3 300,000 ws 410,000,
FEATURE i SUBJECT COMPARABLE SALE # | COMPARABLE SALE # 2 COMPARABLE SALE ¢ 3
Address 21828 South Vermont Ave #1 539 W. 220th St #39 22533 5. Vermont #33 21602 Figueroa St #36
Totrance, CA. . - AP#7343-021-085 APH#T344-023-079 AP#7343-008-081
FProximity 10 Subject R ~:10.30 MI SE 0.60 MI SOUTH 0.30 MI NE
Sale Price s N/A .f”"s 4100000 T e 370,000
Sale Prico/CGross Liv. Area |3 N/A s0. B {s 3433808 5 28665 0.0 279.67 .1 i =
Dtz Source(s) INDC DATA/Realist | NDCDATA / MLS/Realist NDCDATA / MLS/Realist NDCDATA / MLS/Rezlist
Verfication Soureets)  INDC DATA/Realist | DOCH 2579077 DOC# 2674112 DOC# 2613787
" VALUE ADIJSTMENTS DESCR| i DESCRIPTION |~} Adjostmcnt|  DESCRIPTION  F+:)§ Adusment|  DESCRIPTION _ |+(-3S Adustment
Sale or Fisancing : 1 Conventional Conventional Conventional
Congessions 4 Ist TD.$410.000 15t TD.$£280000 1st TD, $0/0
Date of Sale/Time -111/20/2007 12/06/2007 11/28/3007
Location Traffic Average -10,000] Average -10.600[ Average -10,000
Leaschuld/Foo Simple  |Fete Fee Fee Fee
site 1,194 sf 2,134 sf 2,801 sf 1,999 sf
View %esidcntial Residential Residential Residential
Design (5t onventional Conventional Conventional Conventional -
Quality of Construction,__ [Average Average Average Average
. Actusl Age 1994/16 Yrs 1989/21 Yrs 1980/30 Yrs 1980/30 ¥rs
. Condition Average Average Average Average
Above Grade Towl | Bims | Baths | Tow | Bas Towi | Bdmp | Bas ot | Baths
Room Count sl 3 2 s 3 2 2 2 w000 sl o 2 10,000
Gruss ¢ iving Area | 107 e 1194 sn 4,920 1221 g n -6,000 1323 g p. -10,080
Basement & Finished ~ [N/A N/A N/A N/A
FT Rooms Below Grade
b€ Fusctional Utility IAverape Average Average Average
Healing/Cool Faw/Cag Fan/Cac Faw/Cac Fau/Cac
Epergy Efficient ems __|[NORE None None None
Gapge/Carpon [2 Car Gar 2 Car Gar 2 Car Gar 2 Car Gar
Porch/Patic/Deck orch Porch Porch Porch
Common Pool Common Pool Common Peol Common Pool Common Pool
Fireplace Fireplace Fireplace Fireplace Fireplace
Net Adjustment (Tou | e IxL s w90l & X[ ls so000] I. XL s -10.0%0
Adjested Saic Price o Adj. 364w Net Adj. =171 % Net Adj. 2.72 q’
Sl oross Adj.  3.64 % L 395,080kcrossadi 743 e |5 344 000|rossadi  8.03 % s 359,920

research id | X hid m el any prior sales or irensfers of the subject property for the free years prior io the effegtive date of this sppeaisal
Dutg source(s) Local MLS Board, Natienal Data Coilective and Public Records.
My research| X [did id not reveal riat sales or { the cot de: xades for the vear prior 10 e date of sale of the comparable sale.

Dot sousceys) Local MLS Board, National Data Collective and Public Records.

Report the results of the research aind anailysis of the prior sale of ransfer histery of the subject propesty and comparnble sules (report additional prior sales on page 3).
— SUBIEC

LTEM cr COMPARABLE SALE # 1 COMPARARLE SALE ¢ 2 COMPARABLE SALE # 3
Dete of Prior Sule/T ransfer [None in past 36 months  [01/29/2004 109/22/2005 0 E/08/2004
Price of Prior Sale/Transfer IN/A $285.000 34 10,000 [£265,000
Dtz Source(s) INDC DATA/Realist INDCDIATA ¢ MLS/Realist NDCDATA / MLS/Realist INDCDATA/MLS/Reali
Effective Prare of Duta Sourcefs) 07/£9/2010 67/15/2010 07/19/2010 __ ©719/2010

Aaalysis af prior salg or mansfer history of the subject property and saks Subject and comparable sales were analyzed for

previous transfers gccurred within 36 months. See above for 36 month history.

Summary of Sales Compurisan Appronch The comparable sales selected are the closest in proximity, size and utility and are the most

comparable {0 and competitive with the subject property discovered in our survey. Comparables were adjusted for superior location,
Adjustments for room count were given at $10,000 per Bedroom; Square Footage adjustments given at $40.00 psf: Net adjustment range
from -1.71 % to 2.01 % percent, within all customary underwriting guidelines, Adjusted value indicators range from $344,600 to
$429,000, effectively "bracketing” the estimated value of $365,600."

Indiczied Value by Sales Comparisen Approsch § 365,000

Indicated Value by: Szies Comparison Approach § 365.009C051Ammch (3 developed) § Nh@_ Ingome Approach {if devetoped) IN/A

The market approach is the best indicator of buyer and seiler attitndes in the current marketplace and given the greater weight. The Income
Approach was not ncluded in the Scope of Work agreed to for this assignmens

This appraisal is made "8 88", subjeet to completion per plans and specifications on the basis of & hypotheti that the ity have been

thetical condition Wt ihe re

compleled. jert to the following re) ot alicralions on the basis of a h; irs or aferations have been completed, ar

bieet 1o the foll bascd on the extraordinary 1hat the conditian or deficiency does not Tequire ziicration ar repain
Refrospective valuation, see comments.

Based on a visuol inspection of the exeerior areas of the subject property from wi least the street, defined scope of work, siaternent of assumptiens and limiting

and s certi my {our} apinlet of the market valae, 03 defined, of the reat property that Is the subject of this repart Ly

isapntaft

Freddic Mac Fonm 20155 March 2003 Fannic Mac Form 2055 March 2008
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Exterior-Only Inspection Residential Appraisa! Report ries  0610A1705
MARKET CONDITIONS:

The overall market for attached gcgdomim'um dwellings in the Los Angeles/South Bay Market area has been in decline sm_éginid 2006.
Disruptions in the mortgage finance sector have curtailed demand in this segment of the market, leading to increasing inventories, __“:
slackening in demand for sirnilar condominium units and an overal) decling in market values. Significant foreclosure, REO and Short Sale

2ctivity noted. Such distressed sales tend to depress market values. Overall condominiym prices in the subject market area are "stable-to-
P " —
decliping, - R

SCOPE OF WORK EXTERIOR INSPECT TON:

Extraordi@ Assumption: This report is a RETROSPECTIVE VALUATION. 1t is assumed for purposes of valuation that the condition

of the sub'ect rope: ection, as of the effective date of value, February 27
 2008." It is also assumed that af] structures, given value in this report are legally penmitted as stated in this summary apprajsal report. The

utilities are assumed to be as stated. It is assumed that there are no unimown peological or environmental adverse issues, The

! ) physical characteristics of the comparables were cither verified through county records, multiple listing service and Realist/ NDC Data
# Collective,
y Lolective. = ——-——b———_.“__S________#__,__,_%_

FPRAISAL DEVELOPMENT AND REPORT PROCESS;

his is 2 summary appraisal

T
y U

discussions of the data, reasonin and analyses that
® L ttng documentation that is not rovided with the
15 15 retained in the appraiser’s file. The d th of the discussion contained in this appraisal

= Ieport is specific to the needs of the client and for the intended use stated in this re 1i. The appraiser is not responsible for any
g unauthorized use ot his summary appraisal report.
e \W—E;p\*
- _

Digital Signature: ’
The digital signature used is authentic, under the sole use and control of the below appraiser in accordance with USPAP, (SMT-8 and will
M% th U 2 { 3} and wil

be treated as an acrual signature.

" Final Reconciliation:

- After reviewing and analyzing all three approaches, the market, the cost and income approaches, the market approach was determined to
. be the stronpest suppotter of value. The Cost and the income Approaches to value were not included in the Scape of Work agreed g for

-_ this assighment, o

[ _—
—

COST APPROACH TO VALUE (oot required by Fannje Mae}
—_—

: EBrevide adequate information for the lender/cliont 19 replicaie cost fipures and ealculatiops,

Suppat for the gpinion of site valuz {sumnmary of e land sales or other methods for extimating site valye) DRIVEBY ONLY / EXTERIOR INSPECTEON
= ESTIMATED ! fREPRDDUCTlON OR i X REPLACEMENT COST NEW _|OPINION GOF SITE YALUE —
Source of coyr dala N/A Dl 107} sor@s -
" Qualily rning fram cuesi service Average Effective date af cusi daa  INFA N/A Sq.FL @5
Lomments on Cost Approach {gross Eving arce caleulptions depreciation, eic.}
DRIVE BY ONLY / EXTERIOR INSPECTION |GaragesCarpons N/A Sq.F.@s =5 —
Totet Bstimate of COSNEW ... vermerses o o =%
= Less Physical [Furctional__[Evierns
Depreciation I I =51 )
D. fated Cost of Tmpr -5
"As 15" Value of Site Improvements wo =5 NFA

Eg‘masﬂ Remaining Feonomic Life [EUD and VA onlyy 40-42 Yeard INDICATED VALLUE BY COST APPROACH ... ... -¢ N-/A
INCOME APPROACH TO YALUE (oot required by Fannie Mae)

Estimared Monthby Markes Rent 8 X Gross Rent Multiplier =3 Indicated Valye by Income Approach _
5 of Income Agpeanch {imeludis on for market ren: and GRM)___ The Income Approach was not included in the Scope of Work agreed to for this

assipnment

PROJECT INFORMATION FOR PUDs (if app tHeable!
Is the doveloper/builder in contol of the Homeowmers' Assocition (HOA)? ..m- Detached Atached . - -
| Provide the fallowisy: information for PUDs ONLY if the developorbuilder is in control of the HOA zrd the subiect proposty. is an artached dwedling upir,

Legal name of projegs N/A . S
Tetal mumber of phases N/A Total number of units N/A Totl nusniber of ynits sold N/A
Total number of uniis renied N/A . Tota| number of units for sale N/A DugSourcetsy N/A -

Wg the projecs greated by the canversion of existing building(s) imc a PUD? Yes I ]ND H‘E’aﬂ'—’.ﬂ_fm_vcrﬂ!_q_}w_‘a__,_m__% —_—
Dies the projest contein any malti-dwetling units? Yoo | INo  Duasoumey) NIA _ S
Age the unirs, comnan etements, and recreation facilitics complere? 1 |ves No 1f No, describe siatus of comeletion, N/A

AIE e units, comitan ctements, and recrealion facilitics

T
Are the common clements leased to or by the Homeowners' Association? [ Yes l |No If Yes, describe the reneal revms and options. __N/A . - -
Describie common slements and recrestiona! fagilitics, N/A

Freddic Mac Form 2055 March 2005 Page 3 of 6 Fannic Mae Form 2055 March 2005
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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 unit in a condominium or cooperative project.

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

assumptions and limiting conditions, and certifications. The appraiser must, at a minimum: (1} perform a visual

inspection of the exterior areas of the subject properry, (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, opinions, and conclusions in this appraisal report.

The appraiser must be able to obtain adequate information about the physical characteristics {including, but not limited to,
condition, room count, gross living area, etc.) of the subject property from the exterior-only inspection and reliable public
and/or private sources to perform this appraisal. The appraiser should use the same type of data sources that he or she uses
for comparable sales such as, but not limited to, multiple listing services, tax and assessment records, prior inspections,
appraisal files, information provided by the property owner, etc.

INTENDED USE;: The intended use of this appraisal report is for the lender/client to evaluate the property that is the
subject of this appraisal

INTENDED USER:  The intended user of this appraisal report is thedamiamtclient.

DEFINITION OF MARKET VALUE:  The most probable price which a property should bring in a competitive and op
market under 2il 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 seller 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 aliowed 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 areq; these costs are
readily identifiable since the seller pays these costs in virtuaily 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 institational
fender that is not already involved in the property or transaction. Any adjustment should not be calculated on & mechanicat
dollar for dollar cost of the financing or concession but the dolfar 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 assomptions and kimiting 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 assutnes that the title is good and marketable and will not render any opinions about the title.

2. 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 int 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.

3. The appraiser will not give testimony or appear in cour1 because he or she made an appraisal of the property in guestion,
unkess specific arrangements to do so have been made beforehand, or as otherwise required by law.

4. The appraiser has noted in this appraisal report any adverse conditions (such as needed repairs, detetioretion, the
presence of hazardous wastes, toxic substances, ete.) observed during the inspection of the subject property or thai he or
she became aware of during the research invoived in performing this 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 s, but not limited to, needed repairs, deterioration, the presence of hazardous wastes, toxic substances,
adverse environmental conditions, efc.) that would make the property less valuable, and has assumed that there are ng 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.

5. The appraiser has based his or her appraisal report and valuation cenclusion 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.

Freddic Miac Form 2035 March 2005 Pagc 4 ol B . Fannie Mac Form 2055 Man:h 2003
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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. I performed a visual inspection of the exterior areas of the subject property from at least the street, [ reported the condition
of the improvements in factual, specific terms. I identified and reported the physical deficiencies that could affect the
livability, soundness, or structural integrity of the property.

3. I 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
place ai the time this appraisal report was prepared,

4. I 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. 1 have adequate cotnparable market data to develop a reliable sales comparisen appreach
for this appraisai assignment. [ further certify that | considered the cost and income approaches to value but did not develop
thern, unless otherwise indicated in this report.

5. L zesearched, 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.
propetty for a minimum of three years prior to the effective date of this appraisal, uniess otherwise indicated in this report.

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

7. b selected and used comparable sales that are locationally, physicalty, and fanctionally the most similar to the subject property.

8. I 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. I'have reported adjustments 1o the comperable sales that reflect the market's reaction to the differences between the subject
propesty and the comparable sales.

10. 1 verified, from a disinterested source, ail mformation in this report that was provided by parties who have a financial interest in
the sale or financing of the subject property.

11. T have knowiedge and experience in appraising this type of property in this market area,

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

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

14. I 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. T
have noted in this appraisal report any adverse conditions (such as, but not limited to, needed repairs, deteriozation, the
presence of hazardous wastes, toxic substances, adverse environmenta] conditions, etc.) observed during the inspection of the
subject property or that T became aware of during the research involved in performing this appraisat, | 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.

I5. Thave not knowingly withheld any significant information from this appraisal report and, to the best of my knowledge, all
statemnents and infonmation in this appraisal report are true and correct.

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

17. I have no present or prospective interest in the property that is the subject of this report, and I have no present or
prospective persenal interest or bias with respect to the participants in the transaction. I did not base, either partially or
completely, my analysis and/or opinien 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 occupanis 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 perferming this appraisal or any future or anticipated appraisals was not
conditioned on any agreement or understanding, written or otherwise, that I would report (or present analysis supporting} a
predetermined specific vaiue, a predetertnined minimum vatue, 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 lean application).

19. | personally prepared ali 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. I 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.

Freddic Mac Form 2055 March 2005 Page 5 of 6 Fanme Mae Form 2058 March 2005
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20. I 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.

21. The lender/client may disclose or distribute this appraisal report to: the borrower; ancther lender at the request of the
bomrower; the mortgagee or its successors and assigns; morigage 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 (inciuding, but not limited to, the public through advertising, public
relations, news, sales, or other media).

22. 1 am aware that any disclosure or distribution of this appraisal report by me or the lender/client may be subject to certain
taws and regulations. Further, I am also subject to the provisions of the Uniform Standards of Professionzl Appraisal Practice

that pertain te disclosure or distribution by,

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

25. Any intentional or negligent misrepresentation(s) contained in this appraisal report may result in civil tiability and/or
criminal penalties including, but not limited to, fine or imprisommnent or both under the provisions of Title 18, United States
Code, Section 1001, et seq., or similar state laws. 90067

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

L. I directly supervised the appraiser for this appraisal assignment, have read the appraisal report, and agree with the appraiser's
analysis, apinions, statements, conclusions, and the appraiser’s certification.

2. laccept 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 repott complies 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.

3. 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 (exciuding 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 eriginal hand written signature.

APPRAISER . SUPERYVISORY APPRAISER WUIR}ZD)
Signature ‘%"/Vc/:\ _/’z\kw':i-‘ Signature N &' - "

Name Ernesto iavala, CREA \_,J Name A Oty —
Company Hame A J ORTIZ & ASSOCTATES Company Name A J ORTIZ & ASSOCIATES
Company Address 1379 PARK WESTERN DR. #275 Company Address 1379 PARK WESTERN DR. #275
SAN PEDRO CA 90731 SAN PEDRO CA 90731
Teleplione Number (5627 453-3248 Telephone Mumber {310} 7482663

Erail Addres  £LTESt0ag2000@yahoo.com Email Addrsss - 2]01tiz365@yahoa.com

Date of Sighature and Repan 07/20/3010 Dare of Sigl 07/20/2010

Effective Dute of Apprisel  Q2/27/2008 State Centification s AGIZ7708

State Certification # o Staie License #

or State License AL 009424 stae  CA

or Other (describe) Srare # i Date of Cenification or License  97/06/2010

sate CA

Expirarion Daic of Cerification or License  12/06/2010

ADDRESS OF PROPERTY APPRAISED SUBJECT PROPERTY

21828 South Vermont Avenue #1 Did nol inspoct exterior of subject property

Torrance CA 90502-2104 Did inspeel exierior of subject propenty from streer

APPRAISED VALUE OF SUBJECT PROPERTY § 365,005 Dawc of Inspection 97/20/2010
LENDER/CLIENT
Name HONG & MASHAL LLP

Compary Nume  HONG & MASHAL LLP COMPARABLE SALES

Company Address 1875 Century Park East, Sixt Floor _ Did siot inspect cxicrior of camparable sales from street
Los Angeles CA 90067 X | Did inspect exterior of compatable sakes fram sireet
Email Address FOBIn@hmfirm.com Date of Inspection  0T/20/2080
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Desc

Filex  0610A1705
FEATURE ] SURICCT COMPARABLE SALE ¢ 4 COMPARABLE SALE # 5 COMPARABLE SALE # §
Address 21828 South Vermont Ave #1 21854 S Vermonr Ave #6 21415 8 Vermont Ave #14
Tormance, CA. AP#7344-002-078 AP#7345-011-066
Proximity to Subjcct - 5] 0.00 MI EAST 0.30 M1 NORTH
Sac Price 3 N/A L d 7 T 336,000 o2l 363,500
Sale Pricc/Gross Liv. Arca |5 N/A & |5 269660 | s 40935448 ) L
Data Sourects INDC DATA/Realist | NDCDATA / MLS/Realist _ | NDCDATA / MLS/Realist
Verifiation Sourcesy  [NDC DATA/Realist | DOCH 2549122 Doc# 2521325
VALUE ADJUSTMENTS DESCRIPTION _{+i)5 Adiusment | DESCRIPTION |~} Adjustment|  DESCRIPTION _ J+() 5 Adjusment
Sale or Financing Conventional Conventional
Comessions 1st TD.$336.000 st TD.£290.000
Date of SalerTime T A 11/15/2007 11/09/2007
Location taffic Averige -10.000{ Average -10,000 —
Leaschold/Fee Simple ___|Fee Fee Fee
Site 1,194 sf 1,194 sf 1,516 s
View Residential Residential Residential
Design (Style) Conventional Conventional Conventional
Quality nf Construction, _ |Average Average Average
Achuat Age 1994/16 Yrs 1994/16 Yrs 1996720 Yrs
Condition verage Average {-) 10,000: Average
Abave Grade Taotal nms | Bal Towpd | Bebons I Baths Total | Bdms | Baths Telpl [Bdmms aths
Room Count sl 3l 9| s o 3 g0l st 2 2 10,000
Gross Living Area 1.07) s 2 1,246 s p. -7.600 888 .8 7.320 R
Baserent & Finished IN/A N/A N/A
- Ruoms Below Gragde
E‘ Eunctigpal Wtility |Average Averape Average
£ Reatiny/Cooling Fau/Cac Fau/Cac Faw/Cac
Energy Efficient Iems . {Nomne None None
GuagerCurpont [ Car Gar 2 Car Gar 2 Car Gar
Porch/Patio/Dock Porch Porch Porch
Commeon Pool Cominon Pool Common Pool Common Pool
Fireplace Fireplace Fireplace Fireplace )
Met Adjusumenst (ool s 3.000[]x]. A P A V) |
Adjusted Sale Price Nt Adj. 201w Net Adj. %
of Comparables L 339000lGrass agi. 752w |5 370,820}cr05s Ad. % |s
ITEM SUBJECT COMPARABLE SALE 4 COMPARABLE SALE # 5 COMPARABLE SALE #6
Date of Prior SaleTransier [None in past 36 months  {12/29/2006 ohe in past 36 mo.
Price of Prior Sale/Transfer [IN/A $314,780 [N/A
Dala Source(s) INDC DATA/Realist INDCDATA / MLS/Realist NDCDATA / MILS/Realist
Effectivg Dase of Dala Sourcefs) 07/19/2010 07192010 07/19/2010

Analysis of prior sele or imnsfer history of the subject properiy and

ble gales

See above for 36 month transfer history.

Summary of Sales Comparison Approzch Comparables #4, and #5 submitted a5 additiona] supporr.
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FIRREA ] USPAP ADDENDUM

21828 5. Vermont Avenue, Unit 1, Torrance, CA 80502-2104, (Unincorporated LLos Angeles County)

Purpose of the Appraisai

The purpose of this appraisal is o estimate the market value of the subject property as defined herein, as of the date of
valuation stated herain.

1. Intended Use of the Appraisal

The intended use of this appraisal is to provide the client with a professional vajuation opinion which will serve for
valuation of the asset for investigative purposes, astate planning andior litigation support only. This report is intended for
use in facilitating a settlement or for litigation suppart and is not interded far anather use.

This appraisal report is prepared for the sofe and exclusive use of the Client for the above purposes only. The appraiser
is not a home inspector. This report should not be relied upon to disclose any conditions present in the subject property,
The appraisal teport does not guarantee that the property is free of defects. A professional home inspection is
recommended.

lll. Scape of the Appraisal

The fallowing steps were taken in arriving at the final estimate of value included in the appraisal report of the subject
property,

1. After receiving the assignment, a preliminary search was made to determine market trends and other significant
factors pertinent to the subject property.

2. A physical inspection of the property was conducted. Although due diligence was exercised while visiting the subject
property, the appraiser is not an expert in such matters as pest control, structural angineering, soil slippage, hazardous
waste, seplic/cesspoct system integrity, electrical-plumbing-rookfoundation systems, etc., and no warranty is given with
regard to these elements, As needed, inspections by various licensed professionals within these fields might be
recommended with the final estimate subject to their findings.

3. A Highest and Best Use analysis was performed for the subject property.

4, A detailed review of market sales data exiracted from various sources, including Mudtiple Listing Service, First
American Real Estate Solutions (FARES), Nationai Data Collective (NDC), Realquest, Tite Comparies, Brokers,
Pringipals, and the Appraiser's files, was undertaken by the appraiser. Relavant market {actors were weighed and their
influence on the subject considered in the Direct Sales Comparison Analysis. Reproduction Cost Data and, Market
Rental Data were reviewed as needed.

5. Where an Income Approach is performed providing support for the estimate of value, market rent is abstracted for

8. The appraisal report was delivered to the client which constituted completion of the assignment.

V. USPAP Compliance

The intent of this repert is to comply with: the Uniform Standards of Professional Appraisal Practice as adopted by the
Appraisal Standards Board of the Appraisal Foundation as of January 1, 2008, the Office of the Comptraller of the
Currency's (OCC) Minimum Appraisal Standards, FHA Guidelines and the Fannie Mae (FNMA) Selfng Guide and
retated Guidelines.

V. Competency of the Appraiser

The appraiser possesses the appropriate knowledge and experience to complete this assignment competentiy. The
appraiser Is Licensed in good standing by the State of California as a Residantial Real Estate Appraiser, OREA License
number AL 008424,

The raviewer of this appraisal, Armando J. Ortiz, Cerlified Generat Appraiser, License No AGO27708 is currently in
expired status, pending renewal as of the defivery date of this report.

Vi. Rents and Vacancies

Any income analysis contained in this feport is based upan current, supported market renta¥’sales and vacancy data.
VII. Sales History

The previous transfer of the subject was on Navember 2, 2005 by interspousat Quit Claim Deed on unknown terms. The
previous market transfer was on July 9, 1996 for $135,000 by Corporation Grant Deed No. 1082133 cn conventional
financing terms, No prior market transfers discovered. Valzation assumas clear titie,

Viil. Trend Analysis

Current market demand/supply condition and reasonably expected marketing time in the subject's market are discussed
in the report. The marketing time is in the three 1o six months range for properties in the subject's price range.

X. Deductions and Discounts

The purpose of this report is to estimate a “cash equivaient” market valus for the subject propenty, Concessionary
practices currently observed (if they exist) in the subject's market are discussed in the bedy of the report.

X. Prohibited Influences

Employment of the appraiser was nat conditioned upaon the appraisal producing a specific value or vatue within a given
range. Neither employment nor compensation are based upon approval of any related loan application.
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X1 Summary Appralsal

This appraisal report is intended {0 be a summary document including a brief recapitulation of all information necessary
to anable the reader to understand the appraiser's opinion. Any third party studies that are referred to, such as pest
control, systems inspection or hazardeus waste detection have bean varified by the appraiser to tha extant the
assumptions and conclusions therein are used.

XIl. Personal Property

Any personal property involved in the transaction has been excluded from the valuation of the real property. Shoutd a
fransaction which Includes personal property of sufficient value to affect the market value be evident, a separate
assessment of the personal property, fixtures, or intangible items will be included with the report as a separate valualion.
Xiil, Three Approaches to Value

The appraiser has made a rsasonabie effort to employ the three approaches to value, The Income Approach was
amitted as the subject neighborhood was predomina nlly owner-cccupied and therefore there was insufficient market
data available to derive an accurale gross rent multiplier (GRM) and hence an accurate indication of market value. The
GRM will anly be used when:

1. Requested by the client for a non-owner occupied single family residence,

2. When sufficient market evidence exists that rental properties or investor purchases are typical tc the neighborhood
and the analysis of same aduls support to the appraisal report.

If the GRM Approach is not used, it is because it is considered insufficiently indicative of market value, given a lack of
relevant market data.

XiV. Autherized Use

This file was completed for the Law Offices of Hang and Mashal, LLP, Robin Mashal, Esq. on behalf of their client for
investigative, estate planning and/or litigation support hurposes ondy. It is not intended for any other use including third
parties such as Fannie Mae / Freddie Mac, or any other type of federally related transaction. Nathing in this report shalt
be consirued as limiting the dissemination of this repart to third parties in the normal course of business for the
purposes of the client only. Copyright, 2010 all rights reserved.

XV, Litigation

The appraiser, by reason of this report, shall not be obligated to provide further testimony as to the valuation or the
contents of this report, either in deposition or in open court, unless written contractual arrangements have been made
and approved in advance,

XV1. Mold Igentiication

The appraiser is not a Home Inspector or an Environmental Inspector. The appraiser provides an opinion of value only.
The appraiser does not guarantes that the property is free of defects or adverse enviranmental conditions. The
appraisor performns an inspection of visible and accessible areas only. Meid, fungus or other bic-efflorescence may be
present in areas which the

appralser cannot see or inspect, A professional Home Inspection and/or Environmental 2ssessment is recommended,
XVIL Digital Signatures

Appraiser and Client acknowledge and agree, in connection with electronic submissior of appraisals as follows:

1. This appraisal complies with USPAP and, when applicable, 1o FHA or other Federal standards and requirements, 2,
The software used by the appraiser to generate the appraisal report protects signature security by means of digital
signature security features for each appraiser signing the report, and each appraiser maintainsg exclusive control of
his/her related signature through a password, hardware device or ather such measures. 3. Appralser and client are each
icintly and severally responsible for the use, integrity and authenticity of data and signatures fransmitted electronically.
Appraiser will hold the client harmless from and against any breach or fallure of data integrity, signature authenticity or
breach of data security emanating or originating from the point of transmission only. 4. Adobe Distiller, Nitro PDF or Ala
Mode EDI software or equivalent is utilized by appraiser 1 transmit this pdf-formatted appraisal. 5. Al such
ransmissions shall be routed only to the client at the e-mail address proviced in the assignment request at ths time the
order was placed, unless subsequently instructed otherwise by the client. 6. No duplicate transmission of this report will
be made and no delivery of a hard copy of this report will be made uniless and until appraiser has received such written
instruction from client.



i 16:31:36 Desc
:08-bk-12485-VZ Doc 31 Filed 07/23/10 Entered 07/27/10
Case 2:08:b Main Document  Page 15 of 26

CERTIFICATION OF APPRAISER

The undersigned do hereby certify that except as otherwise noted In this appraisal report;
1. I have no present or contemplated future interest in the real estate that is the subject of this appraisal
report.

2. I have no personal interest in, or bias, with respect {o the subject matter of this appraisal report, or the
parties involved.

3.To the best of cur knowledge and belief, the statements of fact contained in this appraisal report, upon
which the analyses, opinions, and conclusions expressed herein are based, are true and carract.

4. This appraisal report sets forth all the limiting conditions (Imposed by the term of my assignment or by the
undersigned) affecting the analyses, opinions, and conclusions, contained in this report.

5. 1 certify that, to the best of my knowledge and beiief, the reported analyses, opinions and conelusions were
developed, and this report has been prepared, in conformity with the requirements of the Code of
Professional Ethics and the Standards of Professianal Appraisal Practice of the Appraisal institute.

6. Emnesto Zavala, California Real Estate Appraiser, OREA License No, ALO09424 is licensed in good
standing and qualified to perform this appraisal. The opinicns, analyses and conclusions herein are those of
the undersigned. Armando J. Orliz, California Certified General Real Estate Appraiser, OREA License No.
AGO27708 s currently in expired status pending license renewal. Armando J. Ortiz is otherwise gualified to
supervise, review and advise the appraiser.

7. Jesse Ibarra, California Real Estate Appraiser Trainee, OREA License No. ATO429412 provided
professional assistance in the preparation and assembly of this report. No other person provided significant
professional assistance in the preparation of this repart.

8. I certify that the use of this report is subject to the requirements of the Appraisal Institute relating to review
by its duly authorized representatives.

9. Neither ali nor any part of the contents of this report, especially any conclusions as to value, the identity of
the appraisers, or the firm with which they are connected, or any reference to the Appraisal Institute, shall be
disseminated to the public through advertising media, public relations media, news media, sales media, or

any other public means of communication, without the prior written consent and approval of the undersigned.

10. The market value of the real property which is the subject of this report, as of the retrospective, effective
date of value, February 27, 2008 is as follows:

Three Hundred Sixty Five Thousand Dollars
($365,000)
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SUBJECT PHOTOGRAPH ADDENDUM 0610A1705
Borrower  Realist: Esmiila / Pagdanganan B o
Property Address 21828 South Vermont Avenue #1 I
City Torrance County Les Angeles Stae  CA _ Zip Code 90502-2104
Lender/Client HONG & MASHAL LLP o o
FRONT OF
SUBJECT PROPERTY
REAR OF
SUBJECT PROPERTY

STREET SCENE
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ADDWK»MLPHOTOGRAPHADDENDUM

Desc

0610A1705
Borrower  Realist: Esmilia / Pagdanganan - .
Property Address 21828 South Vermont Avenue #1 . o _
City Tomance County Los Angeles — . Smate CA  ZipCode 90502-2104 _
Lender/Client HONG & MASHAL LLP -

COMMON POOL AREA

VIEW OF INTERIOR OF
PROJECT

FRONT GATE/ VIEW TQO
PROJECT
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ADDITIONAL PHOTOGRAPH ADDENDUM

Lender/Client HONG & MASHAL LLP

0610A1705
Barrower  Realist: Esmilla / Pagdanganan . —
Property Address 21828 South Vermont Avenue #] — e .
Ciy  Torance County  LosAmgeles S €A Zip Code 205022104

ALTERNATE VIEW OF
STREET SCENE (NORTH
VIEW)

RIGHT VIEW (DETACHED
SIDE} OF SUBJECT.

VIEW TO ACRQSS THE
STREET. VIEWED FROM
FRONT OF SUBJECT
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COMPARABLES PHOTOGRAPH ADDENDUM 0610A1705

Borrower  Realist: Egmille / Pagdanganan

Property Address 21828 South Vermont Avenue #1
City Torrance _County Los Angeles Staie  CA ZipCode  90502-2104
Lender/Client HONG & MASHAL LLP

COMPARABLE SALE# 1
539 W, 220tk St. #39
AP#7343-021-085

Date of Sale:  11/20/2007
Sale Price : 410,000
Sq. Ft. L1194
$/8q.Ft. : 34318

COMPARABLE SALE §2
22533 S. Vermont #33
AP#7344-023-079

Date of Sale :  12/06/2007
SalePrice  : 350,000

Sq. Ft. : 1,221

$/8¢ FL. : 286.65

COMPARABLE SALE #3
21602 Figueroa St #36
APH#T343-008-081

Date of Sale :  11/28/2007
Sale Price  : 370,000
SqF. @ 1,323
§/8q.F. - 27967
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COMPARABLES 4 5 6 PHOTOGRAPH ADDENDUM 061041705

Borrower  Realist: Esmilla / Pagdanganan
Property Address 21828 South Vermont Avenue #1

City Torrance County Los Angeles — Suate CA _ ZipCode 90502-2104 o
Lender/Client HONG & MASHAL LLP i

COMPARABLE SALE #4
21854 § Vermont Ave #6

AP#7344-002-078

Datcof Sale:  [1/15/2007
Sale Price : 336,000

Sq. Ft. o B2M6
$/8g.Fr.  : 269,66
COMPARABLE SALE#5

21415 5 Vermont Ave #14
AP#7345-011-066

Date of Sate :  11/09/2007
SalePrice  : 363,500

Sq. Ft. : B38
5/8q.Fr. . 409.35
COMPARABLE SALE#6
Date of Safe :

Sate Price

Sg. Ft.

%/ 3q. FL
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Borrower { Client  Realist: Esmilla / Pagdanganan
Property Address 21828 South Vermont Avenue #1

City Torrance County Los Angeles State CA i
Lender/Clieat HONG & MASHAL LLP _ - e Code 203022104
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Basiness, Trunsportation & Housing Agency

OFFICE OF REAL ESTATE APPRAISERS
REAL ESTATE APPRAISER LICENSE

CREA APPRAISER IDENTIFICATION NUMBER  ["ALO0S424 | 1_
L ot s - ERNESTO ZAVALA (D

has successfully met the requirements for licensing as a real estate appraiser in the State of
California and is, therefore, entitled to use the title "Real Estate Appraiser".

This license has been issued in accordance with the provisions of the Real Estate Appraisers’
Licensing and Certification Law. 4

OFFICE OF RIAL ESTATE APPRAISERS

Date issued: December 7, 2008

Date Expires: Decernber 6. 2012

T ANan
Wb R B

Autlit No,
P42 Ll

| THIS DOCUMENT COMFAING #

cchr o s

P T NP




90502-2104

0610AL705

Zip Code

CA

State

Page 24 of 26

Los Angeles

County

ADDITIONAL ATTACHMENT

Main Document

21828 South Vermont Avenue #1

Torrance

Realist; Esmilla / Pagdanganan
HONG & MASHAL LLP

Property Address
Lender/Client

City

Borrower

Case 2:08-bk-12485-VZ Doc 31 Filed 07/23/10 Entered 07/27(10 16:31:36 Desc

Business, Transportation & Housing Agency

OFFICE OF REAL ESTATE APPRAISERS
REAL ESTATE APPRAISER LICENSE

OREA APPRAISER imz.m_m_mb,_._oz NUMBER AG027708
i

PE(EPZUO J. ORTIZ

has successfully met the Eac_qmamsﬁm for a license as a general real estate appraiser in the
State of California and is, ﬂrm_.mmoﬂm entitled to use the title "Certified General Real Estate
Appraiser".

i
This license has been issued in accordance with the _u3<_m_o:m of the Real Estate Appraisers
Licensing and Certification Law.

¥

OFFICE OF REAL ESTATE APP

Date Issued: July 7, 2008
Date Expires: July 6, 2010

...;v.mbzo
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PROOF OF SERVICE

I am employed in the County of Los Angeles, State of California. I am over the age of

18 and not a party to the within action. My business address is 1875 Century Park East, Suite
600, Los Angeles, California 90067-2507.

On July 22, 2010, I served on the interested parties in this action [X] a true and correct

copy of OR [ ] the original of the foregoing document(s) described as: SUPPLEMENTAL
OPPOSITION TO DEBTOR’S MOTION TO AVOID LIEN UNDER 11 U.S.C. § 522()
(REAL PROPERTY); DECLARATION OF ROBIN MASHAL; EXHIBIT.

(BY MAIL) By placing said documents in postage pre-paid envelope(s), sealed and
addressed as shown on the attached service list, and depositing the same with the
United States Postal Service the same day. I am readily familiar with this firm’s
business practice for collection and processing of correspondence by U.S. Mail. I am
aware that on motion of party served, service is presumed invalid if the postal
cancellation date or postage meter date is more than one day after the date stated in this
proof of service.

(BY OVERNIGHT DELIVERY) By placing said documents in Overnite Express™
envelope(s), sealed and addressed as shown on the attached service list, and depositing
the same within the Overnite Express™ deposit box at Los Angeles, California, before
the scheduled pickup time, to be delivered to the parties the next day.

(BY FACSIMILE) By causing the said document(s) to be transmitted by electronic
facsimile machine to the facsimile number(s) of those parties specifically indicated on
the attached service list, in compliance with the California Rules of Court, with no
error reported by the machine.

(BY PERSONAL SERVICE) [ hand delivered said documents to the address(es)
indicated on the attached service list.

(STATE) I declare under penalty of perjury under the laws of the State of California,
that the above is true and correct.

(FEDERAL) 1 declare that [X] T am a member of the bar of this court OR [ ]I am
employed in the office of a member of the bar of this court at whose direction this

service was made, and that the above is true and correct.

Executed on July 22, 2010, at Los Angeles, C mnig,

-6-

SUPPLEMENTAL OPPOSITION TO MOTION TO AVOID LIEN CASE NO.: 2:08-bk-12485-VZ
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SERVICE LIST

Roman P. Mosqueda, Esq. [Debtor’s Attorney]
LAW OFFICES OF ROMAN P MOSQUEDA

3055 Wilshire Blvd., Suite 425

Los Angeles, CA 90010

Fax: (213) 252-5929
David L Hahn, Trustee [Chapter 7 Trustee]
HAHN FIFE & CO., LLP

22342 Avenida Empresa, Suite 260
Rancho Santa Margarita, CA 92688

7.
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