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COMPLAINT

AND NOW, comes the Commonwealth of Pennsylvania, by Attorney General Josh
Shapiro through the Bureau of Consumer Protection (hereinafter “Commonwealth” and/or
“Plaintiff”), and files this Complaint against Defendants Vision Property Management, LLC,
VPM Holdings LLC, their affiliated entities doing business in the Commonwealth of
Pennsylvania and listed in the caption above and on Exhibit A hereto (collectively “Vision”
herein), and sole founders, owners and managers of Vision, Alex Szkaradek, and Antoni
Szkaradek (collectively, “Defendants”) and avers as follows:

1. Defendants engaged and are engaging in a nationwide scheme that deceptively
and unfairly takes advantage of low-income consumers, including many Pennsylvania citizens,
who dream of owning their own home. Defendants created, and continue to promote and
orchestrate, a deceptive “rent to own” program, beginning in 2013, that allocates to Defendants
all the benefits of being a landlord but none of the costs. Instead, all the burdens and costs
imposed on a landlord under Pennsylvania law are thrust unlawfully by Defendants onto their
tenants. Furthermore, starting in approximately 2009 until 2013, Defendants operated a
program of putting hopeful home owners into “Agreement for Deed” transactions that were
unfair and deceptive and violated Pennsylvania usury and installment land contract laws, among

other things, as described in greater detail below.



2. This case is filed by the Commonwealth to protect its citizens, and to enforce the
Pennsylvania consumer protection laws. An action brought by the Attorney General under the
Pennsylvania Unfair Trade Practices and Consumer Protection Law, 73 P.S. §201-1, ef seq.
(“Consumer Protection Law”) and the Loan Interest and Protection Law, 41 P.S. §101 ef seq.
(the “Loan Interest and Protection Law”) is done in the name of the Commonwealth acting not
on behalf of a single claimant, but pursuant to its parens patriae powers in the public interest. 73
P.S. § 201-4. |

3. Defendants have also violated the Consumer Protection Law by virtue of
violation of established Pennsylvania landlord-tenant law, the Mortgage Licensing Act, 7 Pa.C.S.
§6101 (the “Mortgage Licensing Act”), the Installment Land Contract Law, 68 P.S. §901 et seq.
(the “Installment Land Contract Law™), the Real Estate Seller Disclosure Law, 68 Pa. C.S.
§7301-7314 (the “Real Estate Seller Disclosure Law™), the Real Estate Licensing and
Registration Act, 63 P.S. §455.101 — §455.902 (the “Licensing and Registration Act”), and 15
PA.C.S. §411(a) and §411(b), as set forth in greater detail below,

4. The acts and practices of Defendants described in this Complaint are wiliful, and
Defendants’ conduct of trade and commerce in the Commonwealth as described herein will
continue to cause harm in the Commonwealth unless and until enjoined. The Commonwealth
therefore seeks to enjoin the unlawful behavior described herein, and also seeks restitution for
affected consumers, as well as civil penalties, and costs. In support of this action, the

Commonwealth respectfully states:

JURISDICTION

5. This Court has original jurisdiction over this action pursuant to Section 931 of the

Judicial Code, 42 Pa. C.S.A. § 931(a).



VENUE
6. Venue lies with this Court pursuant to Pa. R.C.P. 1006(a)(1).

THE PARTIES

7. Plaintiff is the Commonwealth of Pennsylvania, Office of Attorney General, by
Attorney General Josh Shapiro, through the Bureau of Consumer Protection, with offices located
at 1251 Waterfront Place, Pittsburgh, Pennsylvania 15222,

8. Defendant Vision Property Management, LLC (“Vision Management”) is a
limited liability company organized under the laws of South Carolina, with a physical location
and mailing address of 16 Berryhill Road, Columbia, SC 29210,

9. Defendant VPM Holdings LL.C (“VPM Holdings”) is a limited liability company
organized under the laws of South Carolina, with a physical location and mailing address of 16
Berryhill Road, Columbia, SC 29210. VPM Holdings owns 1% of each of the other Defendants
that are legal entities (the “Affiliate Defendants”) except Vision Management.

10. Defendant Alex Szkaradek is a resident of South Carolina, and owns 50% of
Vision Management, 50% of VPM Holdings, and 49.5% of each of the other Affiliate
Defendants. Alex Szkaradek conceived of, orchestrated and directed the deceptive and unfair
behavior described in this Complaint. Alex Szkaradek is a member, manager and Chief
Executive Officer of Vision Management and VPM Holdings, and a member of VPM Holdings
and is a controlling officer or manager of every other Defendant. Alex Szkaradek, along with his
father Antoni Szkaradek, has control over, and is responsible for, the opetation of the
Defendants.

11. Defendant Antoni Szkaradek is a resident of South Carolina, and owns 50% of

Vision Management, 50% of VPM Holdings, and 49.5% of each of the other Affiliate



Defendants. Antoni Sykaradek conceived of, orchestrated and directed the deceptive and unfair
behavior described in this Complaint. Antoni Szkaradek is a member, manager, and Chairman
of Vision Management and VPM Holdings and is a controlling officer or manager of every other
Defendant. Antoni Szkaradek, along with his son Alex Szkaradek, has control over, and is
responsible for, the operation of the Defendants. In addition, Antoni Szkaradek personally owns
some of the family homes that are subject to Vision’s rent to own and Agreement for Deed
transactions in Pennsylvania (“Vision Homes”), as described in greater detail below.

12.  Each of the Affiliate Defendants a limited liability company or limited partnership
organized under the laws of the states set forth on Exhibit A hereto, with their only known
physical location and mailing address at 16 Berryhill Road, Columbia, SC 29210. Exhibit A is
incorporated by reference herein.

13.  Exhibit A also includes a column showing which of the Defendants is registered
to do business in Pennsylvania, and when such registration occurred. Except as shown on
Exhibit A, Defendants are not registered to do business in Pennsylvania.

14.  Defendants acted in concert with one another.

15.  Defendants Alex Szkaradek and Antoni Szkaradek are the founders and sole
owners of the operations conducted by the other Defendants and described herein, Alex
Qzkaradek and Antoni Szkaradek conceived of, directed, supervised, approved, formulated,

authorized, ratified, benefited from and otherwise participated in the acts and practices alleged

herein.



BACKGROUND

Defendants’ Formation and Acquisition of Vision Homes

16.  Vision Management and VPM Holdings were formed in 2004 by Alex and Antoni
Szkaradek.

17. VPM Holdings and Vision Management, through the Affiliate Defendants and
other unnamed affiliates, and in some instances by Antoni Szkaradek directly, acquire foreclosed
family homes via bulk auction sales from Fannie Mae, I reddie Mac, and the Federal Housing
Administration, as well as from private lenders, banks, investors, and others, beginning in
approximately 2009.

18.  Viathis acquisition process, Defendants currently own over 5,000 family homes
across the country (in 49 states).

19.  More than 600 of such homes are located in Pennsylvania, including in Allegheny
County.

20.  In Pennsylvania, Defendants utilized many different entities, including the
Affiliate Defendants, to purchase the Vision Homes.

21.  In addition, in Pennsylvania, sometimes the Vision Homes were purchased
directly in the name of Defendant Antoni Szkaradek.

22.  Typically, Defendants have paid in the range of $5,000 to $10,000 per Vision
Home, after foreclosure, Defendants also move Vision Homes from one Affiliate Defendant to
another from time to time, typically for nominal consideration.

23.  Defendants obtain funding to purchase these homes from individual and
institutional lenders. The lenders take a security interest in the assets of the underlying Affiliate

Defendant to which they provide funding, which holds fee simple title in certain Vision Homes.



The security interest taken by each lender is limited to the Vision Homes that it funds.

24.  The Vision Homes are generally located in low-income areas and are in serious
disrepair,
25.  The Vision Homes often have missing or broken copper pipes, windows,

appliances, furnaces, plumbing, and stairs. Often the roofs, floors, yards and structures are
unsound. The locks, doors and windows are not secure. They are frequently infested with pests
and/or mold, and sometimes have no hot water, or no functioning water or plumbing systems at
all.

26.  Defendants buy homes that are in disrepair and, without rectifying any of the
significant problems affecting the Vision Homes, knowingly give consumers possession of such
homes (via land installment contract or lease) with uninhabitable conditions, such as, for
example, the following:

¢ No Water

¢ No Electricity

¢ No Heat

e Roof and/or walls and/or floors with holes or significant defects

s Mold |

¢ Missing pipes

¢ Insect Infestation

« Missing stoves, reftigerators, hot water heaters, furnaces and/or other
appliances

e No locks

e Non-working plumbing



27.  Other than owning the Vision Homes, the Affiliate Defendants have no
operatjons, employees or activities, Vision Management and/or VPM Holdings conduct all the
property acquisition, management, rental, and sale activities, and all interaction with consumers
and contracting activities relating to the Vision Homes.

28.  The Pennsylvania consumers with whom Vision has contracted for land
installment sale or “rent to own” transactions (“Vision Victims”) are mostly individuals with low
or fixed income, who have no experience with complex transactions. Vision Victims have
typically never tried to own a home before, yet arc desperately interested in having a home of
their own.

The Process of Recruiting Vision Vietims

29.  Vision’s process for rectuiting Vision Victims has not changed since when Vision
commenced doing business in Pennsylvania in approximately 2009, but the structure of their
transactions has changed from a form of land installment land contract (“Agrecment for Deed”)
to a “rent to own” lease with option to purchase model. Recently, Defendants have reverted to
the Agreement for Deed model in some instances, as described below.

30.  Defendants typically have no physical presence in the communities in which. they
do business. Defendants employ local contractors to inspect Vision Homes and erect signage.
Defendants primarily advertise Vision Homes through signage on the Vision Homes.

31.  Defendants target consumets who are unable to lease or purchase a home through
conventional means because they have unattractive credit profiles.

32.  Defendants use signs that are, in whole or in part, hand—written and that appear to
be made locally. They are often on a 4x4 piece of plywood or OSB board, painted white, with

hand painted black lettering taking up the entire surface.



33, Signs for Vision’s lease to own program include wording such as “LEASE TO
OWN,” as well as Vision’s phone number.

34.  Signs for Vision’s Agreement for Deed program (described below) advertised
using language such as “OWN YOUR OWN HOME,” and Vision’s contact information.

35.  The signs sometimes include a down payment amount, and monthly payment,

36.  The only identifying information on these signs is a hand-written telephone
number; typically, “Vision Properties” does not appear on the sign or appears in very tiny
lettering.

37.  Defendants also advertise Vision Homes on a Vision website: vpm3.com (which
is described in greater detail below), and on certain other third-party websites such as Craigslist.

38.  When the consumer who is interested in a Vision Home calls the number on the
sign, or advertised online, he or she provides basic background information and if he or she
clears this initial basic screening, he or she is given a combination to access the lock on the
Vision Home in question and walk through the home.

39,  Typically, the water, gas, and/or electricity in the Vision Home are shut off. This
means that consumers cannot inspect the electricity, septic or water systems before committing
to a home. Thus, it is very difficult to discern defects in the plumbing, gas or electrical systems
in the Vision Home. Furthermore, with no electricity, it is often also very difficult to clearly see
the interior of the Vision Homes, and defects therefore go unnoticed.

40.  If the consumer is interested in the home after walking through, he or she will
speak again with a Vision employee who assists the individual with the application process and

collects the initial required payment amount.

41.  Vision incentivizes all employees who deal with consumers by phone and email



to convince Vision Victims to contract for Vision Homes by tying their compensation in
significant part to the number of transactions that they successfully cause to be executed with
Consumers.

42, All communications between Vision Victims and Vision employees are remote.
At no point does the potential tenant interact face to face with any Vision representative.

43.  No appraisal of Vision Homes is provided to Vision Victims contemplating
entering into “lease to own” or Agreement for Deed transactions.

44.  No disclosures regarding defects in the Vision Homes is ever provided to Vision
Victims.

Defendants’ Misleading Online Advertising Regarding “Rent to Own”

45.  Vision maintains, and has maintained, a deceptive and misleading website that
explains Vision’s “rent to own” programs.

46. A video on the website features a cartoon family attempting to purchase a home
and depicts superhero type cartoon wearing the Vision trademark complete with a cape and hat.

47. A transcript of the video is as follows:

Narrator 1: Does homeownership seem out of reach? Do you have less than
perfect credit? Still want to buy a house? You're probably asking
yourself a question: Is there any hope? Here’s a solution for you: a unique
program called Lease with Option to Purchase or “LLOP.” LOP is a
program that empowers people who do not have good credit and provides
the opportunity to own a home with no need for a loan. LOP is the answer
to your family’s needs.

Here are several reasons how you can benefit from this program. With
most reni-to-own companies you have to ask permission to make any
changes to the home. With LOP you gain the independence to fix the
home the way that you want. An LOP program helps you build a financial
foundation for your family

Narrator 2: by investing in your future,
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home.”

48.

49,

50.

Narrator 1: You can make the minimum monthly payments or you can exercise
your option to pay off the home at any time with no penalties. There are
multiple landlords who offer a rent-to-own plan but very few companies
which offer a lease with option to purchase program. That program is
structured to ensure that you will be financially stable with your decision.
That is why financial approval is based on income instead of credit.

Cartoon Wife: Remember there are very few companies which are offering this
program.

Natrator 1: Find out about a lease with option to purchase program and homes
available in the area that you want to live.

A second video explains that “nothing is better for your family than owning a

This video features the same cartoon family and Vision superhero.
A transcript of this video is as follows:

Narrator 1: There is nothing better for one’s family than owning a home. But due
{0 Wall Street’s greed and a lot of banks making bad loans, the economy
crashed in 2007. Those same banks which were giving bad loans started
taking away the homes and many more families had to leave their homes
and start from scratch. Some tried to get a new loan but due to low credit
scores, and an unstable market, banks rejected them on a massive scale.
The same families that used to own their homes now had to become
renters. Millions of neighborhoods declined due to abandoned homes and
a rise to burglary and crimes. However, Vision Property Management’s
business model offered a solution for America’s recovery. Vision
Property Management offered the banks a fair price for their foreclosed
homes. And thanks to various marketing campaigns, Vision Property
Management was able to promote these homes to renters who wanted 10
become homeowners again through our Lease-to-Own program. Most
people are surprised to hear that we offer this program regardless of credit.
Banks will not typically lend to anyone with a credit score lower than a
680. But Vision Property Management’s average customer”s credit score
is 2 565. The process is simple and can take less than two weeks. It’s
easy to see the house after the first call. And if you like what you see, our
application process is simple and designed to be customer friendly. Vision
Property Management’s down payments can be 2% or lower. Thanksto
our unigue business model, Vision Property Management is helping io
restore neighborhoods and create hotne ownership in America again.

Narrator 2: We have helped over 9,000 families get into homes.
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Narrator 3: And support our local community with close to 150 employees and a
brand new office building in Columbia, South Carolina.

Narrator 1: Our six core values: accountability, integrity, innovation, execution,
people matter, and corporate humility are our guiding principles. We are
proud to help individuals and families find a place to call home. These are
just a few of the many reasons we can offer such a unique Lease-to-Own
program to thousands of customers every year. It looks like the real estate
market and the US economy will not change overnight making it difficult
for many families and households, however, Vision Property Management
will be continuously supporting our customers in their pursuit of the
American dream of homeownership.

51. A third video on Vision’s website instructs consumers how to conduct due

diligence and inspections.

59 The video uses similar smiling cartoons and also depicts a superhero type wearing

the Vision trademark complete with a cape and hat.

53.  The cartoon depicts a numbered white board with the Vision superhero pointing
instructionally at the recommended steps consumers should take when considering a property.
54. A transcript of the video is as follows:

Narrator 1: Here at Vision Property Management, we believe knowledge is
power—especially when you are purchasing a home. This video is to help
you begin the necessary homework before entering our lease-to-own
program. As a potential lease-to-owner, you will want to know what to
look for as far as repairs are concerned since all of our homes are leased in
< As-Is” condition. Also you will want to contact your local municipalities
to find out if there are any bills, liens, or assessments which we may not
have been aware of. We will provide you with a full physical address of
the home as well as the parcel identification number to help you with your
research. You will also want to contact the local utility companies as well
as the tax assessor’s office, clerk of deeds, and local homeowners
association if there is one for the specific property you are looking at, The
most common things to look for are: a copy of any past due tax bills, any
lien bills or special assessments, any past due utility bills, any code
enforcement violations, and any past due homeowners® association fees if
they apply. There are many ways to find out this information and each
city has its own way of sharing and/or displaying this information. Here
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are a few keywords to search online to help complete your homework: the
local tax assessor’s office, register of deeds office and/or clerk of deeds,
home inspector, and local code enforcement, You will want to make a list
of repairs and materials needed for the home. [f you’re not familiar with
home repair, you may want to contact a friend or relative with expetience
or even a local home inspection specialist to help you. They should also
be able to help you find out what permits may need to be pulled to
complete the project. Once you’ve completed the research to your
satisfaction, you can now make an educated decision if this is the right
home for you. Share any important information with your sales
representative by emailing copies of any bills, liens, or fees directly to
themn. This will help us during the approval process to get you the best

possible deal. (https://vpm3.com/faq)
55, Atno time does any online video or other part of the messages to customers on
Vision’s website explain that a balloon payment, consisting of almost the entire purchase price,
must be paid by the tenant if the tenant wishes to acquire ownership of the Vision Home at the

end of the 7-year lease term.

56.  Atno time does the website explain that only a very small fraction of the tenant’s
monthly lease payment would apply as a credit against the option purchase price of the Vision
Home. Instead, the online videos discuss only the requirement that tenants make a monthly
payment for seven years, and that such payments are applied to the purchase price of the home.

57.  The lack of clear and conspicuous disclosure, messaging around “rent to own,”
and emphasis on the 7-year term and dreams of home ownership, gives the false impression that
if a consumer makes the seven years of payments, the home will be theirs.

Congressional and Fannie Mae Action Regarding Vision

58.  On or about May 23, 2017, Fannie Mae ceased selling homes to Vision, likely as

a vesult of their own investigation, input from the House of Representatives Committee on

13



Oversight and Government Reform, and/or refusal by Vision to provide requested data.!

The Contracting Formats Utilized by Defendants: 2009 - present

59,  Beginning in approximately 2009, Vision conducted a “for sale by owner”
program utilizing a land installment contract referred to herein as the “Agreement for Deed.” In
2013, Vision switched to a “rent to own” program utilizing a lease agreement described below
and defined for purposes of this Complaint as the “First Lease Agreement.” Sometime in mid-
2016, Vision continued the “rent to own” program utilizing a different lease agreement described
. below and defined for purposes of this Complaint as the “Second Lease Agreement.”

Vision Homes Prior to Mid- 2013: Agreements for Deed

60.  Defendants began their commercial activities in Pennsylvania via the sale of
Vision Homes to Vision Victims using an Agreement for Deed, beginning in 2009 until at least
calendar year 2013,

61.  Defendants entered into nearly 100 Agreements for Deed with Pennsylvania
consumers during this time period.

62.  Defendants required consumers to sign a Promissory Note along with the
Agreement for Deed, when purchasing a Vision Home. The Promissory Note required the
payment of the total purchase price for the home in question at a stated fixed interest rate. See
Exhibit B, attached hereto and incorporated by reference herein, for a redacted example of a
typical Agreement for Deed and Promissory Note used by Vision.

63.  The Agreement for Deed and Promissory Note utilized by Defendants typically

provided for an interest rate on the purchase price of the Vision Home of 10% per annum,

1 (hitps://www .nytimes.com/20 17/05/23fbusiness/dealbook/aﬁer-complaints—fannie—mae-will-stop-selling—homes-to-
vision-property.html); see also “Cummings Applauds Fannie Mae’s Decision to End Home Sales to Vision,” May
23, 2017 press release of the House of Representatives Committee on Oversight and Government Reform.
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although the rate could vary between approximately 8% and 12%, and a 25 year term.

64.  The Agreement for Deed was structured as an mstallment land contract pursuant
to which the Vision Victim would be required to make monthly payments of interest and
principal and comply with other covenants until the Promissory Note was paid in full, at which
time title to the Vision Home would be conveyed to the Vision Victim.

65.  Pursuant to the Agreement for Deed, title remains in Vision’s name until and only
if the Vision Victim makes all payments required under the Agreement for Deed over its 25 year
term,

66.  Although Agreements for Deed can be recorded with the Recorder of Deeds, and
such recordation would be in the best interest of consumers, Vision did not generally record the
Agreements for Deed that it entered into with Pennsylvania consumers.

67.  Pursuant to this Agreement for Deed, the consumer agrees o pay all garbage fees,
property taxes, and insurance.

68.  The purchase price for the property in question set forth in the Agreement for
Deed was typically 200% to 400% or more of the price Vision had paid for the home just days or
weeks before, without any improvements made by Vision to the property.

69.  Pursuant to the Agreement for Deed, the consumer takes the property in “AS IS”
condition and is solely responsible for bringing the building and premises to a habitable
condition within three months of the date of the Agreement for Deed, and maintaining the
property in a good state of repair during the term of the Agreement,

70.  Defendants made no disclosures at the time of execution of the Agreement for

Deed regarding defects in the properties that were being purchased.

71.  No disclosures were ever made at the time of execution of the Agreement for
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Decd regarding unpaid water, sewage, or utility charges, or property taxes, incurred by a prior
tenant of the property and relating to periods prior to the date of the Agreement for Deed. Vision
Victims became responsible for all such undisclosed fees, faxes and charges upon signing the
Agreement for Deed.

72, The Agreement for Deed further states that if the buyer fails to comply with any
covenants in the Agreement for Deed, which would include paying any amount due or
maintaining the property in a good state of repair, Vision can render “null and void, and
terminate” the Agreement for Deed and require the Vision Victims to immediately quit the

premises.

73.  No rights to cure a default are provided in the Agreement for Deed or Promissory
Note.

74,  The Agreement for Deed provides a potentially favorable provision (see Page 3 of
Exhibit B) which provides that “[I]f and only if the premises have not decreased in fair market
value lower than the amount of the contract sale price, then a Special Equity shall be calculated
for the benefit of the [consumer], by the [Affiliate Defendant], in the amount equal to one-half of
any reduction achieved in the outstanding principal on the Promissory Note mentioned above.
The resulting Special Equity shall then be applied first against the balance of the interest accrued
and unpaid, and then against the cost if any, required to put the premises into its former
condition, if condition has deteriorated due to abandonment, abuse, failure to maintain or failure
to insure the premises during the contract period. The balance of the Special Equity shall be paid
to the [consumer] within 45 days of the date possession is retaken.”

75.  Although the “Special Equity” provision outlined in the preceding Paragraph

would have potentially favorable consequences for a buyer who was a party to an Agreement for
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Deed, in practice, Vision rever once paid any “Special Equity” to any Vision Victim who was a
party to an Agreement for Deed.

76.  There were nearly 100 Agreements for Deed active in Pennsylvania in 2013, and
of these approximately 85% have been terminated as of March 2019; unfortunately, only
approximately six of the terminations were because the Vision Victim ended up owning the
Vision Home in question. The vast majority of the Agreements for Deed entered into by
Defendants have resulted in removal of Vision Victims by Defendants via an ejectment
proceeding filed in Common Pleas Court, voluntary departure by Vision Victims who are not
financially able to both maintain and repair the home and pay the monthly payment and taxes, or
occasionally termination is pursuant to a settlement agreement reached between the Vision
Victims and Vision in which the Vision Victims agreed to depart.

Vision Homes From 2013 to Mid-2016: Residential Lease Agreement
with an Option to Purchase (Lriple-Net Bondable Lease)

77.  During calendar year 2013, Defendants switched from using an “Agreement for
Deed” installment land contract to sell the Vision Homes to leasing the homes utilizing a
contract called a “Residential Lease Agreement with an Option to Purchase (Triple-Net
Bondable Lease)” (the “First Lease Agreement™). Exhibit C hereto, which is incorporated by
reference herein, sets forth a typical example (redacted) of the First Lease Agreement,

78.  The Commonwealth believes that Defendants utilized the First Lease Agreement
to engage in over 450 transactions with consumers in the Commonwealth of Penngylvania.

79.  The First Lease Agreement typically has a term of 84 months.

80.  The First Lease Agreement is in many respects a standard residential lease

agreement, which provides for a monthly lease payment in exchange for occupancy of the
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subject property, and provides that lessec will be evicted if lessee fails to pay the monthly lease
payment.

81.  However, the First Lease Agreement also contains several very non-standard and
unusual provisions. The First Lease Agreement requires Lessee to acknowledge that the
premises are “LEASED in strictly “AS IS WHERE IS” condition,” and “[T]hat the LESSEE is
solely responsible for maintaining the premises in a safe and non-hazardous condition during the
duration of this agreement, and for bringing the building and premises to a habitable condition,
compliant with any and all State, County and City building and premises codes, within a
reasonable period of time not exceeding THREE (3) months of the date of execution of this
agreement and maintain the premises in a good state of repair during the term of this agreement.”

82.  Also unusual is a provision in the First Lease Agreement which states that the
tenant may take possession of the property but may not occupy it until the premises is “brought
to a habitable condition, compliant with any and all State, County and City building and
premises codes.”

83.  Furthermore, the First Lease Agreement states that the lessee “shall be
immediately responsible for payment or alleviation of any encumbrances, including but not
limited to, all taxes, assessments and/or impositions (including such fees as ground rents,
city/county miscellaneous fees as they require, property violations and/or fines levied,
water/sewer charges, electrical/gas usage charges, gatbage fees and property taxes levied, etc.)
that may be legally levied or imposed upon said premises that are delinquent or currently due at
the execution of this agreement without recourse.”

84. A section of the First Lease Agreement entitled “Lessee’s Right to Sub-Lease”

reiterates tenant’s obligation under the First Lease Agreement 10 make the home they are leasing
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habitable, stating that tenant shall have the right to sub-lease the premises only if “all the
requirements and covenants of this agreement are in full effect, including but not limited to
maintaining the premises in a safe and non-hazardous condition during the duration of this
agreement, and for bringing the building and premises 10 a habitable condition, compliant with
any and all State, County and city building and premises codes. ...”

85. The First Lease Agreement states {hat Vision can inspect the premises at any time
on 24 hours’ notice and terminate the First Lease Agreement “immediately by written notice”
and evict a tenant for failure to meet these contractual requirements to maintain the leased
premises in a safe and habitable condition.

86.  Tenants are also required to pay all property taxes on the leased premises, as well
as all electrical/gas charges, garbage fees, or other charges attributable to periods prior to when
the term of the First Lease Agreerment commences.

g7.  Vision made no disclosure to consumers prior to or at the time of execution of the
First Lease Agreement regarding unpaid taxes, water, SCWage or utility charges, incurred by a
prior tenant and relating to periods prior {0 the date of the First Lease Agreement.

Q8.  The First Lease Agreement also includes an option to purchase the leased
premises. Tenants are required to pay, at the time of entry into the First Lease Agreement, a
non-refundable monetary “option consideration” for the option to purchase the property for a
designated price, which must be excrcised by the end of the seven-year term. If a tenant
exercises the option to buy the Vision Home, the “option consideration” is credited against the
purchase price of the home. If the tenant does ot exercise the option to buy the Vision Home,

the “option consideration” is forfeited.

89.  The non-refundable “option consideration” that Vision Victims were required to
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pay under the First Lease Agreement ranged from approximately $500 to $1000, and was
generally approximately equal to 10% of the price that Vision had paid to purchase the Vision
Home in question.

90.  Typically the option exercise price — the price that the tenant is contractually
required to pay to exercise the option — was well above the market value. of the home in question
at the time that the First Lease Agreement was executed and was generally 200% to 400% or
more of the price that Vision had paid for the home, notwithstanding that Vision made no
improvements to the homes before leasing them.

91.  The First Lease Agreement provided that a small fraction of each monthly lease
payment (often between 5% and 12% of the total payment) would be credited toward the option
exercise price — the contractual purchase price of the Vision Home -- if tenant chose to exercise
the option (the “Fractional Payment Credit”).

92.  The First Lease Agreement provides that “Lessee(s) may, on or before expiration
of this agreement, choose to purchase the above referenced premises for the remainder of the
purchase price, as described above with all credits paid included.”

93.  In addition to the option to purchase the leased premises, the First Lease
Agreement also provides to the tenant the right to convert to “seller financing,” if all the
requirements and covenants of the First Lease Agreement have been fulfilled, “either upon
expiration of the Agreement or upon the time the total credits paid toward the purchase price
reaches the amount of 30% of the purchase priée, whichever comes first” at which time “this
lease shall convert to a Seller Financed Contract.”

94,  Notwithstanding that Defendants agreed to provide seller financing as described

above, no seller financing as contemplated by the First Lease Agreement was ever offered or
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provided by Defendants to Vision Victims.

95.  The First Lease Agreement does not provide any information regarding the term
or interest rate of the “seller financing” option provided in the First Lease Agreement.

96.  TFurthermore, given that only a small fraction of the monthly payment would
typically count as a credit toward the option exercise price, it would be mathematically
impossible to get to the 30% equity threshold listed under the “seller financing” section of the
Tirst Lease Agreement in seven years. For example, even if Consumer H (introduced and
described below) timely paid every payment for the seven year term of her First Lease
Agreement, she would only have $8,671 credit toward the $95,000 purchase price of her Vision
Home. By way of another example, even if Consumer G (introduced and described below)
timely paid every payment for the seven year term of the First Lease Agreement, the amount
credited toward the purchase price is so small ($18.36 per payment) that even afler seven years,
and even including the option consideration of $750 that she paid, she would have paid only a
total of $2,292, not even close to 30% of the $27,000 purchase price.

97.  As of March, 2019 (i) only approximately 2% of the Vision Victims who entered
into the First Lease Agreement have successfully exercised an option to purchase the home, and
(if) only approximately 25% of the First Lease Agreements entered into by Defendants and
Vision Victims were still in effect. The remainder have been endéd by Defendants via an
ejectment proceeding filed in Common Pleas Court, or voluntary departure by Vision Victims
who forfeit the option consideration and the costs of all improvements already made to make the

property habitable, because they can no longer afford to both make rent payments and maintain

habitability of the premises.
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Vision Homes From Mid-2016 to Present:
Lease Agreement w/ Option to Purchase

98.  Inmid-2016, Defendants changed the form of agreement that Defendants utilized
to lease Vision Homes to Pennsylvania consumers. The new form agreement is called “Lease
Agreement w/ Option to Purchase” (hereinafter, “the Second Lease Agreement” and together
with the First Lease Agreement, the “Lease Agreements”). A redacted form of Second Lease
Agreement is at Exhibit D hereto, and incorporated by reference herein.

99.  The Second Lease Agreement is substantively very similar to the First Lease
Agreement. Instead of an explicit 84 month term, it provides for seven successive automatically
renewing one year terms.

100. Defendants have entered into more than approximately 170 transactions in
Pennsylvania utilizing the Second Lease Agreement.

101. The Second Lease Agreement provides for a monthly rent payment, which Vision
may adjust on an annual basis to “accommodate annual changes in property operating expenses,
to include but not limited to property taxes, property insurance and HHOA fees when applicable.”

102. Like the First Lease Agreement, the Second Lease Agreement requires the tenant
to pay a non-refundable option consideration — called an “Option Agreement Fee” in the Second
Lease Agreement -- for the future option to purchase the leased premises, and sets forth a
purchase price that must be paid if the tenant wishes to exercise the option to purchase the
property. The option agreement fee was generally equal to 10% of the price that Vision had paid
to purchase the Vision Home in question.

103.  Also like the First Lease Agreement, typically the option exercise price - the price

that the tenant is contractually required to pay to exercise the option — was well above the market
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value of the home in question at the time that the Second Lease Agreement was executed and
was generally 200% to 400% or more of the price that Vision had paid for the home,
notwithstanding that Vision made no improvements to the homes before leasing them.

104. Pursuant to the Second Lease Agreement, the tenant may exercise the option to
purchase the premises at any time before the sixth automatic annual renewal period ends. If the
option to purchase is exercised, the total option purchase price that must be paid is to be reduced
by the amount of the Option Agreement Fee, and (like the First Lease Agreement) by the
Fractional Payment Credit.

105. In the event that the tenant exercises the option to purchase the leased premises,
the Second Lease Agreement does not require Vision to deliver marketable title to the leased
premises free of encumbrances. Instead, it requires the tenant to conduct a lien search to see if
there are any title defects, and “If Landlord is unwilling to cure any defect that renders the title
unmarketable, Tenant may either waive the defect or proceed to closing without a reduction in
the Option Price, or the Option Agreement Fee will be refunded and the sale shall be terminated,
and thereafter, neither party shall have any further liability to the other.”

106.  Thus, under the terms of the Second Lease Agreement, the Vision Victims could
pay an Option Agreement Fee, work for six years to make the leased premises habitable,
upgrade, and and/or repair the leased premises, make all required monthly payments, exercise the
option and tender the option purchase price, but be unable to obtain title to the leased premises
because Vision is permitted under the terms of the Second Lease Agreement to refuse to cure a
title defect that renders the title unmarketable.

107. The Sccond Lease Agreement, like the First Lease Agreement, makes the tenant

responsible for making the leased premises habitable. Specifically, the Second Lease Agreement
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states, “Tenant acknowledges that in return for monetary consideration towards a future option to
purchase said premises, . . . . Tenant acknowledges that Tenant and/or a licensed third party
professional, has physically inspected the premises and agrees to take possession of said
premises in “As-Is” condition.” (Second Lease Agreement, Sec. 12).

108. Section 12 of the Second Lease Agreement states that “Tenant agrees to keep the
premises safe and clean,” It also requires tenant to be responsible for keeping roofing, heating,
air conditioning, ventilation, plumbing, electrical and other facilities and appliances, and all
sanitary systems in reasonably good and safe working condition, thus placing the burden of
maintaining habitability of the leased premises on the tenant.

109.  Section 12 of the Second Lease Agreement states that “Tenant is responsible for
the installation and monitoring of all appliances and all smoke and carbon monoxide detectors”
and that tenant must “keep sinks, lavatories and commodes” open at tenant’s expense.

110. Tenants are required to keep the premises “clear and free of any pest infestations
of any kind, including termites” (Section 13) again placing the burden of maintaining habitability
of the premises on the tenant.

111.  Section 12 of the Second Lease Agreement makes clear that “NO REPAIR
COSTS SHALL BE DEDUCTED FROM PAYMENTS BY TENANT” and that “All
improvements made by Tenant to the said premises shall become the property of the Landiord at
the end of the lease term.”

112.  The Second Lease Agreement contains a waiver whereby the tenant “is
considered to have waived a violation of a Landlord’s duty to maintain the premises as set forth
in this Agreement a violation of a Landlord’s duties under applicable state law. .. ” (Section 29).

113.  Section 23 of the Second Lease Agreement provides that the agreement shall
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terminate and the Landiord has a right to possession and a claim for actual damages and
reasonable attorneys’ fees if there is noncompliance by the tenant with Paragraph 12 “materially
affecting health and safety” and the tenant fails to comply “as promptly as conditions require in
case of emergency, or within thirty (3 0) days after written notice by the Landlord if it is not an
emergency”

114. The Second Lease Agreement states that “When applicable, a mutually agreed
upon Plan of Action (“POA”) to bring the premises to level of habitability and compliance with
code ordinances shall be executed and incorporated into this Agreement by reference to Exhibit
c.”

115. Exhibit C of the Second Lease Agreement includes categories of “Major Items”
and “Minor Items” and provides for such “Major Items” or “Minor ftems” to be allocated to
either “Landlord” or “Tenant.”

116. “Major Items” and “Minor Ttems” include roof replacement and roof repair,
electrical upgrade, electrical repair, plumbing up grade and repair, structural repair, mold
rernediation, well repair and replacement, septic repair and replacement, interior walls and floors
and ceilings, installation of smoke detectors, among other things. In practice, all Major Items
and Minor Ttems on Exhibit C of the Second Lease Agreement are typically allocated to the
Vision Victims who were the tenants, making Vision Victims who were the tenants responsible
to make their leased premises habitable.

117. The POA also includes a self-serving column labeled I andlord Disclosure.”
One might think that this column indicates “Major Items” or “Minor Items” that have been

disclosed by Vision to potential tenants.

118. In fact, Vision does not disclose any “Major Items” or “Minor [tems” to tenants,
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whether or not the “Landlord Disclosure” box on the POA is checked. Instead, Vision checks
the “Landlord Disclosure” box when and only if the Vision Victim who is signing the Lease
Agreement tells Vision about an issue that the Vision Victim has discovered.

119. No disclosure is made to consumers at the time of execution of the Second Lease
Agreement regarding unpaid taxes, water, sewage or utility charges, incurred by a prior tenant
and relating to periods prior to the date of the Second Lease Agreement.

120. As of March 2019, less than % of 1% of the Vision Victims who entered into the
Second Lease Agreement have successfully exercised an option to purchase the home in
question.

121.  As of March, 2019, only approximately 40% of the Second Leasé Agreements
entered into by Defendants and Vision Victims since Vision began to use the Second Lease
Agreement in mid-2016 are still in effect. The remainder have been ended by Defendants via an
gjectment proceeding filed in Common Pleas Court, or voluntary departure by Vision Victims
who forfeit the option consideration and the costs of all improvements already made to make the
property habitable, because they can no longer afford to both make rent payments and maintain
habitability of the premises.

Unexpected Costs Immediately After Paying the Down Payment or Option Payment

122, Afier paying the initial down payment (whether the lump sum non-refundable
option consideration and the first monthly rent payment required under the Lease Agreement or
the down payment required under the Agreement for Deed), due upon signing the contract with
Vision,.Vision Victims also often find that local utility company inspections (which required

payment of a fee and often costly repaits) are required before the water, gas and/or electricity

service can be restored.
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123.  After paying the initial payment and signing the contract with Vision, Vision
Victims often find that amounts are due and owing to the wafer, gas and/or electric company as a
result of non-payment by former occupants, and that service will not be restored until those
amounts attributable to prior occupants were paid. Vision typically never pays such past due
amounts, and Vision’s contracts require such past due amounts to be paid by the new tenant,
even though the past due amounts ate for utility service provided to former tenants.

124.  Depending on the jurisdiction, Vision Victims also often find that occupancy
permits, landlord licenses, or other forms of local permits or licenses are required by local
governments before Vision Homes can be occupied pursuant to an Agreement for Deed, the First
Lease Agreement or the Second Lease Agreement. Obtaining these permits and/or licenses
requires Vision Victims to pay fees, results in delay, and often requires expenditures by Vision
Victims to make the Vision Homes habitable before a permit will issue; or sometimes, the permit
might not issue at all, as was the case with Consumer H described below.

125. These problems are exacerbated by the fact that Vision Victims are not the
property owners of record. Vision Victims have difficulty even geiting information from the
local utility companies or local governments, because they are not the record owner of the home
in question.

Vision Victims Were Misled and Treated Unfairly

126.  As noted above, Defendants retain local contractors where Vision Homes are
located, who inspect every property that Vision purchases, yet Defendants make no disclosures

regarding defects in the properties to Pennsylvania consumers.

127.  The evaluation and compensation of Vision employees who market Vision’s

Agreement for Deed and “rent to own” programs to Vision Victims and potential Vision Victims
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is dependent on the number of contracts they can cause Vision to execute with Vision Victims;
consequently, Vision employees ate incentivized to rush consumers to enter into transaction and
are dis-incentivized to fully disclose the terms of the transactions or to disclose problems with
Vision Homes or the one-sided unfairness of the Agreement for Deed, First Lease Agreement
and Second Lease Agreement.

128.  As a result of lack of disclosure, Vision Victims enter into the First Lease
Agreement and the Second Lease Agreement without understanding that only a very small part
of the monthly lease payment is actually applied toward the purchase price of the Vision Home.

129. Nothing on the Vision website or in Vision’s online advertising of their “rent to
own” transactions mentions that, at the end of the seven year term, a final “balloon” payment
must be made in order to own the Vision Home, in a large additional lump sum amount that is
typically approximately equal to all 84 monthly payments made over the 7-year lease term
combined.

130. That undisclosed final large payment required under the Lease Agreement very
nearly equals the entire inflated purchase price of the Vision Home, because such a small part of
each monthly payment is applied to the purchase price of the Vision Home.

131. Due to this lack of disclosure, many Vision Victims are under the mistaken
impression that they will own the Vision Home that they are renting in seven years, if they make
all the lease payments.

132.  Given the Defendants’ business model, their representation that “the program is
structured to ensure you will be financially stable in your decision, and that is why financial
approval is based on income instead of credit” is simply false.

133. Defendants have leased to consumers who have little financial means to address
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the uninhabitable conditions, code violations and back taxes on these properties.

134, Defendants have rented Vision Homes to consumers without verifying that the
consumers had the resources to make the often extensive repairs necessary to make the homes
habitable.

135.  Vision Victims cannot afford the cost of both addressing the habitability issues of
their Vision Home and paying the monthly rent. As a result, they are often forced to abandon the
property after making significant investments to make the homes habitable.

136. Defendants have, on at least one occasion, refused to return a consumer’s initial
option consideration and first month’s rent, even though the Vision Home named in the Lease
Agreement signed by the consumer had been rented to someone else.

137. On several occasions, Defendants have failed to give consumers credit for
payments made by those consumers toward obligations under their Lease Agreements.

138.  Defendants’ entire advertisement pitch to encourage consumers to enter into a
transaction with respect to Vision Homes is that the consumers can have home ownership, and to
date Defendants have entered into hundreds of Agreements for Deed, First Lease Agreements
and Second Lease Agreements with Pennsylvania consumers who long for that home ownership
advertised by Vision,

139. Howevet, in spite of this pitch touting the benefits of home ownership, less than
7% of the consumers who entered into Agreements for Deed actually ended up owﬁng the
Vision Homes that were the subject of those Agreements for Deed, and less than approximately
2% of the consumers who entered into the Lease Agreements actually own those homes.

140. Theoretically there is still time for the consumers who are parties to the Lease

Agreements to exercise their options and purchase their Vision Homes, except that only
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approximately 30% of the hundreds of Pennsylvania consumers who entered into Lease
Agreements with Vision since 2013 are even still living in the Vision Homes, and many of those
will likely depart or be ejected without exercising the option to purchase their Vision Home.

141. Theoretically there is still time for the consumers who are parties to the
Agreement for Deed to complete their purchase of their Vision Homes, except that only
approximately 13% of the Pennsylvania consumers who entered into Agreements for Deed with
Vision in Pennsylvania are even still living in the Vision Homes, and many of those consumers
will likely depart or be ejected before the completion of the 25 year term.

142.  There is a high turnover of the Vision Homes., The average Pennsylvania
consumer entering into a First Lease Agreement or Second Lease Agreement stayed in the home
for less than two years during the period 2013 to March 2019.

143, The turnover is not a problem for Vision. In most cases, the Vision Home is
tumned back over to Vision from a consumer in better condition than it was when the consumet
took it from Vision, because the consumer spent hundreds or thousands of dollars on the home
that he or she could not afford, just to make it habitable.

Recent Lending Activity by Vision

144.  Since approximately 2018, Vision has, in addition to continuing the leasing
activity described above, been engaged in lending activity in two ways. The first is that Vision
has worked with one of several third party lenders to convert existing Lease Agreements with
Vision Victims into mortgage lending transactions (“Vision Mortgage Transactions”™), and the
second is that Vision has reverted in some instances to utilizing Agreements for Deed.

145. To carry out the Vision Mortgage Transactions, Vision directs Vision Victims to

work with one of the several third party lenders, who engage in typical home mortgage
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underwriting activities.

146. In such Vision Mortgage Transactions, the amount set forth in the promissory
note created by the third party lender and signed by the Vision Victim (the purchase price of the
home) is equal to the option purchase price set forth in the Lease Agreement of the Vision
Victim, plus underwritir'lg and closing costs and less any option consideration, Option Agreement
Fee or Fractional Payment Credit provided for in the Lease Agreements.

147.  The interest rate set forth in the promissory note created by the third party lender
and signed by the Vision Victim is typically 9% to 10% per annum.

148. In many instances, however, the third party lender who engages in the Vision
Mortgage Transaction does not actually fund the loan. The Affiliate Defendant who'is the owner
of the home is not paid the purchase price.

149, Instead, at the time of “closing,” the third party lender collects fees for its services
and (unbeknownst to the Vision Victim who is engaging in the transaction), the mortgage is
assigned back to Vision, to hold the mortgage and collect the note.

150. Thus, because the loan is not funded but is instead assigned back to Vision for
collection, the third party lender who engages in the Vision Mortgage Transaction is not
concerned with whether the purchase price is a fair price for the home in question, because the
third party lender is taking no risk as to whether the loan is collectible or not.

151. The Vision Victims who engage in Vision Mortgage Transactions are generally
not provided an appraisal from a certified or licensed appraiser before engaging in the Vision
Mortgage Transactions.

152. In fact, Vision Victims engaging in Vision Mortgage Transactions are typically

required to sign a waiver of any right to an appraisal.
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153. Neither is owner title insurance obtained or provided. A lender title insurance
policy is often obtained for the benefit of the Affiliate Defendant who owns the home in
question, but not for the benefit of the Visien Victim.

154.  Quite often, the Vision Victim is conveyed a quitclaim deed for the home that is
titled in his or her name, as opposed to the general warranty or special warranty deed that is
conveyed in a conventional mortgage transaction.

155. No disclosure is provided to Vision Victims as to the limitations of a quitclaim
deed or potential lack of marketability of such a deed.

156. The second recent lending activity by Vision is that Defendants have once again
engaged, since approximately 2018, in Agreement for Deed transactions in Pennsylvania.

157.  Such recent Agreement for Deed transactions are very similar to the Agreement
for Deed transactions entered into by Vision from approximately 2009 to 2013 and described
above, and involve many of the same problems as the earlier Agreement for Deed transactions.

158. Most notably, the recent Agreement for Deed transactions, like the earlier
Agreement for Deed transactions, include interest rates that are at or near 10% per annum.

159. The Vision Mortgage Transactions and the recent Agreement for Deed
transactions typically occur without provision of any written ot other disclosures to consumers

regarding the condition of, or defects in, the homes that are the subject of the transactions.

Consumer Stories

160.  Set forth below are the stories of several consumers who were deceived, misled
and treated unfairly by Defendants. They are examples only, and there are many more

consumers who have experienced deception and unfairness in dealing with Defendants.

Consumer A
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161. Consumer A entered into a form of First Lease Agreement with Defendants in
April, 2015, for a property in Allegheny County, Pennsylvania.

162. Consumer A originally contacted Defendants when she saw a makeshift sign
advertising a rent-to-own home. She contacted the phone number on the sign and found herself
talking to Vision.

163.  After viewing several Vision Homes, she found a property in Allegheny County
in which she was interested. Consumer A called Defendants and told them she was interested
in this Vision Home. When she walked through, the house looked satisfactory to her.

Defendants did not disclose any defects or deficiencies.

164. Defendants informed her that the Vision Home in which she was interested, like
all Vision Homes, was “first-come, first-served” and Consumer A was emailed paperwork,
including a form of the First Lease Agreement, and was told to hurry up and sign it and get it

notarized before someone could take the property.

165. Consumer A signed the paperwork and paid $1,370 ($950 in non-refundable
option consideration, and $420 for the first monthly payment). The First Lease Agreement

required a payment of $420 per month thereafter.

166. Then she and her disabled daughter moved in. When she tried to turn on the
water she discovered that pipes were missing. Water could not flow upstairs, so she could not
use the upstairs plumbing. She had to replace sewage pipes for $800.

167. Consumer A could only afford these plumbing repairs by making payments in

installments when she got paid every two weeks.

168. When the electric company came to her home to turn on the electricity, they

informed her that she had to change the box and fix the wires to bring it up to code before it
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could be turned on, and she also had to pay for those repairs.

169.  Shortly after moving in, Consumer A noticed that the roof leaked, causing water
to drip through the living quarters every rain. She tried to fix it with plastic and duct tape.

170.  Several months later, the water heater leaked, and had to be shut off, leaving her
with no hot water at all.

171.  However, Consumer A endured these hardships because Consumer A believed,
based on her conversations with Vision, that she would own the home after seven years of
paying $420 per month.

172.  Consumer A did not understand that only $33.63 of her $420 monthly rent was
counted towards the $48,000 purchase price of the house—after seven years, the monthly $33.63
credit 1;)1us the option consideration would amount to less than $4,000 paid toward the $48,000
purchase price, despite the fact that she would have paid over $35,000 to Vision in lease
payments by that time.

173. Defendants never explained to Consumer A that, even if all payments were made
on time and in full, at the end of the seven years, Consumer A could either abandon the home she
thought she would own, or somehow obtain $44,000 from somewhere and pay this amount to
Defendants in order to purchase her Vision Home.

174.  Tn the summer of 2016 Consumer A was laid off and fell behind on her rent but
continued making payments to Defendants.

175. In July, 2016, Vision filed an ejectment action in Allegheny County against
Consumer A, and served Consumer A with the Complaint.

176. Consumer A obtained promises of funds from various non-profit sources to

temporarily help her pay her rent. She called Vision and told them about these sources, and
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begged them to allow her to pay all the money she had ($400) while she waited several weeks for
the emergency funds to arrive.

177. Vision refused to put the ejectment action on hold. Consumer A thereafter was
able to connect with Neighborhood Legal Services, and a lawyer from Neighborhood Legal
Services was able to enter an appearance in the ejectment action on Consumer A’s behalf.
Consumer B

178.  Consumer B’s boyfriend noticed a “rent to own” sign in the yard of a Vision
Home in Marion Center, PA, in the summer of 2014, and called the number on the sign.

179. Consumer B and her boyfriend were given a code and walked through the house.
There was no electricity or water on at the time of the walk through — signs said the house had
been “winterized.”

180. They sent in $1,837 (the option price and one month of rent) as requested by
Defendants, and received and signed the paperwork, which was a form of First Lease Agreement
and related materials. They moved in.

181.  Under the lease that they signed, Consumer B’s regular monthly rental payment
was $587. The option purchase price for their Vision Home was $48,000, with $169.48 of each
monthly payment was credited towards the purchase price.

182. Consumer B thought that if she made the monthly payments of $587 per month
for seven years (totaling $49,308), the house would be hers. She did not understand that, even if
she made every single lease payment for seven years, there was a balloon payment of an
additional over $32,000 due at the end of seven years in order for her to obtain title to her Vision

Home.

183. Defendants provided no disclosure regarding the condition of the Vision Home.
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However, Consumer B and her boyfriend, almost at once, had problems with the well: there was
only enough water for one shower. They bought a new hot water heater but that did not help.

184. The basement flooded after they moved in — and they discovered pre-existing
drainage problems in the basement that had not been disclosed by Vision that required repair.

185.  Asaresult of an inspection by the gas company, they had to pay for a new gas
line and they had to pay for an inspection to get the electricity turned on, There was also a
problem with the heating that had to be repaired.

186. But, notwithstanding all of these major problems, the biggest problem for
Consumer B was black mold. Her daughter developed asthma, and Consumer B became
convinced that the black mold was responsible. She hired a mold expert to evaluate the situation
and was told that black mold was throughout her Vision Home, and that the worst place was het
daughter’s room.

187. Consumer B complained to Defendants about the black mold but they refused to
acknowledge it or pay for remediation. They suggested that the asthma was the result of the cat
litter that she was using. Finally, out of fear for her daughter’s health, Consumer B left the
Vision Home that she had been occupying.

188. Consumer B’s boyfriend negotiated a settlement with Vision at the time of their
departure, pursuant to which Vision provided only partial reimbursement of their payments in
exchange for a release of liability, including liability related to the black mold. The
reimbursement also did not cover any of their many out of pocket repair costs associated with the
Vision Home, nor any of their medical expenses or inspection costs related to the black mold.

Consumer C

189. Consumer C signed the First Lease Agreement in June, 2014 with Defendants,
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He paid $1,000 as option consideration, and $450 for the first month of rent, property taxes and
insurance. His monthly payment over the seven year lease term was $450, and only $30.54 of
each monthly payment would be credited toward the purchase price of the home if Consumer C
exercised the option to purchase the home for the option price of $32,000.

190. Consumer C was planning to take advantage of the provision in the First Lease
Agreement which provided that Vision would provide “seller financing” for his purchase price at
the end of the lease term.

191. Consumer C and his mother did not move into their Vision Home because it
required so much repair and remediation work. They cleaned up garbage, and bought a new
stove, dishwasher, and stainless steel refrigerator. The roof was in disrepair, and so they put on a
new roof, and also had to put in new electrical lines and replace rotten floors.

192. Consumer C fell behind in the monthly rent payments because he was spending so
much money on repairing the property. He knew that he was behind but he thought he was
working with Defendants to catch up.

193.  One day Consumer C went to the house and he was locked out. He was shocked
because he did not know that any legal proceedings were pending. He knew that he had never
been served with any “paper;.”

194.  Allegheny County Common Pleas court records show that a Complaint was filed
by RVEM 2, LLC (the Affiliate Defendant that had title to Consumer C’s Vision Home) on or
about May 10, 2016 (No. GD-16-008919).

195.  Allegheny County Common Pleas court records at GD-16-008919 also show that

the writ expired and that service never occurred.

196. Consumer C is thus correct in stating that he was never served with the Complaint
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filed by Defendants.

197. Nevertheless, Defendants locked him out of the Vision Home that he had spent
many months repairing and refurbishing for missing two monthly payments and a portion of a
third.

198. Consumer C was locked out of his home without ever having been served with the
Complaint against him, Consumer C never had an opportunity to respond to the Complaint
against him because he was never served, He tried to retrieve his personal property in the home,
but found that another customer had been given possession of his Vision Home by Vision and
refused to return his property.

Consumer D

199. Consumer D and his wife saw a house with a “rent to own” sign out front in
Chatleroi, Pennsylvania in the fall of 2013. He and his wife were given access to, and liked, the
home. They struggled to get together the required initial payment of almost $2,000, consisting of
the first monthly payment of approximately $500 and option consideration. Consumer D called
Vision to tell them that he was sending the money order and signed Lease Agreement by
overnight mail, as promised.

200. The next day he was told that, although the house that he wanted had been
available the day before, it was now sold or leased to a different Vision customer. Consumer D
asked for his initial payment to be returned since the house that he wanted was no longer
available, and he was told that was not possible. He was told that he “signed the contract” and so
therefore he could not get his initial payment back, even though the house that was the subject of
the contract that he signed was no longer available. He was told that he had two choices: he

could either forfeit the money or choose a different Vision Home.
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201. Consumer D’s wife is disabled and cannot go down stairs by herself. When
Consumer D was faced with either losing the initial payment that he had worked so hard to come
up with, or choose another Vision Home, he decided to choose a different Vision Home even
though the only Vision Home available near his work had stairs that he wife could not utilize
without help.

202. Consumer D was also told that the initial payment on the second house was higher
than the initial payment on the first house, and so he had to come up with additional money to
make the required initial payment on the second (less desirable) house in order to avoid losing
the money that he had already given to Vision for the first house that he really wanted.

203. When Consumer D was given access {0 both the first and second house, the water
and electricity was turned off. It took two weeks to get the water turned on after they moved in
to the second house due to complications with the water company. After the water was turned
on, they realized that the sewage pipe was so stopped up that when they flushed the toilet the
entire kitchen flooded. They had to spend significant money correcting that problem.

204. The next-door neighbor also threatened Consumer D, saying that the Vision
Home that Consumer D was leasing was his granddaddy’s house.”

205. Consumer D persevered and carried out many more repairs on the home, in spite
of the fact that his wife could not access or leave the home without help due to the stairs,

206, Consumer D was hopeful that he could build up his credit rating by paying
Defendants timely and complying with his Lease Agreement, but he came 10 realize that
Defendants were not positive reporting to credit agencies.

207. Consumer D was then notified that the home had been sold to a third party. This

was confusing — Consumer D could not understand how this home that he had an option to buy

39




could be sold to somedne else. His concern about ownership of the home was further
compounded by the neighbot’s complaint that the house belonged to the neighbor’s
“granddaddy.”

208. Without a clear understanding or explanation as to why the house he planned to
one day own had apparently been sold to someone other than the Affiliate Defendant on his
Lease Agreement, Consumer D’s fear that he would never be able to own the home grew. So he
moved out, leaving behind a significant investment in improvements made to the home, and
foregoing the option consideration.

209.  Consumer D and his wife signed a version of Lease Agreement on September 15,
2013 with Vision, and real property records show that Defendant Kaja Holdings LLC signed (on
September 18, 2013) a Deed to transfer title to Consumer D’s Vision Home to another person
unrelated to Vision. Consumer D was not told, before he signed the Lease Agreement, that the
home he hoped to one day own was going to be transferred three days later to a third party, even

though Vision apparently was planning the real property transfer at that time.

Consumer E

210. Consumer E and her husband signed a form of the Second Lease Agreement in
July of 2017 for a home in southwestern Pennsylvania. When they looked at the house, the
water and electricity were turned off. Consumer E and her husband signed a Second Lease
Agreement for the home (and paid an initial payment of $1,250 for the non-refundable option
consideration and $743 for the first month of rent). An option to purchase clause at the end of
the agreement provided for a fotal purchase price of an additional $65,000, and stated that

$144.51 of each $743 payment would be applied toward the purchase price.

211.  After signing the Second Lease Agreement with an Affiliate Defendant,
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Consumer E found that there was a lien on the home for a $3000 sewer bill incurred by a prior
occupant of the home. Defendants refused to pay the lien, and told Consumer E it was
Consumer E’s responsibility.

212.  Consumer E moved into the home with her husband and their children and paid
off the sewer lien on the property. They had to replace floors, ceilings, and walls to make the
home habitable, and bought a new hot water heater to replace a dysfunctional one.

913, Consumer B estimates that they initially invested approximately $18,000 into
fixing up the home.

914. Consumer E’s husband lost a job and ran into financial difficulty, at the time they
were in the process of replacing the roof on their Vision Home. Vision agreed to pay the
remaining éost of replacing the roof. However, Vision increased the amount of monthly
payment by $143 a month (from $743 to $886) as a result of having paid money to fix the roof,
and also increased the purchase price (payable if Consumer E exercises the option) unilaterally
by over $10,000. Thus, if Consumer E pays the increased monthly payment over the remaining
term of the Second Lease Agreement and exercises the option to purchase the home, Consumer
E will have repaid Vision multiple times for Vision’s investment in its own roof.

215. At present, Consumer E is still recovering from job loss and has not been able to
make up the missed payments, although Consumer E is paying monthly payments. It is unclear

whether Consumer E will be ejected by Vision from their home.

Consumer I

716. Consumer F entered into an Agreement for Deed with Defendants in August,
5011, Pursuant to the Agreement for Deed, Consumer F was to pay $45,000 for a Vision Home,

amortized over a twenty-five year period at an interest rate of 7.9845%.
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217.  The terms provided for a down payment of $500 and a monthly payment
thereafter of $498 ($145 of this payment was expressly stated in the Promissory Note to be for
real estate taxes). Consumer F was responsible for all back taxes, utility charges, and all
maintenance and upkeep of the Vision Home.

218. Consumer F was on time with all of his payments and complied with all terms of
his Agreement for Deed. Nonetheless, from the summer of 2012 through 2016, Consumer I
repeatedly had pink notices posted on the door of his Vision Home stating that the house was
soon to be auctioned at a Sheriff’s sale due to unpaid taxes.

219. Consumer F was required to pay tax penalties each year because, in spite of the
fact that he paid evefy monthly payment (including the real estate tax portion) on time,
Defendants did not pay the real estate taxes on his Vision Home on time.

220. Frustrated and worried about the fact that his payments to Vision to cover taxes
were not being timely turned over to the taxing authorities, Consumer F managed to arrange for a
mortgage with a different company in 2017. However, he almost lost the lock in rate for the
refinance because Vision “kept dragging their feet and not wanting to give anyone a straight
answer.”

221. It was only after many attempts that Consumer F was able to get payoff
information for the refinancing. It was also very difficult to consummate the closing, because
Defendants could not produce a signed deed. Defendants told Consumer F that the property was
held by a party in California. Consumer F never understood the meaning of this or the role of the
party in California,

792 Even after Consumer F managed to accomplish the refinancing with a third party,

he received a “Statement of Delinquent Taxes” in early 2018 relating to delinquent real estate
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taxes for 2016 and 2017 in the amount of $516.

223.  Consumer F just paid the $516 of delinquent taxes rather than try to obtain the
required funds from Defendants, even though during the tax period in question he made all
scheduled monthly payments to Defendants, including a portion of each monthly payment
designated for real estate taxes.

224. Consumer F is one of the very few Vision Victims who was actually able to
purchase a home pursuant to either the Agreement for Deed or Lease Agreements. He is one of
the only six Vision Victims referenced above who managed to acquire title to the property
subject to an Agreement for Deed.  So he is a “success story” by Vision standards.
Nonetheless, Consumer F said, regarding Vision, that “I would never recommend that place to
anyone.”

Consumer G

225. In 2014, Consumer G was looking for a place to live in Beaver County for herself
and her disabled adult son. They had a limited income so when they saw a sign advertising the
chance to “rent-to-own” a single family home in Beaver County for $400 per month, Consumer
G was very interested. She contacted the number on the sign, which put her in contact with
Vision. Consumer G discussed the arrangements over the phone with an employee and was
mailed an application. She never met with anyone in person from Vision. Instead, she was given
a code for the lock on the door of the Vision Home that she called about, so she could look at the
property. She inspected the property in the dark since the electricity was shut off. She was never
provided any disclosures regarding the condition of the property.

226.  After being approved, a contract arrived in the mail (the First Lease Agreement

and related materials). It was a jumble of legalese that Consumer G could not understand.
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Desperate for affordable housing, she signed the agreement thinking that she had just started
herself on the path to home ownership. She paid option consideration of $750 plus the first
month’s rent of $400, and thereafter paid Vision $400 a month. She thought that if she kept
paying $400 a month for seven years, the property would be hers. She put considerable work
into the property to make it habitable, including replacing piping to get water service started.

297, Unbeknownst to Consumer G, the agreement that she signed provided that
Consumer G would have to exercise an option and pay a purchase price of $27,000 by the end of
the seven year term of the lease if she wanted to own her Vision Home, in addition to the
$33,600 of monthly lease payments payable over the seven year period. Little did Consumer G
know that her Lease Agreement provided for only $18.36 of each of her $400 monthly payments
to apply towards purchase of the Vision Home. After seven years, only about $2,300 of the
$33,600 total monthly payments that she had paid to Vision would be applied toward the
$27,000 purchase price of her Vision Home.

228.  Then four years into making every payment on time, Consumer G received a
notice that she was in default, even though she had paid every payment on time. She called
Vision but was unable to get the issue resolved. Then she was sued for ejectment by Vision. A
default judgment was entered against Consumer G before she had the chance to provide proof of
her payments. Consumer G and her son were then removed from the property.

779, The value of the investments that she had made into her Vision Home, her option
consideration, and the small amount of equity she built up in the property was completely
stripped from her. Meanwhile, Vision placed the property back on the market to “rent-to-own.”

Consumer H

230. Consumer H signed a version of the First Lease Agreement with Vision in June
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2016. She paid $2,700 for the option consideration ($1,650) plus the initial month’s rent, taxes
and insurance ($1,050). Her monthly payments were $1,050. In accordance with the Lease
Agreement, $83 of each monthly payment was credited toward the $95,000 purchase price of the
property.

231.  After Consumer I signed the agreement and took possession of the Vision Home,
she found out that the township required an inspection and occupancy permit be issued before
she could live in the home. Consumer H paid the necessary fees and arranged for the inspection.

232, The Vision Home did not pass the township inspection.

233.  Consumer H could not find out why the Vision Home did not pass inspection
because the township would not talk to her because she did not own the home.

234. Meanwhile Consumer H paid a gas bill incurred by a prior occupant of her home.

235.  Still, Consumer H could not move in until the township issued an occupancy
permit. Consumer H did not know what the township found objectionable about the house
because the township refused to talk to a non-owner, and she regularly called Vision begging
them to talk to the township and find out what needed to be done to get the occupancy permit.

236. Vision tried to get her to pay the monthly amount due under the Lease Agreement
but Consumer H refused since she could not occupy the home.

237.  This situation went on for a year, with Consumer H trying to get Vision to take
action to find out how an occupancy permit could be obtained, and Vision neither obtaining that
information nor providing it to Consumer H.

238.  Eventually Consumer H came to understand that there was something wrong with
the water pipes in the home, but she never had sufficient information to fix the problem.

239,  After a year of struggling, frustration and uncertainty, still no occupancy permit
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had been issued and Vision agreed to refund Consumer H’s initial payment of $2,700.

240. Consumer H was not reimbursed for additional money spent on fees, the gas bill
and other costs that were not refunded. She also lost countless stressful hours trying to obtain the
necessary authorization to occupy the home.

241. Consumer H says that Vision “gells you the dream that you will own your own
home in seven years.” For Consumer H, dealing with Vision was anything but a dream.
COUNT I - VIOLATIONS OF THE CONSUMER PROTECTION LAW:

DECEPTION IN CONNECTION WITH LEASE TO OWN AND
AGREEMENTS FOR DEED

242, The preceding paragraphs are incorporated herein as if fully set forth below.
243.  As described above, Defendants, among other deceptive and unfair behaviors:

a. Use “rent to own” signs, slick online videos, employees who are compensated
based oﬁ the volume of Lease Agreements they are able to cause consumers to
enter into, and a lack of face-to-face contact to mislead and deceive Vision
Victims into thinking that if they make their regular monthly payments every
month, they will own their Vision Home at the end of the seven-year lease
term,

b. Limit potential buyers’ opportunity to evaluate Vision Homes, typically
providing opportunities to inspect Vision Homes only without electricity, gas,
and/or water service, and withhold information about defects in the Vision
Homes,

c. Withhold from Vision Victims the fact that (i) the purchase price that must be
paid by Vision Victims who exercise their purchase option pursuant Lo the

Lease Agreements and (ii) the purchase price set forth in Agreements for
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Deed is often well above the matket price for the home, and is typically 200%
to 400% or more of the price Vision recently paid for the home in exactly the
same condition;

. Tailed to clearly and conspicuously disclose to Vision Victims that, contrary
to explicit and implicit misrepresentations made by Defendants, the
Agreement for Deed deprived Vision Victims of the ability to realize equity
appreciation in the property unless he or she performed without fail for 25
years under the Agreement for Deed;

Fail to clearly and conspicuously disclose to Vision Victims that, contrary to
explicit and implicit misrepresentations made by Defendants, performance
under the Lease Agreements conveys no equity interest whatsoever unless the
Vision Victim exercises the option and pays virtually the entire often inflated
option purchase price, in addition to all lease payments due under the lease
prior to exercise of the option;

Failed to disclose to Vision Victims that none of the Agreements for Deed or
Lease Agreements provided cure rights or legal protections included in and
associated with conventional mortgage transactions;

Fail to clearly and conspicuously disclose that, contrary to explicit and
implicit misrepresentations by Defendants, even if the minimum payments are
made under the Lease Agreements and all contract terms complied with by the
consumer, the Vision Victim must, at the end of the seven year term, obtain

from a third party source almost the entire often inflated purchase price and
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k.

pay that amount in a lump sum balloon payment to Vision in order to own the
Vision Home;

Utilize the misleading and deceptive term “lease to own” when in fact
performance by tenants under the Lease Agreements conveys no ownership
rights unless the option is exercised;

Provide in the Second Lease Agreement that, even if a tenant is able to meet
monthly lease obligations for seven years and decides to exercise the option to
purchase, Vision has no obligation to cure title defects of any kind or nature
(thus rendering the entire option illusory);

Fail to disclose defects and deficiencies in Vision Homes even when such
defects and deficiencies are known or knowable to Defendants;

Fail to disclose the existence of unpaid taxes and unpaid utility bills to
consumers prior to entering into Lease Agreements, even when those unpaid
taxes and unpaid utility bills are known or knowable to Defendants;

Fail to disclose existing local code, licensing and permit violations to
consumers, even when such violations are known or knowable to Defendants;
Deceptively executed the First Lease Agreement (see Exhibit C) with over
450 consumers in Pennsylvania containing an illusory and deceptive provision
which gave the consumer the right to convett to “seller financing” without
providing or offering to consumers that promised seller financing;

Refused on at least one occasion to refund initial consumer payments under
Lease Agreements, even if the Vision Home named in the Lease Agreement

signed by the consumer was no longer available;
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o. On at least several occasions, informed Vision Victims that payments due
under the terms of contracts with Vision had not been paid, and took legal
action to eject such Vision Victims for non-payment, although such payments
were in fact paid by Vision Victims;

p. Fail to disclose to Vision Victims that the third party lender to whom Vision
Victims are referred by Defendants for Vision Mortgage Transactions is not
the actual lender, but instead that Vision itself is the actual lender;

q. Enter into the Vision Mortgage Transactions without providing Vision
Victims with an appraisal from a certified or qualified appraiser;

r. Require Vision Victims, in at least some instances, to waive their right to an
appraisal in connection with the Vision Mortgage Transactions;

s. Provide quitclaim deeds to Vision Victims in connection with the Vision
Mortgage Transactions, without disclosing to Vision Victims the significantly
less marketable nature of a property acquired through a quitclaim deed; and

t. Otherwise engaged and continue to engage in predatory, opportunistic and
unconscionable behavior designed to mislead consumers about the nature of
the underlying transaction and condition of the property.

244, By engaging in such unfair and deceptive acts and practices, and others described
herein, Defendants violated §201-3 of the Consumer Protection Law, as defined by § 201-2 of
said law, including without limitation:

a. Section 201-2(4)(ii), by causing likelihood of confusion or of
misunderstanding as to the source, sponsorship, approval or
certification of goods or services;

b. Section 201-2(4)(ii{) by causing likelihood of confusion or of
misunderstanding as to affiliation, connection, or association with, or
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certification by another;

c. Section 201-2(4)(v), by representing that goods or services have
sponsorship, approval, characteristics, ingredients, uses, benefits or
quantities that they do not have;

d. Section 201-2(4)(ix), by advertising goods or services with intent not
to sell them as advertised; and

e. Section 201-2(4)(xxi), by engaging in any other fraudulent or
deceptive conduct which creates a likelihood of confusion or of

misunderstanding.
73 P.S. § 201-3 and § 201-2(4), (ii), (i), (v), (ix) and (xxi).
245. The above described conduct has been willful and is unlawful under §201-3 of the

Consumer Protection Law, 73 P.S. § 201-3.

PRAYER FOR RELIEF

WHEREFORE, the Commonwealth of Pennsylvania respectfully requests that this Honorable

Court issue an Order:

A. Declaring Defendants’ conduct as described above to be in violation of the

Consumer Protection Law,

B. Permanently enjoining Defendants from violating the Consumer
Protection Law,
C. Requiring Defendants to make full restitution to each and every consumer

who is entitled to restitution from Defendants under the Consumer Protection Law;,
D. Requiring Defendants to pay the Commonwealth a civil penalty in the
amount of One Thousand Dollars ($1,000.00) for each and every violation of the

Consumer Protection Law, and a civil penalty of Three Thousand Dollars ($3,000.00) for
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cach and every violation of the Consumer Protection Law where the victim is sixty (60)
years of age or older;

E. Permanently enjoining Defendants from engaging in any real propetty
{ransactions in the Commonwealth of Pennsylvania involving, relating to or constituting
installment land contracts, residential leases, or options to purchase residential properties;

F. Requiring Defendants to modify the terms of all outstanding Lease
Agreements to reallocate the obligation to maintain the homes in habitable condition
from tenant to the Vision landlord;

G. Requiring Defendants to permit any Pennsylvania consumer to terminate
their Lease Agreement or Agreement for Deed with Vision without penalty af any time,
and be reimbursed any down payment or option consideration paid by such consumer;

H. Requiring Defendants to pay the Commonwealth’s investigative and
litigation costs in this matter;

I. Requiring Defendants to convert any outstanding Agreements for Deed into
a Special Warranty Deed that is conveyed to the consumer and a mortgage pursuant to
which the property is mortgaged to Vision, on industry-standard terms and conditions;

J. Prohibiting Defendants from enforcing any Agreements for Deed or Lease
Agreements against any Pennsylvania consumer, including taking any action on the basis
of such contracts for eviction, ejectment, or otherwise; and

K. Granting such other general, equitable and/or further relief as the Court

deems just and proper.
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COUNT II -- VIOLATIONS OF THE CONSUMER PROTECTION LAW:
BREACH OF IMPLIED WARRANTY OF HABITABILITY IN RESIDENTIAL LEASES

246, The preceding paragraphs are incorporated herein as though fully set forth below.
247. There is an implied warranty of habitability from the landlord in all residential
leases under Pennsylvania law. Pugh v. Holmes, 405 A.2d 897, 905 (Pa. 1979).
248. A landlord’s failure to maintain any of the following, without limitation,
constitutes a breach of the implied warranty of habitability:
a. Leaking _roof;
b. Unsecure or broken doors and/or windows;
¢. Unsecure locks on doors and/or windows;
d. Absence of running water;
e. Absence of hot water;
f. Leaking toileﬁs and/or plumbing;
g. Pest infestations;
h. Hazardous ceiling, floors and/or steps;
i. Malfunction of heating systems;
j. Absence of smoke detectors; and
k. Housing code violations.
249. Defendants were put on notice of uninhabitable conditions relating to their Lease
Agreements but failed and refused to remedy the conditions.
250.  Not only did Defendants fail to remedy the conditions, but Defendants also
required Vision Victims to sign the Lease Agreements, which included terms and conditions that
required tenants to correct uninhabitable conditions at the leased premises.

251. Defendants have breached their implied warranty of habitability, repeatedly over
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a period of at least six years, by failing to furnish and maintain Vision Homes that are subject to
Lease Agreements in a manner that provides facilities and services vital to the life, health, and
safety of the tenant and to the use of the premises for residential purposes.

952 Furthermore, Defendants have required Vision Victims to waive their rights to
habitable premises, which waiver is against public policy and which is prohibited by, and
unenforceable under, Pennsylvania law,

253. By structuring the Lease Agreements in violation of Pennsylvania law,
Defendants sought unlawfully to obtain both the benefits of an “as is where is” transaction
associated with a traditional deed and mortgage structure and the benefits of a traditional
landlord-tenant transaction; namely the ability to evict or eject a tenant without the protections of
the mortgage foreclosure laws.

254, Contractually and actually foisting the landlord’s obligation to maintain habitable
leased premises onto the tenant Vision Victims in violation of established Pennsylvania law is
unfair and deceptive behavior by Vision Management, Alex Szkaradek, Antoni Szkaradek, and
all other Defendants who are party to one or more Lease Agreements, in violation of §201-3 of
the Consumer Protection Law, including without limitation:

a. Section 201-2(4)(ii), by causing likelihood of confusion or of misunderstanding as
to the source, sponsorship, approval or certification of goods or services;

b. Section 201-2(4)(vii), by representing that goods or services are of a particular
standard, quality or grade, or that goods are of a particular style or model, if they
are of another; and

¢. Section 201-2(4)(xxi), by engaging in any other fraudulent or deceptive conduct
which creates a likelihood of confusion or of misunderstanding.

73 P.S. § 201-3 and § 201-2(4), (i), (vii), and (xxi).
The above described conduct has been willful and is unlawful under §201-3 of the

Consumer Protection Law, 73 P.S § 201-3.
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PRAYER FOR RELIEF
WHEREFORE, the Commonwealth of Pennsylvania respectfully requests that this Honorable

Court issue an Order:

A. Declaring Defendants’ conduct as described above to be in violation of the

Consumer Protection Law;

B. Permanently enjoining Defendants from violating the Consumer
Protection Law;
C. Requiring Defendants to make full restitution to each and every consumer

who is entitled to restitution from Defendants under the Consumer Protection Law;,
including without limitation restitution for all costs of making Vision Homes habitable
incurred by tenants who are on the Lease Agreements;

D. Requiring Defendants to pay the Commonwealth a civil penalty in the
amount of One Thousand Dollars ($1,000.00) for each and every violation of the
Consumer Protection Law, and a civil penalty of Three Thousand Dollars ($3,000.00) for
each and every violation of the Consumer Protection Law where the victim is sixty (60)
years of age or older;

E. Permanently. enjoining Defendants from engaging in any real property
transactions in the Commonwealth of Pennsylvania involving, relating to or constituting

installment land contracts, residential leases, or options to purchase residential properties;

F. Requiring Defendants to modify the terms of all outstanding Lease
Agreements to reallocate the obligation to maintain the homes in habitable condition

from tenant to the Vision landlord;
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G. Requiring Defendants to permit any Pennsylvania consumer to terminate
their Lease Agreement with Vision without penalty at any time, and be reimbursed for,
among other things, any option consideration paid by such consumer;

H.  Requiring Defendants to pay the Commonwealth’s investigative and
litigation costs in this matter;

1. Prohibiting Defendants from enforcing any Lease Agreement against any
Pennsylvania consumer, including taking any action on the basis of such contract for
eviction, ejectment, or otherwise; and

J. Granting such other general, equitable and/or further relief as the Court deems
just and proper.

COUNT I1I ~ VIOLATION OF THE LOAN INTEREST AND PROTECTION LAW:
THE INTEREST RATE CHARGED TO VISION VICTIMS VIOLATES THE LOAN

INTEREST AND PROTECTION LAW AND DEFENDANTS HAVE OTHERWISE
VIOLATED SUCH LAW AND THE CONSUMER PROTECTION LAW

255. The preceding paragraphs are incorporated herein as though fully set forth below.

256. Article 3, §301 of the Loan Interest and Protection Law provides for a flexible
maximum lawful interest rate for residential mortgages, based upon the Monthly Index of Long
Term United States Government Bond Yields, plus an additional two and one-half percent per
annu.

257.  The transaction contemplated by the Agreements for Deed is a “residential
mortgage” as defined in the Loan Interest and Protection Law. In particular, “residential
mortgage” is defined as én obligation to pay a sum of money in an original bona fide principal
amount of the base figure or less, evidenced by a security document and secured by a lien upon,
among other things, a single family home located within the Commonwealth. The “base figure”

is defined as $217,873 as adjusted annually by the Commonwealth for inflation.
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258.  Section 7.2 of Chapter 7 of the Pennsylvania Code clarifies that “security
document” for the purposes of the Loan Interest and Protection Law is deemed to include,
among other things, “an installment land contract.”

259, Itis settled Pennsylvania law that an installment land contract will be deemed to
be “secured by a lien upon real property” for purposes of the Zoan Interest and Protection Law.

260. TFrom 2009 through 2013, the applicable maximum interest rate for residential
mortgages published monthly pursuant to §301 ranged from a high of 6.75% to a low of 4.5%,
and from 2018 to present, the applicable maximum interest rate for residential mortgages
published monthly pursuaﬁt to §301 ranged from a high of 5.5% to a low of 5%. 2

261.  Vision Management, Alex Szkaradek, Antoni Szkaradek, and all other
Defendants who are party to one or more Agreements for Deed violated Article 3, §301 of the
Loan Interest and Protection Law by charging an interest rate during the period of 2009 to 2013
that was typically 10% per annum, and not lower than approximately 8% per annum, which rates
were greater than and in some cases double the maximum allowable rate under Pennsylvania
law.

262. Vision Management, Alex Szkaradek, Antoni Szkaradek, and all other Defendants
who are party to one or more Agreements for Deed violated Article 3, §301 of the Loan Inferest
and Protection Law by charging an interest rate during the period of 2018 to present that was
typically 10% per annum, and not lower than approximately 8% per annum, which rates were
greater than and in some cases double the maximum allowable rate under Penusylvania law.

263. Vision Management, Alex Szkaradek, Antoni Szkaradek, and all other Defendants

who orchestrated and directed (and/or are assignees of) one or more Vision Mortgage

2 http://www.dobs.pa.gov/For%20Media/Pages/Act-6-Information.aspx
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Transactions violated Article 3, §301 of the Loan Interest and Protection Law by charging an
interest rate that was typically 10% per annum, and not lower than approximately 8% per annum,
which rates were greater than and in some cases double the maximum allowable rate under
Pennsylvania law during the time periods in question (2017/ 2018 to present).

264,  Article 3, §403 and §404 of the Loan Interest and Protect_z’on Law requires that
before a residential mortgage lender may accelerate the maturity of any residential mortgage
obligation, or take other specified legal action, such person shall give the residential mortgage
debtor notice of its intent at least thirty days in advance, in accordance with the requirements of
that section, by registered or cettified mail. Section 404 provides certain cure rights.

265.  All or some of the Agreements for Deed did not include such provisions relating
to notice of intent to take legal action and right to cure; a default, nor did Defendants provide
such notice or rights to Vision Victims, in violation of §403 and §404 of the Loan Interest and
Protection Law.

266. The Attorney General has standing to bring a civil action for injunctive relief and
such other relief as may be appropriate to secure compliance with the Loan Interest and
Protection Law. 41 P.S. §506.

267. Vision Management, Alex Szkaradek, Antoni Szkaradek, and all other Defendants
who are party to one or more Agreements for Deed have violated the Loan Interest and
Protection Law by charging Vision Victims an unlawfui rate of interest in the approximately 100
Agreements for Deed that it executed with Pennsylvania citizens with respect to residential real
estate in the Commonwealth of Pennsylvania,

268. Vision Management, Alex Szkaradek, Antoni Szkaradek, and all other Defendants

who are party to one or mote Agreements for Deed have also violated the Loan Interest and
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Protection Law by failing to afford Vision Victims the rights required to be afforded to Vision
Victims pursuant to §403 and §404 of the Loan Interest and Protection Law.

269.  Such Defendants have violated the Loan Inferest and Protection de as set forth
above, and by virtue of such violations have thereby also violated §201-3 of the Consumer
Protection Law, including without limitation:

a. Section 201-2(4)(i1), by causing likelihood of confusion or of
misunderstanding as to the source, sponsorship, approval or
certification of goods or services,

b. Section 201-2(4)(iii) by causing likelihood of confusion or of
misunderstanding as to affiliation, connection, or association with, or
certification by another;

¢. Section 201-2(4)(v), by representing that goods or services have
sponsorship, approval, characteristics, ingredients, uses, benefits or
quantities that they do not have; and

d. Section 201-2(4)(xxi), by engaging in any other fraudulent or
deceptive conduct which creates a likelihood of confusion or of
misunderstanding.
73 P.S. § 201-3 and § 201-2(4), (i), (iii), (v), and (xxi).
370. The above described conduct has been willful and is unlawful under §201-3 of the
Consumer Protection Law, 73 P.S. § 201-3.
PRAYER FOR RELIEF
WIHEREFORE, the Commonwealth of Pennsylvania respectfully requests that this Honorable
Court issue an Order:
A. Declaring Defendants® conduct as described above to be in violation of the
Loan Interest and Protection Law and Consumer Protection Law,

B. Permanently enjoining Defendants from violating the Consumer

Protection Law and Loan Interest and Protection Law;
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C. Requiring Defendants to revisé any outstanding Agreements for Deed and
Vision Mortgage Transactions to include provisions required by the Loan Interesi and
Protection Law, and an interest rate no higher than permitted by the Loan Interest and
Protection Law;

D. Requiting Defendants to pay the Commonwealth a civil penalty in the
amount of One Thousand Dollars ($1,000.00) for each and every violation of the
Consumer Protection Law, and a civil penalty of Three Thousand Dollars ($3,000.00) for
each and every violation of the Consumer Protection Law where the victim is sixty (60}
years of age or older;

E. Permanently enjoining Defendants from engaging in any real property
transactions in the Commonwealth of Pennsylvania involving, relating to or constituting
installment land contracts for residential properties;

F, Requiring such Defendant to make full restitution to each and every
consumer who is entitled to restitution from Defendants under the Loan Interest and
Protection Law and/or the Consumer Protection Law;

G. Requiring Defendants to permit any Pennsylvania consumer to terminate
their Agreement for Deed or Vision Mortgage Transaction with Vision without penalty at
any time, and be reimbursed any down payment paid by such consumer;

H. Requiring Defendants to pay the Commonwealth’s mvestigative and
litigation costs in this matter; and

1 Granting such other general, equitable and/or further relief as the Court

deems just and proper.
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COUNT IV - VIOLATIONS OF THE CONSUMER PROTECTION LAW:
DEFENDANTS’ AGREEMENTS FOR DEED DID NOT INCLUDE PROVISIONS
REQUIRED UNDER THE INSTALLMENT LAND CONTRACT LAW

271, The preceding paragtaphs are incorporated herein as though fully set forth below.

272. The Agreements for Deed and the transactions contemplated thereby are subject
to the Installment Land Contract Law, which defines an “Installment Land Contract” as “[E]very
executory contract for the purchase and sale of a dwelling . . . whereby the purchaser is obligated
to make six or more installment payments to the seller after the execution of the contract and
before the time appointed for the conveyance of title to the dwelling.” 68 P.S. Section 903(a)(1).

273. The Installment Land Contract Law requires that Sections 3,4,5,6,7,8 and 9 of
such law be included in every Installment Land Contract, as defined therein. None of these
sections was included in the Agreements for Deed.

274.  For example, §4 of the Installment Land Conm;rct Law requires that an
installment land contract include a requirement that seller must send notice by registered or
certified mail in the event of a default, specify the nature of the default, and provide a petiod of
no less than 30 days following service to make payment. None of Defendants’ Agreements for
Deed contain cure rights.

275. By way of another example, §5 of the Installment Land Contract Law requires
that recovery for breach of a land contract shall be limited to all installments and assessments for
public improvements due prior to the surrender of the premises by purchaser, among other
things. In particular, §5 states expressly that the unpaid balance of the purchase price shall not
be considered an item of recoverable damages. Nonetheless, the Promissory Note used by
Defendants in conjunction with the Agreement for Deed permits the recovery of the entire

unpaid balance of the purchase price upon a Vision Victim’s default, in direct violation of §5.
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276. By way of another example, §6 of the Installment Land Contract Law
provides important protections for purchasers to recover amounts paid on account of principal in
excess of 25% of the purchase price, in the event that purchaser voluntarily surrenders possession
of the premises. The Agreements for Deed fail to provide for this important right of purchasers as
required by the Installment Land Contract Law. The Agreements for Deed do provide for what is
referred to therein as “Special Equity,” but such “Special Equity” provisions do not comport with
the Installment Land Contract Law, and furthermore Defendants have never paid such Special
Equity, notwithstanding that Vision Victims® right to such “Special Equity” is set forth in the
Agreement for Deed.

277. In addition, certain Vision Victims have been ejected from their homes and
suffered termination of their Agreement for Deed without the process required by the Installment
Land Contract Law.

278.  Vision Management, Alex Szkaradek, Antoni Szkaradek, and all other Defendants
who are party to one or more Agreements for Deed have violated the Installment Land Contract
Law as set forth above, and by virtue of such violation have violated §201-3 of the Consumer
Protection Law, including without limitation:

a. Section 201-2(4)(ii), by causing likelihood of confusion or of
misunderstanding as to the source, sponsorship, approval or
certification of goods or services;

b. Section 201-2(4)(iii) by causing likelihood of confusion or of
misunderstanding as to affiliation, connection, or association with, or
certification by another;

c. Section 201-2(4)(v'), by representing that goods or services have
sponsorship, approval, characteristics, ingredients, uses, benefits or
quantities that they do not have; and
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d. Section 201-2(4)(xxi), by engaging in any other fraudulent or
deceptive conduct which creates a likelihood of confusion or of
misunderstanding.

73 P.S. § 201-3 and § 201-2(4), (ii), (ifi), (v), and (xxi).

279.  The above described conduct has been willful and is unlawful under §201-3 of the

Consumer Protection Law, 73 P.S. § 201-3.
PRAYER FOR RELIEF

WHEREFORE, the Commonwealth of Pennsylvania respectfully requests that this Honorable

Court issue an Order:

A Declaring Defendants’ conduct as described above to be in violation of the

Installment Land Contract Law, and by virtue of such violation, the Consumer Protection

Law,

B. Permanently enjoining Defendants from violating the Consumer
Protection Law,

C, Requiring Defendants to make full restitution to each and every consumer

who is entitled to restitution from Defendants under the Consumer Protection Law;

D. Requiting Defendants to pay the Commonwealth a civil penalty in the
amount of One Thousand Dollars ($1,000.00) for each and every violation of the
Consumer Protection Law, and a civil penalty of Three Thousand Dollars ($3,000.00) for
each and every violation of the Consumer Protection Law where the victim is sixty (60)
years of age or older;

E. Permanently enjoining Defendants from engaging in any real property
transactions in the Commonwealth of Pennsylvania involving, relating to or constituting
installment land contracts for residential properties;
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F. Requiring such Defendants to reform any outstanding Agreements for
Deed to satisfy the requirements of the Installment Land Contract Law;

G. Requiring Defendants to permit any Pennsylvania consumer to ferminate
their Agreement for Deed without penalty at any time;

H. Requiring Defendants to pay the Commonwealth’s investigative and
litigation costs in this matter;

L Requiring Defendants to convert any outstanding Agreements for Deed
into a Special Warranty Deed that is conveyed to the consumer and a mortgage pursuant
to which the property is mortgaged to Vision, on industry-standard terms and conditions;

and

I. Granting such other general, equitable and/or further relief as the Court

deems just and proper.

COUNT V - VIOLATIONS OF THE CONSUMER PROTECTION LAW:
CERTAIN DEFENDANTS CONDUCTED BUSINESS AND FILED SUIT AGAINST
VISION VICTIMS WITHOUT REQUIRED REGISTRATION

‘ WITH THE DEPARTMENT OF STATE

280. The preceding paragraphs are incotporated herein as though fully set forth below.

781. Exhibit A sets forth all of the affiliates of VPM Holdings and Vision Management
that, to Plaintiff’s knowledge, conducted business in the Commonwealth of Pennsylvania. All of
the entities set forth on Exhibit A are Defendants in this proceeding.

982, Exhibit A shows that 37 of the Defendants that are not organized under
Pennsylvania law have not registered to do business in Pennsylvania.

783. Under 15 PA.C.S. 411(a), no foreign filing association or foreign limited liability
partnership may do business in the Commonwealth of Pennsylvania until registered with the

Department of State under that chapter.
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284.  All Affiliate Defendants that are not organized under Pennsylvania law are
“foreign filing associations” or “foreign limited liability partnerships™ as defined in the statute.

285. All Affiliate Defendants are “doing business” in the Commonwealth by vittue of
purchase of managing, owning and active leasing and selling of real estate in the
Commonwealth.

286. The Commonwealth has knowledge that certain of the Defendants listed on
Exhibit A have initiated litigation in the Commonwealth of Pennsylvania, against Vision
Victims.

287.  Under 15 Pa. C.S. §411(b), no foreign filing association or foreign limited
liability partnership doing business in the Commonwealth may maintain an action or proceeding

in the Commonwealth unless it is registered to do business with the Department of State under

that chapter.

288.  Of those Defendants listed on Exhibit A that are known to have initiated and
maintained litigation in the Commonwealth of Pennsylvania against Vision Victims, the
following were not registered with the Department of State as requited by 15 Pa. C.S. §411(b):
ACM Vision V, LLC, ACP 3, LLC, Alan Investments II, LLC, Avalanche Holding Co., LLC,
BAT Holdings Nine, LL.C, BAT Holdings One, LLC, BAT Holdings Six, LLC, DSV SPV 1,
LLC, DSV SPV 2, LLC, DSV SPV 3, LLC, M17S, LP, Mom Haven 14, LP, National Housing
Pariners, LLC, One Pine VIII, LLC, REO Rancho, LP, RV Holdings Eight, LLC, RV Holdings
Four, LLC, RV Holdings Seven, LL.C, RV Holdings Three, LLC, RV Holdings Two, LLC,
RVFM 12, LLC, RVEM 13 Series, LL.C, RVFM 2, LLC, RVFM 4 Series, LLC.

289, The preceding list of unregistered Defendants who have initiated and maintained

litigation in the Commonwealth is based on incomplete information, and the Commonwealth
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anticipates that additioﬁal Defendants have initiated litigation in the Cozﬁmonﬁealth of
Pennsylvania without registering with the Department of State as required by 15 Pa. C.S.
§411(b).

790. Failure to register to do business in the Commonwealth prior to initiating and
maintaining litigation precludes any recovery in either state or federal court in Pennsylvania, and
subjects the plaintiffs to nullification of any recovery, under applicable Pennsylvania law.

| 291. The féilure of certain Defendants as listed on Exhibit A to regiéter to do business
in Pennsylvania violates 15 Pa..C‘.-S. §411(a), and the failufe of the Defendants listed m
Paragraph 2838 'above; to register to do business in Pennsylvania prior to initiating and’
maintaining litigaﬁon against Vision Victims violates 15 Pa. C.S. §411(b); by virtue of such
violations, such Defendants have violated §201-3 of the Co.n_sume.r Protécﬁon Law, including but

not limited to the following:

a.  Section 201-2(4)(ii), which prohibits causing likelihood of cbnfusion or of
misunderstanding as to the source, sponsorship, approval or certification
of goods ot services; o '

b. Section 201-2(4)(iii), which prohibits causing likelihood of confusion or
of misunderstanding as to affiliation, connection or -association with, or

certification by, another; and

c. Section 201-2(4)(}{31), which prohibits engaging in any other fraudulent or
" deceptive conduct which creates a likelihood of confusion or of
misunderstanding. '
73 P.S. § 201-2(4)(ii), (iii); and (xxi).
292. The above descri‘bed conduct has been willful and is unlawful under Section 201-

3 of the Consumer Protection Law, 73 P.S. § 201-3.
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PRAYER FOR RELIEF
WHEREFORE, the Commonwealth of Pennsylvania respectfully requests that this Honorable

Court issue an Order:

A. Declaring Defendants® conduct as described above to be in violation of the

Consumer Protection Law;

B. Permanently enjoining Defendants from violating the Consumer
Protection Law;

C. Requiring Défendants to make full restitution to each and every consumer
who is entitled to festitutibn from Defendants under the ébnsumer Protection Law,
inclufding without limitation restitution to make whole Vision Victims th:':lt are the Asubj ect
of judgmeﬁts rendered null and void pursuant to Part E below;

D. Requiring Defendants to pay the Commoriwealth'a cfvii penalty in the
amoumnt of One Thousand Dollars ($i;000.00) for each and every violation of the
Consumer Protection iaw, and a civil penalty of Three Thousand Dollars ($3,000.00) for
cach and every violation of the Consumer Protection Law where the victim is sixty (60)
years of age ot older;

E. Declaring every judgment obtained by (i) the Defendants listgd 111
Paragrapﬁ 288 above and/or (i) any other Defendant, to the extent such Deféndant who
initiated litigatidn in the Cdmmonwealth was. notrregistered to do business in the
Commonwealth at the time any such judgment was entere(i, to be null and void;

F. Requiring Defenc_l_ants ﬁho are not registered to do business in

Pennsylvania as indicated on Bxhibit A to register to do business in the Commonwealth;
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G. Requiring Defendants to pay the Commonwealth’s investigative and
litigation costs in this matter; and
H. Granting such other general, equitable and/or further relief as the Court '
deems just and proper.
COUNT VI - VIOLATIONS OF THE CONSUMER PROTECTION LAW:

CERTAIN DEFENDANTS VIOLATED THE MORTGAGE LICENSING ACT BY
FAILING TO BE LICENSED AS REQUIRED UNDER THAT ACT

293.  The preceding paragraphs are incorporated herein as though fully set forth below.

294, The Morigage Licensing Act requires that no person shall engage in the mortgage
loan business in the Commonwealth without being licensed as a mortgage broker, mortgage
lender, mortgage loan correspondent or mortgage originator. 7 Pa.C.S. § 6111.

295, The “mortgage loan business” is defined as the business of advertising, causing to
be advertised, soliciting, negotiating or arranging in the ord‘inary course of business or offering to
make or making mortgage loans, and a “mortgage loan” is defined as a first or secondary
mortgage loan, or both, a lease-purchase agreement or a morigage modification, as the context
may require. 7 Pa.C.S. § 6102.

206. The Agreement for Deed (a form of which is at Exhibit B hereto) is a “lease-
purchase agreement” as defined in the Mortgage Licensing Aet. TPa.C.S, § 6102

297. By virtue of the behavior described above, Vision Management, VPM Holdings,
and all other Defendants who were parties to Agreements for Deed engaged in the “mortgage
loan business” without the required license.

298.  Such Defendants have violated the Mortgage Licensing Act as set forth above,
and by virtue of such violation have violated Section 201-3 of the Consumer Protection Law,

including without limitation:
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a. Section 201-2(4)(ii), by causing likelihood of confusion or of
misunderstanding as to the source, sponsorship, approval or
certification of goods or services;

b. Section 201-2(4)(iii) by causing likelihood of confusion or of
misunderstanding as to affiliation, connection, or association with, or
certification by another;

¢. Section 201-2(4)(v), by representing that goods or services have
sponsorship, approval, characteristics, ingredients, uses, benefits or
quantities that they do not have;

d. Section 201-2(4)(xxi), by engaging in any other fraudulent or
deceptive conduct which creates a likelihood of confusion or of

misunderstanding,
P.S. § 201-3 and § 201-2(4), (i), (iii), (v), and (xxi).
209,  The above described conduct has been willful and is unlawful under Section 201-

3 of the Consumer Protection Law, 73 P.S. § 201-3.
PRAYER FOR RELIEF

WHEREFORE, the Commonwealth of Pennsylvania respectfully requests that this Honorable

Court issue an Order:

A. Declaring the conduct of Vision Management, VPH Holdings, and all
Defendants who are parties to an Agreement for Deed, as set forth in this Count VI, to be

in violation of the Mortgage Licensing Act, and by virtue of such violation, the Consumer

Protection Law;

B. Permanently enjoining Defendants from violating the Mortgage Licensing

Act and the Consumer Protection Law,

C. Requiring Defendants to make full restitution to each and every consumer

who is entitled to restitution from Defendants under the Consumer Protection Law,
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D. Requiring Defendants to pay the Commonwealth a civil penalty in the
amount of One Thousand Dollars ($1,000.00) for each and every violation of the
Consumer Protection Law, and a civil penalty of Three Thousand Dollars ($3,000.00) for
each and every violation of the Consumer Protection Law where the victim is sixty (60)
years of age or older;

E. Permanently enjoining Defendants from engaging in any real property
transactions in the Commonwealth of Pennsylvania involving, relating to or constituting
installment land contracts, residential leases, or options to purchase residential properties;

F. Requiring Defendants to pay the Commonwealth’s investigative and
litigation costs in this matter; and

G. Granting such other general, equitable and/or further relief as the Court

deems just and proper.

COUNT VII - VIOLATIONS OF THE CONSUMER PROTECTION LAW:
DEFENDANTS FAILED TO DELIVER THE DISCLOSURE REQUIRED BY THE
REAL ESTATE SELLER DISCLOSURE LAW

300. The preceding paragraphs are incorporated herein as though fully set forth below.

301.  Section 7303 of the Real Estate Seller Disclosure Law requires that any seller
who intends to transfer any interest in real property shall disclose to the buyer any material
defects with the property known to the seller by completing all applicable items in a property
disclosure statement which satisfies the requirements of § 7304 of such law. 68 Pa. C. 8. § 7303.

302. Section 7103(A) states that the term “residential real estate transfer” when used in
that part shall mean a transfer of any interest in real property located within this Commonwealth,

that consists of not less than one nor more than four residential dwelling units, “whether by sale,

exchange, installment sales contract, lease with an option to purchase, grant or transfer of unit in
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a residential condominium or cooperative.” 68 Pa. C. S. § 7103(A).

303. Thus, the Real Estate Seller Disclosure Law applies to transactions both under the
Agreement for Deed and under the Lease Agreements.

304. A signed and dated copy of the property disclosure statement must be delivered to
the buyer in accordance with §7305 of the Real Estate Seller Disclosure Law prior to the signing
of an agreement of transfer by the seller and buyer with respect to the property.

305. No property disclosure statements were cver delivered by Defendants in
connection with residential real estate transactions in Pennsylvania, as required by §7303, § 7304
and §7305 of the Real Estate Seller Disclosure Law. Defendants never complied with the
requirements of §7303, §7304 or §7305 of the Real Estate Seller Disclosure Law with respect to
any of the over 700 Agreements for Deed, Leases, or Vision Mortgage Transactions entered into
by Defendants in Pennsylvania with Vision Victims.

306. Section 7311(a) of the Real Estate Seller Disclosure Law provides that any person
who willfully or negligently violates or fails to pérform any duty prescribed by any provision of
that chapter shall be liable in the amount of actual damages suffered by the buyer as a result of a
violation of the chapter, 68 Pa. C. S. § 7311(a).

307. Defendants have failed to comply with the requirements of the Real Estate Seller
Disclosure Law and by virtue of such failure Defendants have violated §201-3 of the Consumer
Protection Law, including without limitation:

a. Section 201-2(4)(if), by causing likelihood of confusion or of
misunderstanding as to the source, sponsorship, approval or
certification of goods or services,

b, Section 201-2(4)(ii) by causing likelihood of confusion or of
misunderstanding as to affiliation, connection, or association with, or
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certification by another;

c. Section 201-2(4)(v), by representing that goods or services have
sponsorship, approval, characteristics, ingredients, uses, benefits or
quantities that they do not have or that a person has a sponsorship,
approval, status, affiliation, or connection that he does not have; and

d. Section 201-2(4)(xx1), by engaging in any other fraudulent or
deceptive conduct which creates a likelihood of confusion or of
misunderstanding.

P.S. § 201-3 and § 201-2(4), (ii), (iil), (v), and (xxi).
308. The above described conduct has been willful and is unlawful under §201-3 of the

Consumer Protection Law,73 P.S. § 201-3.

PRAYER FOR RELIEF

WHEREFORE, the Commonwealth of Pennsylvania respectfully requests that this Honorable

Court issue an Order:

A. Declaring Defendants’ conduct as described above to be in violation of the
Real Estate Seller Disclosure Law, and by virtue of such violation, the Consumer

Protection Law;

B. Permanently enjoining Defendants from violating the Consumer
Protection Law or the Real Estate Seller Disclosure Law;

C. Requiring Defendants to make full restitution to each and every consumer
who is entitled to restitution under the Consumer Protection Law from Defendants by
virtue of violation of the Real Estate Seller Disclosure Law, including all actual damages
incurred by Vision Victims in repairing undisclosed defects and conditions that

Defendants were required to but failed to disclose,
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D. Requiring Defendants to pay the Commonwealth a civil penalty in the
amount of One Thousand Dollars ($1,000.00) for each and every violation of the
Consumer Protection Law, and a civil penalty of Three Thousand Dollars ($3,000.00) for
each and every violation of the Consumer Protection Law where the victim is sixty (60)
years of age or older;

E. Permanently enjoining Defendants from engaging in any real propefty
transactions in the Commonwealth of Pennsylvania involving, relating to or constituting
installment land contracts, residential leases, or options to purchase residential properties;

F. Requiring Defendants to permit any Pennsylvania consumer to terminate
their Lease Agreement or Agreement for Deed with Vision without penalty at any time,
and be reimbursed for, among other things, any down payment or option consideration
paid by such consumer;

G. Requiring Defendants to pay the Commonwealth’s investigative and

litigation costs in this matter; and

H. Granting such other general, equitable and/or further relief as the Court
deems just and proper.

COUNT VIII - VIOLATIONS OF THE CONSUMER PROTECTION LAW:
VISION MANAGEMENT AND VPM HOLDINGS DID NOT COMPLY
WITH THE LICENSING AND REGISTRATION ACT

309. The preceding paragraphs are incorporated herein as though fully set forth below.

310. Pursvant to § 301 of the Licensing and Registration Act, it is unlawful for any
person, directly or indirectly, to engage in or conduct, or to advertise or hold himself out as
engaging in or conducting the business of a broker or rental listing referral agent without first

being licensed or registered as provided in that Act.
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311. A “Rental listing referral agent” is defined in the Licensing and Registration Act
as any person who owns or manages a business which collects rental information for the purpose
of referring prospective tenants to rental units. 63 P.S. §455.201.

312. A “broker” as defined in the Act includes as any person who, for another and for a
fee, commission or other valuable consideration, negotiates with or aids any person in locating or
obtaining for purchase, lease, or an acquisition of interest in any real estate. 63 P.S. §455.201.

313. Vision Management and/or VPM Holdings violated the Licensing and
Registration Act by acling as a broker and as a rental listing referral agent in connection with the
transactions described above without licensure or registration.

314, Vision Management and/or VPM IHoldings further violated the Licensing and
Registration Act by failing to maintain a fixed office in the Commonwealth of Pennsylvania as
required by §601 of that Act, and by otherwise failing to comply with the Act.

315. Vision Management and/or VPM Holdings has failed to comply with the
requirements of the Licensing and Registration Act, and by virtue of such failure has violated
§201-3 of the Consumer Protection Law, including without limitation:

a. Section 201-2(4)(ii), by causing likelihood of confusion or of
misunderstanding as to the source, sponsorship, approval ot
certification of goods or services;

b. Section 201-2(4)(iii) by causing likelihood of confusion or of
misunderstanding as to affiliation, connection, or association with,
or certification by another;

¢. Section 201-2(4)(v), by representing that goods or services have
sponsorship, approval, characteristics, ingredients, uses, benefits or
quantities that they do not have or that a person has a sponsorship,
approval, status, affiliation, or connection that he does not have;

and
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d. Section 201-2(4)(xxi), by engaging in any other fraudulent or
deceptive conduct which creates a likelthood of confusion or of

misunderstanding.
P.S. § 201-3 and § 201-2(4), (i1), (iii), (v), and (xxi).
316. The above described conduct has been willful and is unlawful under §201-3 of the
Consumer Protection Law, 73 P.S. § 201-3.
PRAYER FOR RELIEF
WHEREFORE, the Commonwealth of Pennsylvania respectfully requests that this Honorable
Court issue an Order:

A. Declaring Defendants’ conduct as described above to be in violation of the
Licensing and Registration Act, and by virtue of such violation, the Consumer Protection
Law of the Consumer Protection Law;

B. Permanently enjoining Defendants from violating the Licensing and
Registration Act and the Consumer Protection Law;

C. Requiring Defendants to make full restitution to each and every consumer
who is entitled to restitution from Defendants under the Consumer Profection Law;

D. Requiring Defendants to pay the Commonwealth a civil penalty in the
amount of One Thousand Dollars ($1,000.00) for each and every violation of the
Consumer Protection Law, and a civil penalty of Three Thousand Dollars ($3,000.00) for
each and every violation of the Consumer Protection Law where the victim is sixty (60)
years of age or older;

E. Permanently enjoining Defendants from engaging in any real property
transactions in the Commonwealth of Pennsylvania involving, relating to or constituting

installment land contracts, residential leases, or options to purchase residential properties;
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F. Requiring Defendants to permit any Pennsylvania consumer to terminate

their Lease Agreement or Agreement for Deed with Vision without penalty at any time,

and be reimbursed for, among other amounts, any down paymient or option consideration

paid by such consumet;

G. Requiring Defendants to pay the Commonwealth’s investigative and

litigation costs in this matter; and

H. Granting such other general, equitable and/or further relief as the Court deems

just and proper.

Date: Ot 10,201

By:

Respectfully Submitted,

COMMONWEALTH OF PENNSYLVANIA
OFFICE OF ATTORNEY GENERAL

JOSH SHAPIRO
Attorney General

_Z 7. (f%

Susan A. Apel

Senior Deputy Attorney General
PA Attorney 1.D. No. 50597
Email: sapel@attorneygeneral.goy
Bureau of Consumer Protection
1251 Waterfront Place

Pittsburgh, Pennsylvania 15222
Telephone: (412) 565-2578
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EXHIBIT A




State Where Organized Entity Registered in PA?

DE ACM Vision V, LLC No

DE ACP1,LLC Yes — 12/07/2011

DE ACP3,LLC No

DE Alan Investments III, LI.C No

PA or DE ALCA, LLC No

DE Archway Community Yes - 07/05/2011
Properties I, LLC

DE Archway Community Yes - 07/28/2011
Properties I1, LLC

DE Archway Community Yes - 04/02/2012
Properties I1I, LLC

DE Archway Community Yes - 08/22/2013
Properties IV, LLC

ME Avalanche Holding No
Company, LL.C

SC Axis, LL.C No

SC BAT Holdings, LLC No

SC BAT Holdings Eight, LLC Yes - 5/8/2013

SC BAT Holdings One, LLC No

SC BAT Holdings Six, LLC No

SC BAT Holdings Nine, LL.C No

SC BAT Holdings Two, LLC Yes - 9/26/2012

SC Boom SC, LLC No

SC DS New, LLC No

DE DSV SPV 1, LLC No

DE DSV SPV 2, LLC No

DE DSV SPV 3, LLC No

SC Jolek, LL.C Yes—12/13/2011

DE Kaja Holdings, LLC Yes - 3/29/2013

DE Kaja Holdings 2, LLC Yes - 8/26/2014

TX M168S, LP No

X M17S,LP No

X Mom Haven 14, LP No

DE NewBridge Capital Funding, | No
LLC

DE National Housing Partners, | No
LLC

DE One Pine VIII, LLC No

PA | PA Seven, L1.C NA

PA Panda, LL.C

NA




PA Pansy, LLC NA

PA Penna LLC NA

SC PF1,LLC No

DE REO Rancho, LP No

SC RV Holdings Eleven, LLC Yes - 6/6/2012

SC RV Holdings Seven, LL.C No

SC RV Holdings Three, LLC No

SC RV Holdings Four, LLC No

SC "I RV Holdings Two, LLC No

SC RV Holdings Eight, LLC No

SC RVFM 1,LLC Yes - 7/17/2018

DE "RVFM 11 Series, LLC Yes - 9/10/2014

SC RVFM 12, LLC No

DE RVFM 13 Series, LL.C No

SC RVFM 2, LLC | No

SC RVEM 3,LLC Yes - 2/25/2015

DE RVFM 4 Series, LL.C No

SC RVEM 5, LLC No

SC RVFM 6, LLC No

SC RVFM §, LLC No

SC SP 1, LLC Yes - 4/20/2016

SC Vision Propetty No
Management, LLC

SC VPM Holdings, LLC Yes

sC VPM Realty, LLC No
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' AGREEMENT FOR DEED

: gih .
This Agrsoment for Desd ds entered Into on this day TKTH of AUGUST, 2011 botween N

HOUSING PARTNERS, LLC (harolnstier {iown a8 the "PARTY OF THE FIBST PART™ an
feralnafier known as the P ARTY/PARTIHS OF THE SECOND PART),

Witnopssth, That Jf the PARTY/RARTIES OF THE bl firat tuake the paymenta aud

pecfattn tho covenents heygafior dogoribed EFIRST PART hotcby 5 m;(s) and agres(s) 10
oonyey and assurs fo the PARTY) RS OF THE SBCOND PART and byl heits, oxsoutors,
adminisivators or aeslgns, ln.ée ;fmplo, olsar of il enoubranges whatover, by & good and sujficient dead, the Iot
and pleco orpavoel of lan sftuated g n the Cou T PERRY, fho olty of

ELLIOTTHRURG, the Stateef EINNIY] CVANIA, end o as followe la-wit
SEE ATTACHMENT "A" FOR LEGAL DRSCRIPTION OR PROPERTY

and the PARTY/PARTIES OF THE SRCOND PART hereby govenani(s) and agres(s) to pay to the PARTY OF
THE FIRST PART fis sutn of FORTY-FIVE THOUSAND DOLLARS AND NO CENTS (sas,uao.oo) intho

manner followlng: FIVE HUNDRED DOLLARS AND NO CENTS (3500,00) paid at the gigning of this
agreaxaant and the romalning FORTY-FOUR THOUSAND FIVE BUNDRED DOLLARS AND NO CENTS {
tng to the ferms of a Pramissory Note of sven date with intexest at the rate of

$44,500,00) shaltbe pald accord
SEVEN POINT NINE EIGHT FOTR ELVE PERCENT (7 9848%5) por satiutn, payablo maonthly on the whole

s semaining fom Hoo to tims unpald; and fo pay il iaxes, assesaments and/or imposlHons {inofudes auch fees or
other coats nogtnsily paid by ownot ot buyer of proporty such as grownd ronls, gityfoounty xmiscollancous feos as
they requity, properly viclations and/ot fings lovied, water/sower chargey, slootrloal/gas yerge charges, garbage fees
and popetty taxss levied, efo.) that mey be legally Isvied of imposed upon sald Iand aiibaequent to the year of 201

pARTY Of THE SECOND PART will keop the bulldiugs upon seld prenises inguted by some company™ .

satisfactoxy fo the PARTY OF THE FIRST PART, snd payablo to the parties respectively ag fholt fotercat may

appens, i the sum not lsss thea FORTY-FOUR THOUSAND FIVE HUNDRID DOLLARS AND NO CENTS (
$44,500,00) during the term of this Agreament, At the PARTY O THR FIRST PART'S option (as Indicated by
wiltton riotlos to the PARTY OF THE SECOND PART), the PARTY OF TUR FIRST RART may olact to {a)

jmpound monthly, wlth the PARTY OF THE TIRST PART {or its agent), i cost of sugh lnsaranos as eatlmated by
the PARTY OF THE FIRST PART, of {b) proouse sald ddsuranoo, tn which evest the PARTY OF THE SRCONE,

PART shall roimbuczs flin PARTY OF THRFIRST RART for the agtual cost thereof within flvo {5) days aftér
demand from the PARTY OF THE FIRST PART, All Insseanoe provesds shall be puyabloto the PARTY OF THR
tota of the parties shallbe g

FIRST PART, Inthe svent of'4 losn by firs of other sasualty, the rights wnd obllga

NAL

foHows:
1f the damega to the fmproveren(s on the Propetty Is tess than fifty (50%) porcent of the total value of the
to rapalr or xecoustrut said properly. Tho

{mprovorentt, tho PARTY OF THE SECOND PARY ghall bo obHigated
PARTY OF THBFIRST PART shall apply the provseds direotly 1o the costs of such sepalx or paconstmotion, the
abavo tho ovsts of repalr o

PARTY OF THE BIRST PART bolng entitled to avy surglug Ingurancs fimds aver and ;
coponstiniotion, and the PARTY OF THE RIRST PART being Hable fox any dofiolenoy afier upplivation of tho

Jnsneance mogey fo pugh costs,
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if the damage to the improvements on the Property is in excess of fifty {50%) percent of the total value of the
improvernents, the PARTY OF THE SECOND PART shall have thie option as to whether o tepair of reconatruct

said property following such casualty loss,

1f the PARTY OF THE SHCOND PART elects not fo repair ot reconstruct sald property, then the unpaid balance of
the purchase price, together with acorued interest to date, but excluding unearned Intorest, shall st the option of the
PARTY OF THE FIRST PART become due and payable forthwith, and the insurance proceeds shail be applied
tawerds the application of such sum, any sutplus of the insurance proceeds over and above the PARTY OF THE
SECOND PART'S obligations shall be paid to the PARTY OF THE SECOND PART, In the ovent that the contract
I paid out as & result of the application of the insurance praceeds, tho ‘PARTY OF THE FIRST PART shall deliver
a deed o the PARTY OF THE SECOND PART and consuminata tho transaation. In the event the contract iz not
ult of the appHeation of the iusurance prooess pursuant (o en slecifon not to repalr of reconsiruet
said property aftor casalty, the proceeds shall be eredited to the acoount of the PARTY OF THE SECOND PART
and the PARTY OF THE SECOND PART will continus fo malke regular payments pursusnt fo the terms of tke
confract until the PARTY OF THE SECOND PART'S obligati¢is dre satisfied antl the contract consuinmiatgd,

pald out as a res

If the PARTY OF THE SBCOND PART sleots to tepair or reconstruct, the insurance procesds shall be applied by

the PARTY OF THE FIRST PART o the costs of such repair or xeconstruction, the PARTY OF THE SECOND
PART shatl submil the building plens to the PARTY OF THE SECOND PART for approval, for which approval
shall be gyanted if the value of the land after the repair or reconstruction will equal or exceed the value of the land
{mmediately pricr to tho oasualty. If requested by the PARTY OF THE SECOND PART, the PARTY OF THE
FIRST PART will, after approval of the PARTY OF THE SBCOND PARTS buitding plans, turn over the
insurance proceeds to an insutance trustos for the garposs of paying for the repairs or reconstruction. Any surplus
of Insurange proceeds over and above the costs of epadr or reconstruction ghall be delivered to the PARTY OF
THE SECOND PART, and any deficlenoy remaining after application of such nrocesds to the oosts of repair
revonstruotion shall be paid by the PARTY OF THE SECOND.PART—= :

It is mutually agreed, by and between the partics heysto, that the PART'*F OF ThE FlR.S’I"“PART lm)afars the @
property to tha PARTY/PARTIES OF THE SEC(IND PART in striotly "AS 18" condition and the
PARTY/PARTIES OF THE SECOND PART Is sdloly tesponsible for bringing the buildi:ﬁ:mi/pw‘(d

habltable condition within & reasonable period of time ot-axcgeding THRELD (3) mopths.: Thaintaining the
proporty in goud stato of repalt durng the teri of this agreement. .

b

o8 10 A

Also both Parties hereby ngreo that the PARTY/PARTIES OF THE SECOND PART shall not occupy or cauge
building to bs accupled, befora building s sepaired to satisfy alt ppplicable nattonal and local buitding codes. '
PARTY OF THE FIRST PART is nader no duty, whaisosver to Inspeot the promises afier the signing of

determine compliance with thess terms, Novertheless, the PARTY/EARTIES OF THE SBCOND PART ig now and

ghall reraain In sole control of the promises, aud ls snd shall remala sololy Hable for all Injuries and damages fo

themsslves and/ot to third parties, os to the property of such persons ocolrting while In or about the premises, In the

event such infury or damage ocours, the PARTY/PARTIES OF THE SBCOND PART ngrees and covonants to hold
harmless, defond and forever indamnify the PARTY QF THE FIRST PART, its successors and assigns, from all

such resulting olalms, Habilitlos, defense gosts, attoritey fees, judgements ad the like rolating in any way to such
damage, injury, claim or lability.

et to
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And in case of faiture of the PARTY/PARTIRS OF THE SECOND PART to make sny of the payments o sny part
thereof, or to perform any of the covenants hareby smade and entered info by the PARTY/PARTIES OF THE
SECOND PART, this contract may, et the exclusive discretlon of the PARTY OF THE FIRST PART, be declared
nul and void, and terminated, in which event the PARTY/PARTIRS OF THE SECOND PART ghall, upon notioce
of such termination, immediately quit the premises, allowing the PARTY OF THE FIRST PART to re-entor and

rotake exclusive possession of the premises,

CONVERSION TO MONTH TO MONTH TENANCY, Upon the PARTY OF THE FIRST PART exerolsing ils
eight of termination as provided herein, alt rights and Interest horeby oreated and then exlsting in the
PARTY/PARTIES OF THE SECOND PART and in afl claiming under the PARTY/PARTIES OF THE SECOND
PART, shall wholly cease and terninate, and the PARTY/PARTIES OF THE SRCOND PART SHALL BB '
DEEMED A MONTH TO MONTH TENANT. THE PARTY/PARTIES OF THE SECOND PART, NOW
KNOWN AS TENANT, AGRYES TO QUIT AND SURRBNDER TCHTHE PARTY OF THE FIRST PART,
WITHOUT DEMAND, PEACEFUL POSSESSION OF SAID PROPERTY IN AS GOOD CONDITION AS IT 18
NOW, REASONABLE WEAK AND TEAR ALONE EXCRPTED, WITHIN THIRTY DAYS (3 OF AFTER ’
NOTICE OF TERMINATION. AFTER TERMINATION BY THE PARTY OF THE BIRST PART PURSUANT
TO THIS PARAGRAPH, THE PARTY/PARTIES OF THE SECOND PART SHALL PAY RENT IN AN
AMOUNT STATED HEREIN AND THE PARTY/PARTIES OF THE SECOND PART ACKNOWLEDGES
THAT THE PARTY OF THE FIRST PART WILL INITIATE AN ACTION TO EVICT THE PARTY/PARTIES
Ot THE SECOND PART WHEN ANY RENT PAYMENT IS MORB THAN THIRTY (30) DAYS LATE,

In the ovent the PARTY/PARTIES OF THE SBCOND PART neglects or refuses to sarrender such possession it
shall be Jawful for the PARTY OF THE FIRST PART to enter upon and take possesslon of said property without

notice and remove all persons and thelr property.

Tho PARTY OF THE FIRST PART may, at its option, oguse a written declaration to bo revorded In the office of
the Clerk of Court of PERRY County, to evidencs the sxistence of its election to tevminate all vights hereunderin

accordance herewith,

Suoh declaration when so tecorded, shall be, as to all subzequent Purchasers or Tenatis of onoumbrances of the
property ot any part thexsof, conclusive proof of default by the PARTY/PARTIES OF THE SBCOND PART and of
the PARTY OF THE FIRST PART clection to terminate all rights in the property existing by reason of this

agreement. v

all moneys psid by the PARTY/PARTIBS OF THE SECOND PART undor

this instrument, and all improvements constructed in or upon the propordy shall bo rendered forfelt and shall imure to
fhe benefit-of the PARTY OF THE FIRST PART, its successors and assigns, except that 1f and only if the premises
have not decreased jn Rt market value lower than the amount of the contract sale price, then a “Spevial Baquity"
shall be oaloulated for the benefit of the PARTY/PARTIES OF THE SECOND PART, by the PARTY OF THE
FIRST PART, in tho amount cyual to one-half of asy reduction achioved in tho outstanding principal on the
Promissory Note mentioned above. The resulting Speolal Equity shall then be applied Frst against the balance of the
{nterast acorued and unpatd, and then against the cost if any, required to put the premisos into ita former condition, °
if conditton hes deteriorated dus to abandonment, abuse, failure to maintain or faiture fo insure the premises during
the contract perlod, The balanoe of the Speotal Bquity shall be paid to the PARTY/PARTIBS OF THE SECOND

PART within 45 days of the date possession 19 retaken,

In the event of contract tsrmination,
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The partios agres fhat the timited forfelture descrlbed herein is a reasonnble means of addressing a loss which may
be difficult to caloulate and constitutes fhe compensation for the use and ocoupancy thereof by the
PARTY/PARTIES OF THE SBCOND PART, consideration for the oxecution of this Agreemeat, and liguidated
damagos which may bs clected by the PARTY OF THE FIRST PART fot {ts consequential and future losses, and

are therefors not an unreasonable pesalty.

THE PARTY/PARTIES OF THE SECOND PART ACKNOWLEDGES THAT UPON TERMINATION OF THIS
AGREEMENT BY THE PARTY OF THE FIRST PART THE PARTY/PARTIES OF THE SECOND PART
BECOMES A MONTA TO MONTH TENANT WITH A MONTHLY RENT EQUAL TO FOUR HUNDRED
NINETY-BIGHT DOLLARS AND NO CENTS ($498.00)

IT 1S MUTUALLY AGREED, by and between {he phriies heroto, that the (ime of oach payment shall be
an esgential part of this confract, and that all covenants and agtesments herein contained shail extend to and he
obligatory upon the helrs, executors, administrators and assigns of the respective patties,

In the event that this document iy recovded, 8 Ternination or Cancellaiton by sworn ﬂfﬁciavir oxc(;utcd by‘tha Paity
of the First Part, when subsequently recorded, shall be desmed effeotive to immedistely cancel and aflify any
interest held by the Party of the Seoond Part under this instrument, and this instrument shall ot thexeafier constitute

a lien or encumbrance upon pretaises.

[signature(s) on the foliowing pagel
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fhe day and ycm fixgt abovd wiitten,

ITNESS

NESS

State of PENNSYLVANIA
County of f:R)L\}j

> . .
On thiy, the ? Ay o me, # Notary Pubtlo fox sald State and County,
personelly appoared: and ackuowledged the dus sxecution
of the foregoing fustrament, :

* Wittess 1y hand and official se

Nolartal Saal
Marw e¢urr ‘bﬂmmpuum

Printed Nams; an N

Myeomm:salon expires L\Mﬂmﬁ 19, 204, (SEAL)

%” | :HDNAL %
WITNESS - . BYMANAG ‘

¥

State of South Caroling '
County of_Richland - . o

On this, the |2, day of , 2011, befora me, 8 Notaty Publlc for aald State and
County, personally appeared a and acknowledged the due

excontjéh Bthe foogolng iniraient " State of South Caraling

Netary Subiin
G Amonda & Chilton

N9 . My artsson Eplog 792080

NQFARE PUBLIC FOR South Carollnn

Printed Nams: _ .
My comtnisslon expires _ - (SBAL)
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PROMISSORY NOTE

15TH of AUGUST, 2011 $44,500,00

FOR VALUE RECEIVED, the indersigned promises fo pay o tho order of NATIONAL HOUSING
PARTNERS, LLC clo VISION PROPERTY MANAGEMENT, LLC at .0, BOX 488, COLUMBIA, SOUTH
CAROLINA 29202, the sum of FORTY-FIVE THOUSAND DOLLARS AND NO CENTS ($45,000.00) a8

follows!

Bearing Interest at the rate of SEVEN POINT NINE EIGHT FOUR FIVE PERCENT (7.9845%) per
annurm ftom date hereof In 300 equal monthly lustallinents of TAREL: HUNDRED FORTY-THREE DOLLARS
" AND NO CENTS (§343.00) plas ONE HUN]?RED FIFTY-FIVE DOLLARS AND NO CENTS ($155,00) for
veal estate taxes (teal estate tak subjeot fo chango) making a fotal of FOUR HUNDRED NINETY-EIGHT
DOLLARS AND NO CENTS (§498.00) each begluning day 15TH of SEPTEMBER, 2011, and on the sawe day
of oach and every month theresfler, ench such installment to be appiled firat to the acorued interest on the unpuid
principal balance at fhe rate of SEVEN POINT NINE FIGHT FOUR FIVE PERCENT (7.9845%), The
remainder {hereof to the principal balance, and the entire remaining unpaid prinoipal balance together with accrued
jnterost to date shall beooms due and payable in full on the day 1STH of AUGUST, in the year 2036,

Discount Rides (if applioabls). YES NO_X_, see Discount Rider aitached o Promissory Noto.

‘The note, principal and interost s secured by an Agreement for Deed onuiienniETINIRESSE o
P in the County of PERRY, the City of EXLIOTTSBURG, the State of PENNSYLVANIA.

1tis spcoiﬂcéﬂly agroed that the makers hercof ghall havo the right of prepayment ak any timne without the
terost on the unpatd principal is pald as hereln provided, And that

penalty of additional interest so fong as acorued o
upon fatlure to make payment or any patt thereof, at the time when due, the then unpatd principal balance hereof

plos interest shall, at the option of the holdex of this note, at onge become due and payeblo, if this note s placed in

the hands of an attorney for collaction, by suit or othetwiss, /'We will pay, on demand, any attorney's fees and

related expenses that the holder incuss (1) in collecting or atiempting o coflect the indebtedness ovidenced by (his

note; (2) in enforcing the Agrecment for Deed that seoures this note; (3) in protecting tho oollateral encutnberad by
that Agreement far Deod; or (4) in defending or asserting the holder's rights in that collateral, All pariies hereto, '
makets, cndorsors, suretles, guarantors, or otiterwiss, soverally waive protest, demand, presontment and notics of
distonor and-the hofder may grant exiensions(s) of the tite of paymient of this note, or a part thergof, without any
reloase of Habillty a to parties secondarily Uable, who hereby walve notice a8 to any such extenslon, and against

whom recourse ls, in such event, expressly resarved, R

[signuture(s) on the folfowing pagel .
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£ the 4l pnoyut of the monthly paysient hss not been reoglved by Fra end of 10 oalondar days efter the
dite It s due, & Jate charge in the nmount of TWENTY-FIVE DOTLAKS AND NO CENTS (825,00} will
Becom due, the tatal pryment aad penalty belng the amovnt of FIVE HUNDRID TWENTY-THRRE

DOLLARS AND O CENTS ($523,00).
Ror enoh bad okeok there wilt bo Thirty Dollars ($30.00} bad cheok foe, epplied.

Signed, sealed and delivaréd In the presence of!

L

TNESS

WITNESS

Stato of PENYSYLVANIA
Counly of

On thds, th Y day of 39 , 2011, beforo me, a Notary Public for st State and County, personalfy
apponns and soknowlarged the due exeoution of the foregolag

{nslmimont.
)

ffiolal aes

Withess my hand and o

SOMMONEALTH OF PENNSYLVANIA
oladel Senl
bapry 4, 3purer, Nola Ii
AN

Printed Name; (oA o, Gov WG

- My GomnVetloc Gxples Moy, 17, 2014
My comniaston expiror_NoutmA & 17,30 H/(SBAL) BN a’ﬁi!‘:‘ﬁvan!n sioclAllon GCNpIaNea
) [}
1,
Page 7 of 13

-




i “ | < CERTIFICATION

¥/We, the PARTY/PARTIBS OF THR SECOND PART, heraby certify that J/We have been informed by

PARTY OF THE FIRST PART that It Is advizable when enterlng into an AGREEMENT FOI DEED for

yeal property to obtain Jegal advice from a lawyet, I/We, the PARTY/PARTIES OF THE SECOND
PART, have declded IWe whl siot consult a Jawyer and that this deoision was made outalde the presense
of PARTY OF THE FIRST PART; I/We further cortify this CERTIFICATION was signed outside the

presence of PARTY OF THE BIRST PART,

Signed, sealed and delivered in the prosenos of: ' |

- WITNESS """

Stato of PERNSYLVANIA

. County of _§ SILAM '
} ot - |
* On this, the ? __day of 2011, bafore me, a Notaty Public for said State and
" (County, personatly appeated w aud acknowledged the due
L sxeoution of tho foregoing Instritent,

| QOMMONWEALTH OF EENNEYL
Notarkd Seal

MPW J.ﬂG Mmb”%ﬂas:b"v
sarcol” g
1w nom:haul%ﬁ xas Hov, Y, 014

arabl; frann vanin Asnodlatien o

' My oommission expires gV EMBOL_Jg S0 1) (SBALY
| ' »

Y,

et : | Page § of 13
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LEAD BASED PAINT RIDER

RIDBR-TO AGREEMENT DATED the 15TH day of AUGUST, 2011 betweon the PARTY/PARTIES -

OF THE SECOND PART and PARTY OF THE FIRST PART for propesty tocated aglilB
County of PERRY, State of PENNSYLVANIA.

'y

. 'The PARTY OF THEFIRST PART and the PARTY/PARTIES OF THE S.BCOND PART agteo that the

following additions andfor modifioatlons are hereby made to the above-teferenced Contract.

1, AGRERMENT FOR DEED CONTINGENCY. Pursuan{ to Federal Regulations, the provisions of this
Rider must be satisfled before the PARTY/PARTIES OF THE SECOND PART are obligated under this

Agreement for Deed.

2. LEAD WARNING STATEMENT. The PARTY OF THE FIRST PART, as owner of an interest in
sosidential teal property on which a sesidentlal dwelling was built prior to 1978, is notified that such
property méy prosent exposurd to lead from lead-based paint that mey place young children at tisk of
developing lead poisoning, Lead poisoning in young children tmay produce permeanent aeurological
including leatning disabilities, reduce intelligence quotient, behavioral prablems, and impaired

domage,
raemoty. Lead poisoning also poses a partioular pisk to preghant womei. The PARTY OF THE FIRST

PART, as owner of an interest in residential real propexty, are required to provide any PARTY/PARTIES
OF THE SECOND PART with whom the PARTY OX THE FIRST PART entet into an Agreement for
Deed with any information on. lead-based paint hazards fom risk assessments or inspections in the
possession of the PARTY OF THE FIRST PART and notify the PARTY/PARTIRS OF THE SECOND
PART of any known {ead-based paint hazards, A sisk assessment or fnspection for possible lead-based

paint hazards i5 recornmended prlor to putchase. : _

3. | BAD HAZARD INRORMATION PAMPHLET, PARTY OF THE RIRST PART shall deliver to the
PARTY/PARTIES OF THE SECOND BARY an EPA approved lead-hazard information pamphilet (For [
example, Protest Yout Famlly Brom Lead In Your Homne), Tntact load-based paint that is in good ' i

conditlon is not necessarily 8 hazard,
‘ L)

L
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4, PARTY OF THE FIRST PART'S DISCLOSURE. (Check all applicable boxes).
(A) Presenoe of Lead-Based Paint and/or Lead Based Paint Hazards.

(Check either (1) or (2) below),

[ 1(1) Hazards Known, Attached hersto is a statement signed by PARTY OF THE FIRST PART
disclosing the presence of known lead-based paint and/or lead-based hazards at the Property, inclding
but not limited o the basis for the determination that lead-based paint and/or lead-based paint hazaids
exist, the location of the lead-based paint and/or lead-based paint hazards and the condition of the painted

surfaces.

fx} (2) Hazards Unknown. PARTY OF THRE FIRST PART have no actudl knowledge of the presence of
lead-based paint and/or lead-based paint hazards a the property, '

(B) Records and Reports Available to PARTY OF THR FIRST PART, (Checl either (1) or (2) below),

[ ] (1) Reoords Provided. The following Is a list of all tecords and/or repotts available to the PARTY OF
YHE FIRST PART pertaining to lead-based paint and/or lead-based paint hazards at the property.

The PARTY OF THE FIRST PART shall deliver a complote copy of each record and report to the
PARTY/PARTIES OF THE SECOND PART.

[x] (2) No Records. The PARTY OF THE FIRST PART have no regords or reports pertaining to lead-
based paint and/or lead-based paint hazards at the Property.

[initial(s) on the following pagel
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&, RYSK ASSTSSMENT, (Mark with sn X either {A) ox (B) below).

(A) [ PARTY/PARTIBS OF THE SHCOND PART hoteby waive/walves the opportont fo condupt a
lend-based paint hazard risk assezsmont or inspection,

(B) [ 1Thds Conteact la contingent upon a visk agsesstsent or inspeotion of the Property for the presencs
of load-based puint and/or lead-based paint hazards bolng obtained by the PARTY/PARTIES OF THE
SECOND PART of the expense of the PARTY/PARTIES OF THE SECOND PART bofbre 5:00 pan. on
the tonth calendar day after full exeoution of the Condract by all parties (the "Lesd Paint Inspection

Porlod"), I the tesnlts of snoh inapection ave usaccepiable o the PARTY/PARTIES OF THHR SECOND

PART for any reasofi whatsoover, the PARTY/PARTIES OF THE SECOND PART shall notify the
PARTY OF THE FIRST PART or the atotney of the PARTY OF THB FIRST PART in writing within
two bualness days pfier the end of the Lead Paint Inspeotion Perlod, together with a oopy of the
inspeotion and/os risk sssessinent report, In suoh qase, either party inay canoel the Contiact wpon written
nutlos to the ather pacty or the other party's aiforney. A copy of such notice(s) shonld be delivered fo the
yodil sxtuts brokers, I the notlcs of utnoseptable reswlis by the PARTY/PARTIHS OF THE SECOND
PART'S 1s not receivad by the PARTY OF THE FIRST PART or tho attorney of the PARTY OF THE
FIRST PART within two business days after the ond of the Lead Paint Inspection Period, this Tuspeotion
contingenoy 1 deeraed waived by the PARTY/RARTIES OF THE SBCOND PART. The definitiony in
Paragraph 1.B and C of Foun 1.1 Contract Rider (1995) shall be used to detormine whether of not the
notice of unncoeptable resulls by the PARTY/PARTINS OF TEE SECOND PART has/have been
reostved by the PARTY OF THE FIRST PART bofore the end of the Lead Paln Inspeotion Perlod. The

" PARTY OF THE FIRST PART will cooperate with the inspeotion made by the PARTY/PARTIES OF

THE SECOND PART in suoh fashion as may be ronsonably requested by the PARTY/PARTIBS OF
TER SRCOND PART, The PARTY/PARTIES OF THE SECOND PART may reniove this contingeney

ot sty time wlthout onuse.”

6, ACKNOWLBDOMENT BY THE PART/PARTIES OF THE SECOND PART {ﬁlitia! and date):

F-F.1]  PARTY/PARTIES OF THE SECOND PART besfhave recoived
Tnftlal Date ' oopios ofall information, tecotds aad/or reports set forth in
: Paragraph 4 of this Rider or attached to this Cottteaot,

§-§-¢]  PARTYPARTIRS OFTHE SECOND PART has/liave sooolvel

Syt il ap R .
Inifinl Date . rtt BPA npproved lead hazard Information pataphlet.
#-8. )/ PARTY/PARTIES OF THE SECOND PART has/hvo tecelved a
Iniial Dato 10-dey opporfunlty (or muthally agreed mpon perdod) or hasfhave

'walved the opportunity to conduct a tlsk assesement o inspeotion
for the gredence of lead-based paint and/ox lead-based paint
' haZﬂtdS.

Isdgnminre(s) on the following pagel
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7. CERTIFICATION OF ACCURACY. The undersigned have reviewed the information above and

certify to the best of their knowledge, that the statement they have provided is true and accurate.
Signed, sealed and delivered in the presence of: '

NATIONAL HOUSING
PARTNERS, LLC

-

WITNESS ' ' A . BY MANAGI¥¢f MEMBER

WITNESS

ggT‘NESS k :

State of PENNSYLVANIA
County of 8’2/‘-"}[

On this, the i }Jh day of _ﬂi’" , 2011, before e. a Notary Public for said State and
County, personally appeared and acknowledged the due

execution of the foregoing instrument.

EALTH OF PENNSYLVANiA
otaris] Seal

ary J. C‘;louffer. Natary Public

Garrall Twp Pemr ounty sott

Plov
cemmisaion X
e:bar Pannsylventa Association or Molaries

- Page 12 of 13




Y ATTACHMENT "A" 10 THI AGRETMENT FOR DELD

(Dated the 18TH day of AUGUST, 2011, BETWEEN NATIONAL HOUSING PARTNERS, ILC
and ’

LEGAL DESCRIPTION

TEN: HOUSE AND LOT COMMONLY KNOWN ASt

YN THE COUNKY, OF: PIRRY

PARCEL IDENTIFICATION NUMBER: ZSNEToNGHr

A

} ' ‘ ’
k‘_"' Pago 13 of 13
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EXHIBIT C




S——

RESIDENTIAL LEASE WITH OPTION TO PURCHASE AGR_EEMENT

(TRIPLE-NET, BONDABLE LEASE)

This RESIDENTIAL LEASE WITH OFTION TO PURCHASE AGREEMENT is entered into on thisday Lst of
Aprit, 2015 between Kafa Holdings 2. LLC (hereinatier known as the "LESSOR") und
iy (hervinafier known as the "LESSEE(s)").

Witnesseth, that if the LESSEE(s) ghall first moke the payments and perform the covenants horeafter deseribed, the
LESSOR hereby covenant(s) and agree(s) to LEASE the property commonly known as
in the County of Allegheny , the ¢ily of Nutrona Heights, the State of Pennsyivania, to the LESSEE(s) for the term and
covenant(s) set forch herein, and further known and described as follows, to-wit: ]

SEE ATTACHMENT "A" FOR LEGAL DESCRIPTION OF PROPERTY

The premises, ns described gbove, with all appurtenances, are hereby LEASED tothe LESSEE(s) for a term of 84
months, This LEASE shall comnmence the 15t of April . 2015, and shall b paid, ot the signing of this agresment, in the Tollowing
manner: One Thousand One Hundred Twenty-five Bollars  $£,125.00 } as an aption consideration, and Three Fundeed Fifty
Doliars { $350.00 ) as (he monthly lease payment, plus Seventy-live Dollars ( $75.00 ) for real estate taxes (real estate taxes
subject ta change), Twenty-five Dollars { $25.00 } for Casuatty and General Liability [nsuratce (insurance pramjum subject to
change), making the total initinf payment One Thousand Five Hundred Seventy-five Dollars  $1,575.00 ). .

Al subsequent monthly payments shall be due on or before the 1st duy of each month, commencing on the st of
May , 2015 until the term of this apreement has been fulfifted and shall be in the amount of Four Hundred Fifty Dollars { $450.00
). This agreement expires on the last calendar dav of May , 2022 . Twenty-five and 39/100 Dollars {$25.39) of each monthly
lease paymenl, us well as the option consideration paid by the LESSEE(s) shafl be eredited towards the purchase price of the
propetty. All eredits are non-refundable.

The PURCHASE PRICE, of the premises, as deseribied above, Will be Forly-one Thousand Dollars { $41.000.00 ), 1o be
satisfied on or before the expiration of this agreement, should the LESSEE(s} choose to exe_rcise their righis to purchase o3

deseribed horeinafler.

Lipon the expiration of the term of this agreement or before, the LESSEE( 8) shall have three options, lo-wit:

1. OPTION TO CONVERT TO SELLER FINANCING: LESSEE(s) may, if all the requirements and covensats of this
sgreerent have been filfiled, either upan the expiration of this agreement, or upon the time the total oredit(s) paid
lowards the PURCHASE PRICT reaches the amount of 30% of the PURCHASE PRICE, whichever comes first, this
lease shall convert to a Seller Financed Contract, This couversion shall be documented by a separate instrument. The
PURCHASE PRICE g set forth in the instrusent documenting the corversion to Seller Piancing shall be equivalent to
the difference of the PURCHASE PRICE listed in this ngreement minus auy/all credit{s) paid towards said

PURCHASE PRICE,

2, OPTION TO PURCHASE PREMISES: LESSEE(s) may, on of befove the expiration of this agreement, shoose to
purchass the above referenced premises for the rewainder of the PURCHASE PRICE as desoribed above with all credits
paid freluded, Fulfillment of the PURCHASE PRICE by the LESSEEs) shall be treated ns a CASH SALE, a which
time the LESSOR. shall provide the LESSEE(s) wath & good and sutfieient deed, clear of all encmbrances, with exception
1o pmyfall encunibrances vaused by the action o inaction. whether direct or indireet, of the LESSEE(s), and Iranster title
of the premises from the LESSOR to the LESSEE(s). This CASH SALE shall be documented by 4 separale instruntent

3. OPTION'TQ FORFEIT LEASE: LESSEE(s) may, on or belfote the ekpiration of this agreement, by mutual agreement
belween LESSOR und LESSEE(s), as evidenced in writing, choose to forfoit their rights to the premises desoribed herein
and vagnte the premises and al] appuricnances within FIVE (3) days of the détermined expiration ef this agreement,
Should the LEISEE(s) choose to forfilt this ngreement, all personal property and belongings shall be vacated within
FIVE (5) days of the determined expiniion of this agreement. Should the LESSEE(s) clioost to vacate the premises, any
nd g1l improvements that have been built into the properly, inctuding but not fimited to any/all built in appliances, shatl

R Y




remain with the propetty and become considered forfelt.

4. FAILURE TQ YACATE PREMISES: Should the LESSEE(s) fail to comply with the covenants of QPTION
3 (mbove), LESSOR shall have the right to eviet LESSEE(s) according to the proper judicial provsss determined
by the focality in which the premises is Jocated.

b, PERSONAL PROPERTY: Should the LESSEE(s) elect to chooge OFTION 3 (above), any and att of
LESSEE(s), their assigns. agenty, acquainiances, andfor other pecsonal properly rerining in, around, or abott
the premises or its appurtenances shall be forfeit so far as the FIVE(S) day vacation peried has expired. -

C. CONDITION OF PREMISES: LESSEE(s) agree that upon the exzcution of OPTION 3 {above), LESSER(s)
shed) vacate premises in the same condrtion or belier as of the execution of this agreement. LESSEL(s)
acknowledge thut should they vacate the premises in worse condition than at the time of execution of thia
agreement. any and all appropriate legal action may be sought by LESSOR for restitution.

NON-PAYMENT, EVICTION, AND LATE FEE NOTIFICATICN

LESSEF(s) acknowledges and understands that if the filf amounf of the monthly payment described herein has ot been
received by the end of Ten (10} cafondar days atter the date it is due, a late charge in the amount of Twenty-five Dollars ( $25.80)
wilt heoome dus, the total payment and penadty bemsg the amount of Four Hundred Seventy-five Dollucs ¢ $475.00 ). Any lute fee
chorged shall not be applied/assumed as vredit towneds the PURCHASE PRICE,

For each bad check there will btz"l“hirty Dollars {330 08 bad check fee applied.

LESSEE{s) acknowledges and understands that in the event of their failure to perform according to the covenants set forth
herein, particularly, but aot limiled to, the full amount of the monthly paymerit described herein nat being received by the end of
FIFTEEN (13) calendar days after the date it Is due, they may be placed in eviction in the pertinent Comrt of compelent jurisdiction
pertaining to the county in which the premises is located or other appropriate judicial process,

AS IS/WHERE IS LEASE NOTIFICATION

LESSEE(s) acknowledges and understands that the premises referencéd herein is LEASED in stritly “AS 1S/WHERE I§"
condition, and it is mutually apreed, by and between the parfies hereto, that the LESSEE(s) is solely tespunsible for maintaining lie
prequises in a safe and non-hazardous condition during the dutation of this agreement, and for bringing the building nnd premises to
n habitabte condition, compllant with any and all State. County, and City building and premises codes, within a ressanabie period of
{ime not exceuding ( Jyly 151, 2015 ), and maintaining the preinises in o good state of repair during the term of this agreement,

LESSEE(y) also herchy acknowledges and undersiands that the LESSEE(s), upon the exceuton of this
agreement, mny fake pussession of the premises referenced herein, but will not oceupy or aliow to be occopicd the siated
preises untif ihe building and premises are brought to u habitable condition, compliant with any 204 alf Stare, County,

und City building aud prentises codes.

LESSEE(s) atso hereby acknowledges and undersiands thai the LESSEE(s), upon the execution of this
agreenent, skalt be immediately responsible for paymen! or alleviation of any encumbrances includlng, but nof lintited to,
all taxes, assessments and/or impositions {includes such fees s ground rents, eity/eonnty miscellaneons fecs as they
require, property violations andfor fines levied, water/sewer charges, electrical/gas vsage charges, garbage fees and
property taxes levied, ete.) that mny be togally levied or inposed wpon said premises that ave delinguent or carrenily due
at the execution of this sgreement without recourse,
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RIGHT TO INSPECT PREMISES

LESSOR, its employees or agents, shall have the right, after 24 hours of natice to the LESSEE(s), to enter and inspect the
premises and all ks appurtenances referenced in this agreement at rensonable times for the purpose of inspecting the performance of
the LESSEE(s) pertaining to the terms angd conditions of this agreement set forlh herein. LESSEE(S) hereby agrees to and grants
LESSOR such stated rights. .

Upon inapection of the premises and alf its appurienances, should LESSOR deem that the terms and covennnts ol this
“agreement have not bren fulfilled by the LESSEE(s}, such a5 but nof liméled Lo maintenance, repair(s), or other reasonable grounds,
LESSOR shull have the right to terminate ths agreement immediately by written notice to the LESSEE(s), and should it require, the
LESSEE(s) may be placed m eviction in the pertinent Court of competent jurisdiction pertaining to the sounty in which the
premises is Jocated or other appropriate judicial progess. Such termination of this agreement does nol entitle the LESSEE(s) to any
payments made, whether towards the option consideration or not, to any refund whatsoever, LESSEL(s) hereby agrees to and grants
LESSOR such stated rights. .

LESSEE'S RIGHT TO SUB-LEASE

1f alf the requirements and covenants of this agreement are in full effect, tncluding but not limited to maintaining the
premises in a safe and non-hazardous condilion during the duration of this agreenent, and for bringing the buitding and-premises to
2 hahitable conditiot, compliant with sy and all State. County, and City building and premises codes, LESSEE(s) shall have the
right Lo sub-lease the premises refereneed herein upon the muotual agreement to sub-lease said premises, in writing, between the
LESSEE(s) and LESSOR. This sub-lease and acknowledgment of sub-lease shall be documented by a separate instrument to be
approved by the LESSOR in ifs sale discretion. LESSEV(s) hereby acknowledges and agrees thet the requirements und conditions
of this apreernent shaff taks priority, including but not limiled to the "AS IS/WHERE 18" clause, over any sub-lease agreement.

Prior to the execution of any sub-lease agreement, LESSEE(s) hereby acknowledges and agrees to provide LESSOR. with
appropriate contact information for the sub-lesses(s), including but not limited fo phone number(s), cmail address, smergency
contocts, and other information thal may be required by the LESSOR prior to the execution of the sub-Jease,

{pon the exeoution of any sub-leuss between LESSEE(s) and sub-lessee(s), this agreement shall remain i fiull effest
according (o the provisions set-forth herein. Upon the event. that the requitremesnts and covenants sct forth herein are not in full effect
yncluding. but ot limited to non-payment, LESSEE(s) may be placed in eviction in the pertinent Court of competent furisdiction
pertaining fo le county in which the premises is located or other appropriate judicial process, and LESSOR shall have the
immediate right to convert the sub-lessee(s) lo LESSEE!s) in the former LESSEE(s) stead. ‘This conversion shall be docymented by
a separate instrument.

INSURANCE NOTIFICATION

The LESSEE(s) will puy for Casualty and General 1.iability insurence as a part of their motithly pryment. ‘This fee is a
Casualty and General Liability Insurance Policy and is not o veplacement for renters insurance or other appropriate insuranee to be
obtgined by the LESSEE(s). This poticy cnly covers the LESSOR’s Hability in this property, Without renters fnsurance of other
approprinte insurance, the LESSEI(s) will stil] be respansible For damage or loss of personal betongings,

The LESSEE(s) will notity the LESSOR imumadiately in the event ol calustrophic damage fo the property, Cafustrophic
domage shalt be defined as any damage requiring uver $3,000 to repair. :
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If the damage to the improvements on the Property is less than fifty (5 0%) percent of the total value of the improvements,
the LESSEE(s) shali be obligated to repair or recoustruct said properly. The LESSOR shal] apply the proceads directly to the costs
of such repair or reconstruction The LESSEE(s) shall b liable for any deficiency after application of the insurante rmoney to such

coss. .

1F e damage to the improvements on the Property is in excess of fifty (30%} percent of the totat value of the
improvements, the LESSEE(s) shall bave thie option as to whether to repair of Leonsrwe suid proporty following such casualty
loss. .

1f the LESSEELs) eleats nint to repair of reconstruct said property. then the unpaid batance of the PURCHASE PRICE
shall at the option of the LESSOR become due and paysble Forthwith, and the insurance proceeds shall be applied towards the
application of sucly stin, any surplus ot the insurance proceeds over and above the LESSEE(s) ohligations shafl be paid to the
LESSEE(s). In the event that the agreement is poict out as a resuls of the application of the insurance proceeds, the LESSOR shall
deliver a deed to the LESSEE{(s) and consummate the transaction. In the event the eonteact is not paid out s aresult of the
applisation of the insurance process pursuant fo an election not 1o repair or reconstruet said property afler casvalty. the proceeds
shall be credited to the nceount of fhe LESSER(s) and the LESSEE() will continue 1o make regular payments pursuanit to the lerms
of the agreement until thc(LBSSEE(s) obligativns ure sasfied and the agreement consumimated.

I ihe LESSEE(s) elects 1o repair or reconstruct, the insutance proveeds shall be applied by the LESSOR to the costs of
such repuir or reconstructior, the LESSHE(s) shall suhmit the huitding plans to the LESSOR tor approvad, for which approval shafl
be granted iF the value of the land afler the rupait of reconstruction will equat or exceed the value of the premises immediately prior
to the casualty, Jf requested by the LESSEE(s), the LESSOR will, after approval of the LESSEE(s) building plans, tum over the
jnmrance proceeds to an insurance trustee for the purpose of paying for the repairs or reconstructian.

Any surplus of insurance proceeds over and above the costs of repair or reconatrugtion shall be delivered to the

LESSEE(s). and any deficiency remaining atter appHication of such proceeds to the costs of repair or reconstruction shall be paid by
the LESSEE(s).

[signature{s) on the folowing
page]
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TN WITNESS WHEREQF, The partics to these presents have hereunto set their hands and seals the day and year firgt above written.

witnEss
(sign and print {sign and print)

WITNESS o
{sign and print) . .
{signand print)-

State of Pennsylvania

County of

O this, the day of . 2015 . betore me, a Notary Public for said State and County, personally appearcd
amd acknowledged the due execution of the foregoing instrument

Witness my hand and official seal

NOTARY PUBLIC FOR Pennsylvania
Printed Name:
My commission expires (SEALY

SRR R R AR SRR R R AR A AR RET YRR S e R RSk IR ER A CEREF IR R R R bR F b Rty

iajs Holdinps 2, LLC

=
e e

WITHE ‘ BY AUTHORIZED SIGNER
{sign and print) APERY 0{\(— NEW (sign and print)

Steven Randell

Stute of South Carglina -

County of tEFW GO

Onths,the__f  dayof APZIL , 2015, before me, a Notary Public for said State and County, personally appeared
TN LANOALL and acknowiedged the due execution of the foregaing nstrument.

Wity
Wmless my hand and olﬁc:al seal a o ",

M
\
&

2,
3
2
Ei %
.
&
)
\\
W

My commission expire ' (SEALY

.
bt
TP

m &
-
%_ &
<'/
o_,,*‘l

Uy QUTH ch“‘? S
Uit
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1 £AD BASED PAINY RIDER ANI fUSK ASSESSMENY

RIDER TO AGREEMENT DATED the 11 dny of Apeil, 2018 between the LESSEE(t) v LESSOR for properly located Py 3
i Caunly of Allegheny, State of Penasylvasi,

The LESSOR #nd the L'ESSE‘E(S) aaree tht the foltewing rdtitions andor mditications are kerety mads by the abovo—raf‘e:.nnund'
Conttact

1. AGRREMENT CONTINGENGY, Pursuant to Federal Regalations, the provisions of this Ride must be satisfied before the
LESSEE(s) ure obiipated under this ngredment,

3. LEAD WARNING STATEMBNT. Tlie LESSOE, as owner of'en intereat w vosidential real peoporty onwhich avesidential
dweliing was buif prar to 1978, is natified thet such property may proasst ixposisc to lead from lead-based paint they may place
yaung ghildren at risk of developing Tead paisening. Lcad poisoning, in g chitdren muy produce pemanent neutological
damage, including leaming disabilives, redues intelligenco guotient, bchaviord problems, snd iinpaired memory. Lead pofsoning
gls0 pedes a particular sk to pregrant women, The LESSOR, as pwner of an hnterest in residential real praperty, s required [o
provyde any LESSEE(s) with whons the EBYSOR enter isto an aggroosent with ary infogmation oa lead-based paint hozeeds froan
visk dssessmunts of (ospeutons In the poysssion of thy LESSOR and rrtify the LESSEE(s) 0F sy known [ead-hesed paint hazards.
A risk assessment or inspection for possible lead-based paint hozards is resommended prior o purchase,

1. LEADHAZARD INFORMATION BAMPHLET, The LESSOR shnll deliver o the TESSEE(s) an ERA spproved {ead-hazard
wfarmation pamplhiit (For exarnple, Prateet Your Furmly From Lead It Your Home), Ininct [ead-based paint that 1s in good

condition i not necessarly a haeard,
4 LESSOR's DISCLOSURE. (Cheek alf applicable boxes).

¢A) Presunce of Lend-Bascd Poutt ecxlior Lead Based Paint Hazaeds.

{Cheuk pitler (1) or {2) botow),
§ 111} Hazands Known. Attnched hereto s 2 statemeat slgmed by the LESSOR disclosing the preserce of knowa lead-based paint

andfor fead-based Tz ¢ the Property, includmg but it limited to the basis for tho dutermintion that lend-based paint andfur
Iead-bagett paint hzzards oxis, the lacation of the Jead-based painl apdice lead-bosed paint Tiazards and thy condition of the painted

surfages,

[34] (23 Hinzards Unlsnarn, This LESSOR haa nio sorul kmwiedge of the presence of tegd-based paint indfor Jeart-baged paint
bizueds BL the propesty. . .

(B} Records and Reporiz Available to LESSOR. {Cheek either { ) ar (2] below).

1141} Reconds Provided. The ftlowing isa tist o all records endfor reports availably o tha LESSOR pertaining to leackbnsed paint
iar Lead-tiased puint hazards ol the propory.

The LESSOR shall deliver n complele sopy of eachvecand nd report to the LESSER(E).

X1{2) No Regords. The LESSOR hias o records of reperts portaining o fead hawed paint andfor Jead-based paint hezards at the
Praperty.

L]
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£ RISK ASSESSMENT. {Mar with an X cithee (A} or () ielos)

;.(@»ESSEE(S) hereby waive/waives the opporiwity 1o condut a lead-bused paint hazurd risk ussessment oF ingpeetion.

IMARK
EITHER

| | () This agrecment is contiagent Lpon & risk assessment of inspection of the Praperty for the prasence of Jead-hased paint andfor
Tead-Bersed puint heznrds bofg obteined by the LESSEE(s) af the exprnse of he LESSEE(s) bufure $:00 prk. ot the tenth calendar
day after fll execution of the agreement by all parties {the *lead Paint Tnspection Perfad®), If the resulls of suich inspeetion are
unsteceptalle o the LESSEE).fo aay reason whatdoever. the LESSEEL) shall notify the LESSOR or the etforncy of thy LESSOR

- in writing within two busmess days after the end of the Lead Poiut Inspection Peviod, together wilh & copy of the inspection andfor

risk assessiment tepert, In sush case, sither pory may cancel (ke agreement upon wellten notive to the aiher party or the other party’s
antorngy. [£ the notice of usaceepinble results iy the LESSEE(s) is not received by the LESSOR or the aitorniy of the LESSOR
within two business daya after the end of the Lead Paint [aspestion Feriod, this Inspeation cantingency is deemed wirived by the
¢.ESSEF(s) The definitions m Parageaph 1.8 and C of Farm § 1 Contreet Rider {1995} shalf be uzed s0 delermine whether or not
the notive af uniceeprable resulls by the v ESSEE(s) hasfiave besa recebved by tie LESSOR befocs the ond of the Lead Faint
Inspection Perfod. The LESSOR will soopenty with the inspection muds by the LESSEE(Z) in such fushinn us muy by reszoaubly
requested by the LESSEE(s) The [ESSHEE(s) may remove this contingency at uny time witheut caugs,

0. ACKNOWLEDGMENT BY THE LESSER(s} {initint and date),

TIA 3
ll%it?ﬂ 3 / i fri & LESSEH(s) hashave recorved
InfEial Date copiea of ail afermation, reeeirs ad/or roparis st forth in

Paragraph 4 of this Rider or aached (o this Consiraet,

3
ﬁ%ﬁ'ﬁ"é@k ﬂj/ }abi 1 fﬁ LESSEE(s) hasthave received

>

Inhisd Date an EPA agproved lead hazard information pampldes.

: £
-}i‘ ”}/“' ]f_' f ”/ LESSEE(s) hashave recelved
Date » 10-day opportenity (or mutualiy agreed upon period) of
hasfhave waived the opporiunity 10 conduer arisk agsesstaet or
inspections for the preseize of lead-based puint and/ar |end-based

puint hzards.

Tnitial ‘

(slgnaturafs} on the following pags)
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7. CERTIFICATION OF ALCURACY, The widersigned fuve revsewad the information above and cenify th the bust of heir
¥mowledge, tiat tha statemon they hove provided i3 trive and nesirate.

Sigaed, seled and detiversd in the presence af

Kajs Holdings 2, LLC

P“:‘:’ {\\Cﬂl{ 6&@-%&

{sgn an
Steven Randall

k\ugnaultvli-ﬂtlt!f*!aﬂ-ttbOt!n-"'lﬂ-lIIQvtrtt‘tiﬂvIOwt#izf.?ll!ht‘ﬂl!#!#0'Hll-ﬂr#ﬁiﬂsiiilt“ltiOlﬂtt“c“‘it

{sign and prind)

Sinte of Peansylvania
Coury of M rakenoradesd

{ 2015, befarz e, & Notary Public tar said Stato md Coursy, personaliy apposred

ooy of
_ nndd acknowledged she dus exeaation of the faregolng instrument.

COMMONWEALTH OF PENNSYLYANIA

CYTARY PUBLIC FOR Penngylvania NOTARIAL SKAL

3 iy - Stacey M, Witlimus, Norasy Pyblic
Drinted Name : RN\ WY *
My comntission exgires ﬁi : § Pus . (SEAL) Uppet Hume}! Trp, Westmoreland County

) My commission expires Novemmber 15, 2042

This fustrunment Prapared by:
Visign Property Managennt, LLG
Jossica Yok
16 Benyhill Road

Coturbbis, SC 29210
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ATTACHMENT "A" TO THE RESIDENTIAL LEASE WITH OPTION TO PURCHASE
AGREEMENT

(Dated the 1st day of April, 2015, BETWEEN Kaja Holdings 2, LLC an TR Ty i)

LEGAL DESCRIPTION

THE HOUSE AND LOT COMMONLY KNOWN Atisiiispsng: SITUATED IN THE CITY ORI,
COUNTY OF ALLEGHENY, AND STATE OF PENNSYLVANIA.

PARCEE. 1D NUMBER: dovigniitsftiose
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>VISION

PROPERTY MANAGEMENT

Tiease Agreement w/Option to Purchase

State of: ' " PENNSYLVANIA
County of: ALLEGHENY

n}ade- at WH[’I‘AKER. PENNSYLVANIA, this §5TH day of MARCH, 2017 between -

This agreginent (orein "Agreement”), is AKER,
R : {“TENANT"), and KAJA HOLDINGS 2, LLC (called "LANDLORD").

This Agreement is povemed by all applicable PENNSYLVANIA sind ldcil laws. Landlord did Tenunl acknawledge nnd acgept the

 “terins binding upon-thew, No term or condition of 1his Agreemont is Intended 1o be inconsisteit therewith and, in tht évem ihat any
provision of this Agreeinent is foand 1o be in violation thereof, said provision shall be considered void 1p the exient of the viclation
only. - .

5. LOCATION: The Ldydiord herchy leases with aix gption ta purchise the premises (o the Tenunt and the Tenunt hereby ngrees to.d
fiamr.e o_pii'm: to purchiase the premises from \his Landlord that certain propeiiy loeated in the County of ALLEGHENY. Statg of
PENNSYLVANIA, which parcel of land with iimprovements will éonstitte the "prenyises.” Suid puree] of lnnd is more puni‘r‘:ulafly
desciibed as follows: S99 sl T B ALLEGHENY PENNSYLVANIA 15120. Parcel ID

3, TERM: This Apreesment shali commenee on the 15TH

duy of MARCH, 2017, anid end on the 14TH day of MARCH, 2018. Tenant
covenants that upon the {ermination of this Agrccmem, or any extensfon thereof that Tenunt will quietly and penceably deliver up
possession of the premises in good order aud condifion, similar to or better thim upon initinl possession; reasonable weat and tear
excepied, free of Tenant's personal property, purbuge and other waste, und fetum a8l keys to the Landiord.

4, LEAD-BASED PAINT DISCLOSURE FOR MOST RESIDENTIAL PROPERTIES BUILT BEFORE 1978: Sce lead based
paint disclosure nddendum, attached hierelo ds Exhibit A. This only applies to most residentid? properties built before 1978, Texant wko
acknowledges reccipt of the EPA's and HUD's Brochure "Protect Your Furily from Lead in'Your Home", aitached hereto us Exhibit
B.

_ LEASE WITH OFTION TO PURCHASE APPLICATION; The Teaunt acknowledges that the Landlord has relied uppn . lease
with gption to piirchase: dpplicatien, » copy of whichis has been electronically retained, asan inducernent for emiering into this
Agreement, and thi Tenant watrants to the Lundlord ihat Thé facts stated in the application are true 10 the best of Tenonts knowledge. If
any frets stated in said application prove 1o be unirue, lhe Lundlord shall have the right 10 terminnte the residency immediately and Lo
collect froxi: the Tenanl any damages, incliding resisonable aitorney féés as dliowable by State law, vesulting therefrom.

¢, PAYMENTS: Tenant agrees to pay Landiord $981.00 per month, pryuble in advaneé, on of before the 1STH day of every monih

during seid term for 5 iotal payment of $11,772.0. Puyments shall be made puyable to: KAJA HOLDINGS %, LLC or ps Teni may

he adviged from lime to time in w_i-it]ng. and delivertd to: 16 Berryhill Road, Suite200, Coluinbin, South Carollos 29210,

Tenant sgrees lo pay Landlord first month payment and the Option Agreement Fee; as defined #i-Secilon 42(a), at the signing

of thils Agreemént.

Tenant t'ux_'lher ngrees 10 pay e late fee no morw thanithe m_é!.ximum amount atlowable by state law, noj to excesd $75.00 whenn

payment is mndt afterthe 10ih day alter the originutdue dute, Additionnl payments received from the Tenant will be upplied towaids

the future monthly prymenis. ’

OCCUPANTS: Only persons designated in this Agreement or as furthes modified or ugreed to in writing by Landlord shall reside in

the promises, Tenuus shall bo responsible for complying withloca! applicable Inw depling with oceupancy. Himits

¢, RETURNED CHECKS: Tenntageees o pay 4 fee a0 more than the muximush ariount silowable by state law for ¢ach dishonored

cligck, plas Jata charges 1f the Fheek is ot made good before the Lenth diiy ufie the original due-date. Al Riture payiients and charges,
3f mofe thtih oné check is reurned, shall he paid ins the form of ¢ish; cashier’s cheeks, centified check o mohey grder. I nny check for
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the first manth's poytnent is retared for Insufficient funds, Lundlord may dectare this Agreement void and immediitely terminated.

RENEWAL TERMS: This Agreement will sutomaticelly renw anmiially for six conseeutive periods as long as there is nio defaull by
Tenant hereunder. Tenant retiins the option to ermiinate this Agreement al pny point sfter the completion ‘of the first yeas, with thirty
(30} dnys prior wrilten notice, &s defined in Paragraph 18, Upon expiration of ihe finyl term of this Agreement, when an option to
purchase has not been executed by the Tenant, the Landlord agrees to renegotiate or extend the terms of this Agreenient with Tenaats
who aire current and upp to date on all payments, In these instances; pityménts received from the Tenunt will not accrue monthly

paymerit credits defined in Section 42 (e). : M
1 have read and hereby agree to this section: Teomnt Initinls: _Jishs  Tenant Tnitinls; =  Landlord TnitialsT 2 . ; .

, SUBLEASE: Tenmit shall not assign or sublet said prcmiscs, or any part thereof withoul the written consent of Landlord.Tenan? mst

have written permistion from Landiord for puestyto oceupy the premises for more thin 30 duys.

UTILITIES AND SERVICES: Tenant agrees to pay for all wilitics and services, which inclnde but are not limited 1o eleciricity, gas,
\water, sewes, trash remtoval, snow renjoval, pest control, amenity churges, and fawn and landscaping muintenuace. Ini the event of
Tenant defaull in cohiriecrion with the payment of utilities and services, Landlord may. pay for such urilities and services and charge
"Tenant as additional monthly payments therefore, fogeifier with any additionst peaaliies; clurges and titerest charged by the providers.
Tenant shall be liable for any inspections aid associated fees required by locul authorilies and/or utility companics due to Tenant's
fathire to obiain service at time of peeupancy or to Anintgin stid services during the term of this Agreement. Tenant shull pay all costs
of hook-ups and connection fees and security deposits In counection with providing ulilities to-the premises during the lerm of the
Agreement. Any fines levied as a result of criminal activity will be the responsibifity of the Tenant, Landlord héreby grants Tenant the
express authority to secure utilities and servicés i Tenant's name during the temm of this Agreement, 1o the extent allowed by the utility
and service provider, ‘ ’

TENANT OBLIGATIONS, MAINTENANCE AND OCCUPANCY: Tenant acknowledges that ji return for monetary
consideration iowards a future option 16 purchuse suid prerises as stiputated in Section 42 - Option to Purchase Clause, Tendm
ncknowledges that Tenant, and/ar a licensed third party professionnl, has physically tnspecied the prenises and agrees (o take
possession of soid premizses in "As-15" condition. When applicable; @ mutvally agreed upon Plon of Action ("POA") 1o bring the
premises to level of habitability and complitinee with code ordinances shall be executed and intorporated into this Agreement by
reference sis Exhibit C. ,

Tenant sgrees (o keep the premises safe and clean. In the case of 4 single-family house or dupleéx, Tenant shall keep the yard mowed,
wtered and frés of pests, keep the roof ind gutlers free of debris, the shrubis néatly immid, ln,:xi.d Inndscaping maintined. Terant
agrees ot to siore hazardous maferials on the premises. Tenant agrees lo comply with this Agreement and the rules and régulations that
the Lanttlord may adopt concenting the Tenant’s use sird oceupancy of the promises. Tenanl is résponisible for the Instullation and
maintenance of afl appliances snd all smoke and carbon monoxidé detectors, and understands thut the Landlord is not résporisible for
such mpintenance or insialtation or for replacing smoke and carbion monoxide detectors o changing batteries in said derectors.

Teriant ngreek to be responsible at Tonant's éxpense forall soutine maintenance of the prémises, inchiding, but is not limited 10, keeping
all roofing; heating, air conditioning, ventilution, plumbing, electrical and othier ficilities and applinnces, and alt snitary Systems in
reasonably good:and safe working condition. It is specifically uniderstood thit Tenant will, m Teriant’s expense, keep sinks, livatorics,
nnd commyodes open, reporting any initinl problem within five {5} duys of oépipancy, repiir any and all deinnges caused by the teauncy
mnd repluce any bured out Jight bulbs. Tenant agrees to report to Landlord any malfunction of or dumage to elecirical, plumbing,
HVAC systems, smoke detectors, snd any ocourerive thut iy cause taimsge 10 the propeity. Terant slso dygrees to pay lor the cost of
all repnirs made necessary by negligence or carcless use of the prerhises and (o pay for repiirs/loss resulting from theft, ialicious

uischief or vandalism by Tennnt and Tenant’s guests and invitees. Tenant agrees to provide copies 1o Landlord of any inspection

regoiis or repair estimates that Tenant may oblain, Tensnt agrees to be fesponsible for and td muke, ui Tenant's expense, all routific
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mainienaace, regardless of whetlier cuused by Tennnt's negligence or careless use of the premises, Tenam is authorized 14 petforin
alterations, repiirs und improvemerits in or to said prerises or the fixturés-or applinnces contained therein without written consent of
Landlord, and such costs shall be the sole responsibility- of the Tenant, Demolitions of any 1ype require wriiten consent of Landiord, All
fem'qﬁcli_ng and renovations uadegaken by Tenuntshall be propery pcrmi'ncd by the npplicible guthorities, Tenwt shall indemnnify and
hotd Landlord harmiess-from uny mechanic’s ligns ploced upon the premises due lo Tenant’s faldure to pay wny Subcontaiciors of
supphiets for work or services perforuied of the premises. In the event a niechanic's lien is pluced bpon the premises, said mechanic’s
lien filing shall be consitered 4 default under this Agreement; entitling Landlord to exercise ils femedies hitre incluging eviction. In the
event said mechinie's Hen 18 not released from the premises within thirty (303 days of the tifing dte, Landlurd moy put the Tenant in
default of this Agreement and exercise any andall remedies avaitable to Laitctlord s set fortly below, Aliernatively, Landlord thay pay
the panount cluimned on suid mechanic’s fien and add sald amount to Tenant's mondﬂy payment, Any (nilure of Tenant tp promptiy pay
arnopats paid by Landlord 10 remove mechanic™s liens shalt be o defaull in Tenant's obligation lo pay under this Agreenient. ‘Tenant
shall indemnify and hold Landlord hunuless from any and alt damages, claims, Liabilitiés, or losses whusoever oceurming out of
Tenant™s negligen! or unintentionally deficient renovatlon work completed herewider. NO REPAIR COSTS SHALLBE
DEDUCTED FROM PAYMENTS BY TENANT. All improvements made by Tenont to the sald prémises shall become the propeny
of the Landlord nt the end of the lease term. The provisions of this Parngraph skl survive this Apreement,

Tennt, oF uny member of Tenant's family, guest or other persdn under the Tesunit’s controf, shail conduct themselves in a manner that
will not distirb any neighbor's peaceful enjoyment of thair premises. Tenant, or any member of Tenants funrily, guest or other person
under the Tenant's conirol, shall not engage in or fagifitate ériminal or drug related activities. Any such violation constilutes a
substantial violution of this Agreement, wnd is;g_munds for wennination of fenancy and eviction fram tho premises, Tenant also agrees fo
pay for the cost of dll repnirs wade necessary by the negligence or carefess use of (he premises and o poy for repuirsfloss resulling from

thefi, maticious mischief o vandalism by Tenént and their guests. Tenant agrees lo provide copies tq Landlord of any inspection

reporis or repair estimates tirat Tenang mey obtain,

Tenant iy dircetly responsible for any dimage caused by Tendol's applisnces and/or furaiture, "Fenum is responsible for changing
HVAC filters, reporting any waler Jenks, lighting pilat lights, cliecking for tripped breakers, changing smoke detector bawteries and
minor housckeeping repuirs, Tenants will be hald tisble for demnge ta BVAC sysiems caused by dinty or missing filters and damages
resalting froi unreported problems, Tenant ncknowledges that Tenant has inspected the premises nnd agrees tat the premises ad are
in gufe, it and habitable condition upon oceupancy.

_ MAINTENANCE OF PREMISES, PEST CONTROL: In accordunce with Spetion |1, Terant shall be responsible lor keeping

premises safe and cleon and ffeo of any infestation of any kind, including termites, Tenunt is also responsible for repairing nny damage
caused from such infeswation: ’

ESSENTIAL SERVICES AND APPLIANCES: The Leindlord shali provide available wilities up 1o the respective meler in or on the
premises; menning electricity, gas _and runiing water, AS it felales 1o snnitary platshing or sewer services, the Lundlord shull provide a
funelioning connestion to the prewiises. : .

¥n the event that these services are dii;conneg:ted and unable td be tesied, or require repuirs lrom the meter forward, the Landtord and
Tenmnt will eater into a Pl of Action {"POA™) and establish responsibilities and timeliges for completion, During this :icriod of time.
the Tenpat may take possession hut shatl sotoceupy the premises. Once the repaics have been completed, services are operational, and
thie local municipelity and/or the Landlérd has completed an iispectioh of the repaii work, the Tenant may tike occupancy. Appliunces
are lhe msponsii:ili_ly of the Tettant to maintain-and replace when niecessury.

INSORANCE: Tenant shall be résponsible for insuring his/er own persondl contents and possessions uguinst fire, theit and othier
catastrophes andfor gecusrences. Landlord und Terunt héréby release ench-other from Hiability for foss o dimage ticeatring 0 o 10 the
fensed premises, caused by fire of other hitzards grdingsily ¢overed by fire and extended coveruge insurande polivies aind each waives
all ¥ights of recavery against tlie othér for such foss or dumage, Willful misconduct lawfully suributable 1o cither party, wiistherin

[SW TENANT 1 INITIALS [1r] TENANT 2 INITIALS {1 {3). ANDLORD INITIALS
Page3of9




Lease Agreement w/Option to Purchase

RE2

20.

VISION

PROPERTY MANAGEMENT

whole or in part n contributing cause of the casnalty giving rise (o the loss or damage, shall not be excused under the foregoing releasa

and waiver,

Landlord has included casually and general linbitity insurance on the dwelling. Teonnt will notify th¢ Landlord iromediately in the
event of any damage duc to fire or ether peril, In {he event of 4 tolsl loss, the Landlord shall have the sole option to repuir or mze the
improvcmems termninute this Agreement, or provide o-property of simitar utility to the Tenant,

RIGHT TO ACCESS: The Tenant shall not inscasotisbly withfiold consent to the Leadlord to enter into the dwelling unit in oxder to
inspeut the premises or ke agreed répuies or supply agreed services or exhibil the premises 1o prospective or actuot purchosers,
tenanis, Wworkmen, o CORYACeTS. “The Landlord 6r Landlord's agent mny enter the dwelling unit withowt conserst of the Tenant;

a. Atany fime in cose of emergency, maludmg, but ot lismted to progpective changes n wenther conditions which posca
likalihood of dunger te-the property may be considered an emergency; and

b Between the hours of %:00 a.m, und 8:00 pan. for the purpose of providing agreed reputrs or services, pravided thai prior to
antering the Landlord announces intent to ealer to perform services.

The Landlord shali nol abirse (he right of docess or use it to harss the Tenant. Except for paragraphs 16(:) ubove, the Landlord shall
give the Tenant a1 least a 24-hour notice of fntent to enter nnd may enter only at reasonable tmes.

The Landlord has no other right of IlLCE'iS except pursuant to court order, s aflowable by state taw, when ﬂC(.GI'Il]J'lde by a law
enforcement officer at rensonable fimes for the purpose of service of process in ejectment proceedings, or unless the Tenant has
abandoned or surrendéred the premises,

i7. MILITARY CLAUSE: If the Tenant is a mewber of the Armed Forces of the United States, stationed in the loeal area, and shalt

réceive permanent change of station arders ont of ttie local area, Tenant may, upon presentation of a copy of snid ordens of runsfer to
the Landlord, along with thisty {30) days written notice of intent 1o vacate and make all payments due us of the exptrauon date of such
wrilten notice, and any mi iscellancous charges in arrears, terminate this Agreement, Normal cnilstment teemination or ather type
discharge from Armied Forces, unless due to condilions beyond the service member's control, or acceptaitcs of goverment guarters is
not 2 peranent chunge of station and is not justification for termination of 1his Agreement, Wmmo!dmg knowledpe of pending
tansfer or dischitrge ol time of entry inlo this Agreement voids uny consideration or prozection offered by this section:

DEFINITION OF "THIRTY (30) DAY NOTICE": Any weitieh notice given by either pafty to the other party in order (0 megt a
thirty (36} day notice requirement will be deemed giver, nud the thirty (30} duys is deemed o commiesice itpon receipt of suid notice.
Any termination permitied by other sections contingent tipon a thinry (30) doy nietice will then be eifective as of the effective date of

said notice.

DESTRUCTION GR DAMAGE T( PREMISES: 1f the premises are damuged or destroyed by fire or cusuaity 1o the extent that
normal use and vecipancy of the premises 15 substantially impaired, the Tenant may:
o Foimediately vacote the premises and notify the Landiond in writing within seven days thereatter of Tenunt's intention o
terminate the Agreement, in which case Lhe Agreeinent lermitiates as of the date of vheating: or

b, if continued occupancy is liwfl, vacite any part of the premises rendered unnsable by the Hire or casualty, in which case the.
Tenant's linbillty For payment is reduced in propertion to the diminution of use of the premises,

CONDEMNATION: Tenunt hereby wuives any injury, toss or damage, or elaim lhqmro;i:"aguinst Landiérd resulting from.any
exorcise of a power of cminent domuln of all or any part of the premises or surounding grounds of which they are'a part: All awards of
ihe condemning umiwmy for the taking of land, parking areds, or buildings siin] belong eiclusively (o the Lindlord. Inthe event,
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substantially ol of the premises ﬁhﬂll be taken, this Apreement shull terminate as of the date the tight to possession vesied in the
condemning authorily and payinent Shutl be appértioned as of that date. In the event any pari of the property and/or building or
buildings of which the premises are & purt {whether os not the premises shall be aftected) shull be eken s a result of the exercise of 0
power of eminent domain, and the remainder shall not, in the qpinion of the Landlord, constitute an ceouomically feasible opetating
unit, Lindlord may, by writlen notice to Tenunt given within sixty (60) doys afier the dote of taking, terminute this Agreement rs of'
date set oul in the notice not zattier than thidly (30) days after the dnte of the notice; paynent shall be apportioned as of termination
date. . ’

ABSENCE, NON-USE AND ABANDONMENT: The unicxplatned sbsence of i Tenant from the premises for o period of 15 days
after paysment default shull be construed as abrindonment of the premises, If the Tenant abandons the premises for a term beginriing
before the expiration of the Agreeinent, it terminates a5 of the date of the new temney, subject to the other Landlord's rz:mcdics. if the
Landlord fols 10 usa reasonable efforts to re-lease the premises at o foir market price or if the Landiord accepts the abnndonment as o
surfender, this Agreement is considered (o be terminited by the Landlord as of the date the Landlord has notice ol the obandonment.
When the premises has been tbasidoned or this Agreement hins come to an end and the Tenant s removedd a substantial porion of
personal property or voluntirily dnif permnyienily tenmisated the wiilities and bas fefi personal property i the premises or on the
predises, the Landlord ripy emtér the preriises; using foreible enry if required, ond dispose of the praperty, All propety of the (enant
not covered hy this section will be disposed under opplicable state kaw. It Tenant abandons the premises, Tenant shotl be Jisble for the
payments for the remaining term of this Agreement under applicable state [ow, Landlord shalf uise have the right to store or dispose of
nisy of Teiimt's property reniaining in the premises after ihie termination of this Agreement us provided by npplicable law.

SECURFTY DEPOSIT: The Landlord does not require n secusity deposit, therefore does not hiold any | unds on behanlf of the Tenonl,

NONCOMPLYANCE WITH AGREEMENT OR I'_‘AI_I_JU"RE TO PAY: [f there is a poncompliance by the Tenant with this
Agreement ofher than nonpayment or a rencompliance with Paragraph 12 above, the Landlord miy deliver a writien notice to the
Tenant spectfying the acts and omissions constituting he breach and thot this Agreement will terminate in accordanice with applicable

state lows.

This Agreeiment shafl terminate ns provided in the notiee except that: If the breach is remediable by repairs or otherwise and the Tenant
adeguately remedies the breach befare the date specified in tye notice, or if such remedy cannot be completed within 30 days, bt is
commenced within 1he 30-day period and is pursued in good faith to completion within a reasonable time, this Agreement shutl not
terminate by teason of the breach.

If payment is unpald when due, the Landlord muy terminate this Agreement and inifinte forcible entry and detainér proceedings us
altowable by siaté Iaw.

The Landlord may recover aclual dameges-and obtain injunctive reliel in magistmate's or circuil court, s allowable by state Jaw, withouwl
posting bond Tor any noncompliance by the Tennnt with this Agreement or Paragraph 12 above.

1f shere is nonéompliance by the Tepant with Paragraph 12 above materially ai‘fe{:ting health and sufety bt cai be remedicd by repalr,
replaceinent of o damaged flem, or ¢leaning and the Tenunt Inits 10 comply as prompily as.¢onditions i require in case of emergency, or
within thirty (30) days after written nofice by the Landlord specifying the breach and requesting that the Tenam remedy it within that
period of time, the Landlord muy enter the dwelling unit snd cavse the work o be denein 8 workmankike munneridnd shall, in gddition,
'hgwc the remedies uvailable under applicable state law.

lt' ﬁrem is nnnco’mplmnce by the Tumnt wiil: Famgraph 12 shove. materiaiiy affccun'g heullh amd snlely oth‘er ﬂmn 08, :.el fonh in the
after wrilten notice by the Landlord ititis nai an c.mcrgency, spccnfymg the breach nind requesting llm! the Tenant remcdy wuhitl that
penod of fiine, the Agreement shall teeminate, Upon tenination, the Landlord has a nl,ht to qu%shion and for payment nnd x separate
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cluim for uctual damages For breiich of the Agreement and repsbnuble auorney's fees as aliowable by state law, At Landlord’s option, a
money judgment may be obtained against Tenivit for any clain not salisfied, and Landlord wizy prodeed 1o collect the judgment in
accordanice with applicable state law,

REMEDY AFTER TERMINATION: If the Agrecment is teriminated, the Lendlord has u right (o possession, for payment, and 8
separate claim for actual damages for breach of the Agreement, reusonnble dntorney's fees, collection costs as allowable by state taw,
court costs and interesi t the then applicable statutory nite under state lavw,

NOTICE: A Landlord eccives niotice when it Is delivered i the pluce of bugiriess of the Landlosil theoisgh which (he Agieement was
mude or w uny plece Beld out by Landlord gs the place of receipt of the communication,

PROHIBIT TVE EQUIMMENT/FURNITURE: Tenant agrees not o pl'ncc antennas, waterbeds, and auxiliary heaters on or in the
premises without written permission from Landlord. s

USE OF PREMISES: The premises shull be used for residvntint purpses by Tenant and for no other purpose whatsoever, it shatl not
pe used in viclation of any provision of hiis Agreenient or of any sule of regulition o7 wddetidum adojpted by Landlord and incorporated
in this Agreement or of any ordinmee, e or regulation of any government body or in any manner which will consfiwte a nuisance or
which will vitiate or increast the insurance rate of the premises,

PETS; The premises shall be used for resideniial pitrppses by Tenant and for no other purpese whitsbever. 1t shalt not be used in
violation of any provision of this Agreetaent or of iy fule or regtlation or addeidum sdopted by Landiod and incorporuted in this
Agreement or of any ordinance, rule or regulation of any government body or in any mainer which will constiiute u nilsunce or which
will vitiate or increase the insurance nité of the premises. :

WAIVER: A Tenunt is considered to have wiived a violation of a Lundlord’s duly to mainiain the premises as set forth in this
Agreement o violation of the Lundlord's duties under applicuble state fnw, as delense in an activn for possession based updn
noppayment, of in an action for payment concerning a period where Landlord hus no natice of tie violation of the duties, thiny (30)
days before payment is duc for violations involving services other than essentlal servicey, or the Landlovd has no notice before payment
is due which provides & reasonnble opporiunity 1o muke emergency repirs necessary for the provision of essential serviees. No
modification, change, or cancelintion hereof shall be valid unless in writing and executed by alf parties heseto. Nu representation or
promise has been mude by either party hereto except as heroin stated,

PEACEFUL ENJ_QYMENT: The Landiord covennnts that the Tenal, on nuking peyment and pesforming the covenunts hereof, shall
und may peageably und quistly have, hold, und enjoy the premises for the term mentioned wihout solawful hindmnce or interuplion

by fhe Landiord.

BINDING .PROYISIONS: The provisions of this Agréement shall be binding upon-and inure (o the begefit of the Landlord snd the
Teiorit, and their respeetive sticcessors, legal represontatives, and assigns,

SUBORDINATION: Tensnt’s rights are subject to any bonq fide mongage which mow covers stiid premises and which may hereafier
be pliiced on suid premises by Landlord: Tenant shall upon request by Landiord execute ¢ subordinntion of its fights undet this
Agreemeni (0 any mortgage or transfer of deed given by Landiord lwereunder, whether to secure construction or petindnent or other
financiiig or asset disposition. Tenant shutl, upon reqaest by Landford, promptly execute a coriification of goed standitg certifying the
ternis of this Agreement, ité due gxecution, the provisions hieveof, or the terms of amendments-hereto, il any, and any other inforniation
teasonably requested.

PAYMENT ADJUSTMENT: Upon expiration pfeach term of this Agreenient, the Landlord, at Landlord's discrelion, may alter the
monthly payment schedule in effent provided only {hat writlen notiee of such alterntion is delivered us first class mail via the US Postul
Service, postupe prepaid at leest fifteen (15) duys prior o ihe effeciive dute of atteration. Atinual sdjusiments may be made by Landlerd
to neconimodate anmial changes in property aperuting expenses, to include but not limited to preipesty 1axes, property insurance sad

HOA feex when upplicable.
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LOSS OF PERSONAL PROPERTY: Any personl property placed in the preirifses ot placed in iy storage rooin, space or area in o
building or yord in which the premises are loeated, or elsewhers op the propenty of Landlord, incjuding asiy Auiomohile or vehicle
parkid in any drive or parking aren, shall e at the risk of Tenant, Landlord shall nol be Hable forany loss of or injury or damage to any
asutomobile or other praporty belonging (6 Tenont of other persans, or to any persod, resul ting from collision, theft, or-any other couse
whatscever sustainad by fenson of ot-growing.out of the storage ol peronnl property or the pairking of disy amtamobile or vebicle
belonging to Tehant or atty othér use by Tenant’s family members, Tenant's servant or ageat, of Tenant's guests of stomge or parking
areds, Tenani ngrees to ifdenmily and hold harmtess Landlord from nad agninst any and ol elaims, which may be made by Tenant, a
membei of Tenant's famnily, or servant, agent or guest of Tenant for such loss or damage. Tenant acknowledges that Landiord dues not
catty insurance to cover Tenant's personal property. Tendnl shall be responsible for und Is advised to obtoin appropriate personal
coment insurance, '

JOINT RESPONSIBILITY: If this Agreement is excewted by more than ohe (1) Tenunt, the respousibility and Lobilides herein
imposed shall be considered and construed to be joint und several, and the wse of the singular shiall inciude the pluml.

LANDLORD'S AND TENANT'S ADDRESS FOR COMMUNICATIONS: All notices, requists, and demnnds unless oiherwise
stated herein, shall be addressed and sent 1o:

Landlord; KAJA HOLDINGS 2, LLC
Address: 16 Berryhill Road, Suite 200
City, State, Zip: Columbia, 8C 29210

Email; aceountservices@vpml.com
Phone: (803) 799-0070

~ Tenant #1 L Tenant#2 SR

Address: ST Adidress: TIRETAY

City, Stute, Zip: ekl A0L L City, Stale, Zip: St Sogd )
Email: © el S emnallcnie Emnj: SR ib il
Phone: Wy Phore: B ]

CAPTIONS: Any heading preccding the text of any puzngraph hercof is liserted solely for convenience of reference and shall not
constikite 5 patt of this Agreement, rior $hall they affect its meaning. constraction or affect.

FACSIMILE AND OTHER ELECTRONIC MEANS: The pirties ngrec thut this Agreement may be communicated by use of & fax
orother secure electron{c means, including bul not limlted to eléctronic mail and thi inteniet, and the signatures, initials and

_ handwritten’ or typewritter modificatlons lo any of the fomgoing shall be deemed (o be valid and binding upon the parties os if the

: 39

40. .

originul signatures, initinls and handwritten ot ypewritlen modifications were present on the documents in the handwriting of each
paity. ’

MEGAN'S LAW:; The Teaant agrees that nio course of action may be brought agdinsl the Laadford for failure 1o obtuin or disclose any
information contained in the state Sex Offerider Registry, The Tenmit agrees that the Tenmnt hus the sole respansibility to obtain any
such information. The Tenant understands fhint Sex Olfender Registiy information miay be obiwined from ihic local sherifF's departiment
or olher appropriale law enforcement officials,

ENTIRE AGREEM'ENT: This A_g_réer‘nqm and-jts Exhibiits contains the entire agreement between the parties hereto and afl previniug
iiegotiations leading thereto, und ic tny be mudified ofily by o ditéd writien agreemient signed by both Lundford and Tepant. No
surrendcr of the premiscs or of the. remainder of the term of this Agréement shall be valid unless accepted by Landlord in wiiting.

fcvM} TENANT 3 INITIALS [.1.r] TENANT 2 INITIALS LﬂI\ LANDLORD INITTALS
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'VISION

Leanse Agreement w/Option to Purchase
PROPERTY MANAGEMENT

TIME IS OF THE ESSENCE WITH REGARD TO ALL TERMS AND CONDITIONS IN THIS AGREEMENT.

41, NON-RELYANCE CLAUSE: Bt Tenunt and Landlord hercby. m.knowledge thut they have not received or relied nor could have

’ relied upon any statenients or repiesentdtions or promises or agreetments or inducemeris by any third party viliich dre not expressly
bllpulated herein. If fiot contained herein, such stalements, representations, promisey, or agreenents shail be of no-force or efféct. This
general nof-reliance clause shall not prevent seeovery in tort for fraud ar neglizent mistepresentation or inténtionial misrepresentation
unless specific non-reliniee language is included in this Agreemeni. This is & non-relinnce elause and is neither i meérger elouse for un
-eXtension of imerger clguse. The parties exeeute this agreement J’reely and volunmnly withoit relinnee upon any stalemens or
reprosentations by parlies or agents except as set forth herein, All partiés have fu]ly réd aind understand this Agréement and the
meuning of it provisions, Al parties-are legally competent 16 enter into this Agreement and to fully accept responsibility. All parties
have been advised to congult with connsel before entering into this Agveement and have had the opportunily to do so. '

42, OPTION TO PURCHASE CLAUSE: (This is o future contract to buy)
& A non-refundable monetary piayment (herein "Clpucm Agreerment Fee™) in the amount of $1; 750,00 has been received from ihe
Tenunt for the fuwre gption to purchose said premises (the "Option to Parchase™). If Tenunt does vol exervise the Oplion to
Purchase, the mopics paid us the Option Agreement Fee shall be forfeited 1o Landlord us liquiduted damages and nol as a
penalty as consideration for Landiord gmating the Option and lakm;, the premises off the murket. The prictied acknowledge ind
agree that the forfeiture of the Oplion Agreement Fee is the best estimate of domuges beeause it is nol possible to determine

‘etual damages,

b, Tenumt retains the Option to Purchase the prewises ar any time before the convlusion of the sixth jannunl] automatic tetiewal
puriod. Peior (o giving notice of Tenunt's exercise of the Option (o Purchase, Tenant shall satisfy himself a5 1o title aid pive
notice to Landlord, at leastihirty (30} duys priot to the exercise of the ()ption. of any title defects over which Tohint cannal
obiain i Owner's Title Policy at stendard rates, Tenunt ngrees to secept as permitted exceplions all current restrictions aird
casemients upot the premises. [f Landlord is unwilling 1o curé miy defect that reriders the title unmarketable, Tenomt inay either
waive the defect o proceed 10 closing without u reduction in the Optlen Price, or the Option Agreemeni Fee will be refunded
and the sale shall be terminnted, and thereafter, neither party shall have auy further liability to the other.

. Tennnt may exercise this Option to Purchase by sending & written notice to Landlord any linre before this Agreement’s
expiraticn. Afl monthly payments shall be due untll elosing,

L=l

d. The Tesant and Landlord ugree that the future option price of' the premises shal bc$9ﬁ,0(}{).b0 (the "Option Prive”).

. At the time the Option to Purchase is exercised, the Option Price shull be reduced by the amownt of the Qption Agreement Fee
plus the smoumt equaling the runiber of full paymicnts received multplied by $123.87 (the "Adjustéd Option Price™).

f. Upon satisfyiing the semaining adjusted Optidn Price {i.e. cash, bank financing, ste.) and other conditions of ‘ ugrecment for the
purchase of the property exéeuted at the tiiie of the exerelsing of (he initinl Option, Landlord shall provide Tennut with o
warranty deed.

g Atclosing, each panty shatl be re»punmble for its own attomey's fees, Teoont stnlt be-respoasible for al] closin 13 CHsts,
inefuding nny francing costs, itle comimiiment, 1itle tnsurmnce, the cost t record the warcanty deed, and the cost of nny
lender's titde policy. Landlord shall be responsibile onty for the cost of the prepuration of the warranty deed, but not any transler
fees or documentary $tasps fees which shall be the responsibility of the Tennnt, Any real estate tixes sholl be prorated through

the dteof closing,

Fhave read and hereby agree to thix sectivit: Tenant Initiots: ‘ o Teidn Lnjtisls: ’ . Landlord Initiuls:_i ]Zl ‘

F!] TENANT 1 INITIALS {9 1 TENANT 2 INITIALS ﬂ LANDLORD INITIALS
Page Bof D



WHEREFORE, the partics hove executed this Agreement or caused the same to he executed by iheir authorized representative as of the day

und year first nbove writden,

" THIS AGREEMENT AND ITS EXHIBITS supersedes all prior written or oral ngreements und can be amended only through o written
sgresmient signed by both panties. Provisions of this Agreement shall bind acd inure 10 the benalit of the Landlord and 1o the Tenant and their
respective heirs, successors, and assigns. TENANT AGREES TO RECEIVE COMMUNICATIONS FROM LANDLORD AND ITS
AGENTS AT THE EMAIL ADDRESS, PHONE AND FAX NUMBER LISTED HEREIN,

IN WITNESS WHEREOF, the panties hersto have subscribed their nzmes and affixed their seals on the duy and year above written.

TENANT:
Tenant #1 signalure
Tenant #! Name;

Date:

Tenant #2 signawre
Topart #2 Name:

Date:

LANDLORD:
Landlord signature
Landlord Name:
Dae: '

L
02/17/2017

=
02/17/2017
M Todd Merson
KAJA HOLDINGSZ, LLC
J-6-lF
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Exhibit A
Disclosure of Information on Lead-Based Paint and/or Lead-Based Paint Hazards

Lead Warning Statement )

Every purchaser of any fnterest in rextdential real property on which a residential dwelling was butit priar to 1978 Is notifled that such
property imay present exposure 0 lead from lead-based paint that may place young children at risk of developing lead poisoning, Lead
poisening in young chitdren may produce permanent newrological damage, including leaming disabilities, reduced intelligence quotient,
behavioral problems, and inpaired memary. Lead polsening diso poses a particular risk to pregrant women, The seller of any interest in
residentiol real property is required to provide the buver with any information on lead-based paint finzards from risk assessmisnts or
inspections in the seller's possession and notify the buyer of any known lead-based paint hazards, A risk assessment or inspection for possible
lead-bused paing hazards is recommended prior 1o purchase,

Seller's Disclosure ‘
(a) Presenice of Jead-based paine snd/or lead-bosed paint huzoreds (check (i) or (ii) below):
() Known lead-based point and/or lead-besed paint hazards are present in the housing (explain)

{i1) _[X]_ Seller has no knowledge of leud-Based paint and/or lead-bused point hazaeds jn the housing.

(b) Records and reports available to the setler (check (1) or (ii) befow):
iy Seller has provided the purchaser with all available records and reports pertaining to lead-based paint and/or lead-based

paint hazands in the housing (list documents below),

L

{it) _{X)_ Seller has nio reports or records pertaining to Jend-hased paint and/or lend-based paint hazards in the housing.

Puorchaser's Acknowledgment (initial)
Indtial > {¢) _SE™ __ Puvchaser has received copies of all information listed above,
.ttt > () _ @R Purchaser has received the pamphilet Pratect Your Family fram Lead in Yaur Home.
(&) Purchaser has (checked (i) or (it) below):
(i) received o 10-day opportunity {or mutuslly agreed upon petiod} 10 conduct 1 risk assessment or inspection for the presence of
lead-bazed paint and/or lead-based paint hazards; or
Choase Uoe >
(i) X _ waived the opportunity to conduct o risk assessment or inspeclion for the presence of lead-based paint and/or lexd-based
paint hazards,

Agent's Acknowledgment (initial)
(3] Agent has informed the seller of the seller’s obligations under 42 U.5.C. 4852d and is nware of his/her responsibility to ensure

compliance.

Certiltcation of Accuracy
The following parties have review

" is true and
Todd Merson
3-G-17

Pate™ Seller Date
wN7a7 02/17/2017

Purchaser : " Dnte Purchaser Date

informption above and certify, to the best of their knowledge, that the Information they have provided

Agent Date Agent Date
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Exhibit C - Plan of Action (POA)

1

Property Address:

GENERAL Landlord Disclosurefinspection  Tenant Dligence / Inspaction Responsibility to Cure Weeks to Complete
Code Violations: O ez £ No ) Unknown © Yes & No O Unknewn O Landlord () Tenam 0
Ashestos: O Yes £) No & Unknown 0 Y5 © No O tnknown O Landlord () Tenant o

Lead Based Paint; Q Yes © Ho & vnknown ‘

Condemned: © ves {3 No (@ Unknown

Demo List; ) ves £ No B Unknown

{temized Description of Responsibilitles:

No code violations, no signs of LBP or asbestos. Home is not condemned or on demo list.

No official documents on file to support/deny.

UTILITIES Landliord Plsclosure/inspection  Tenant Diligence / Inspection Responsibility to Cure Weeks to Complete
Electricity on to Meter: © ves ) No O Unknown O Yes © No ) Unknown O landlord © Tenant o

Water to House/Meter: O Yos ) No { unknown © Yes © No O Unknown O tandlord € Tenant 0

Gas to House/Meter: O Yes © No © unk O /A O ves O o O Unk © N/A O tandlord (O Tenant 0
Ramized Deséription of Responsibliities:

Meters will be installed once service is scheduled for connection.

PROPERTY EXPENSES tandlord Disclosure Tenant Diligence - Responsibllity to Cure Weeks to Cornpleta
Electric: Q© Yes O No © Unknown Q) Yes © No O Unknown © landlord ¢ Tenant ¢

Gas: O Yes O No (& Unknown O Yas ® No O Unknown ) landlerd & Tenant 0

Water: O Yes Q) No (® Unknown O Yes @ No O Unknown ) landlord (&) Tenant 0
sewer/Septic: - © Yes ) No @& Unknown O Yes @ No O Unknown © tandiord @ Tenent 0

HOA: Q Yes Q No © Unknown ) Yes @ No O Unknown © Landtord (Tenant 0

Taxes: © Yes @) No © Unknown Q) Yes © No 3 Unknown @ Landlord {Tenant 0

Lens: © Yes © No ¢ Unknéwn O Yes & No € Unknown ) tandlord (3)Tenant 0
Rent/Occupancy Permits: O Yes O No ) Unknown ) Yes (® No ) Unknown O Landiord (DTenant g
Inspections: O Yes Q No {© Unknown O Yes @ No © Unknown O landlord (D Tenant )

Fines & Panalties; 0 Yes & No O Unknown Q) Landiord {Tenant 0

O Yes O No &) Unknown

itemized Descriptien of Responsibliities:

Taxes: Lease property, Vision pays current taxes. 2016 taxes appear paid.

Versian 1.8



>VISION

Exhibit C - Plan of Action (POA) . PROPERTY MANAGEMENT
MAIORITEMS: Landlord Disclosure Tenant Diligence Responsibility to Cure Weeks to Complete
Roof Replacement: O Yes O No & Unknawn 0O Yas &) No O Unknown © Landlord () Tenant 0
Electrical Upgrade: O vYes O No (© Unknown O Yes & No O Unknown O Landlord () Tenant 0
Plumbing Upgrade: © Yes O No O Ynknown O ves (& No © Unknown O Landlord & Tenant o
HVAC Upgrade: © Yes O No © Unknown O Yes & No O Unknown’ O tandlord ) Tenant 0
Structural Repair: € Yes O No Q Unknown ) Yes ( No O Unknown O tandlord @ Tenant 1
Septic fepalr/Replace: . O Yes O No ©® Unknown ) Yes @ No ) Unknown ) tandiord ()Tenant 0
Well Repair/Replace: O Yes O No & Unknown ) ves ® No O Unknown Q Landiord @ Tenant 0
Mold Remediation: G Yes ) No () Unknown ) Yes (O No ) Unknown © Landiord (§) Tenant 0
Other {Defing Below): & Yes O No O Unknown O Yes (& No ) Unknown ) Landlord {5 Tenant 1
ttemized Description of Responsibifities: ‘

No major Issues reported, Fumnace and hot water healer present. {per appiloant) - present within 1/30/17 inspection plciures - make operable, hoth are
required for cccupancyhebhtabliity. If damaged/inoperable-missing, repalrl‘nsuﬂ iF install required, chack with cliy fo see if permita/inspactions required.

Hot Water Heater - not connected/inatalied - mike oparable, Hot Water is required lor occupancy/habitability, If damaged/inoperable-missing, repait/install, IF
instali reaquired, check with ciy to sas if pemitalinspections required.

Foundation: Minor cracks seen within basemant wall, mortar sealant shouid resolve, - Recommend foundatfon inspection,

MINOR ITEMS:

Landlord Discosure Tenant Dliigance Responsibility to Cure - Weaks to Complete
Raof Rapair: ) Yes ) No © Unknown O Yes £ No ) Unknown O Landlord ) Tenant ¢
Electrical Repair: ® Yes O No Q) Unknown Q Yes ® No Q Unknown O landlord @) Tenant 0
Plumbing Repalr: © Yes O No O Unknown @ Yes O No ) Unknown ) Landlord (8) Tenant =1
HVAG Repalr: ) Yes ) No &) Unknawn O Yes ) No ) Unknown ) Landiord (©) Tenant 0
Mold Remediation: Q) Yes O No ) Unknown O Yes & No ) Unknown O Landiord (&) Tenant 0
Debris Removal: O ves Q No @ Unknown - @ Yes Q No O Unknown = O Landlord () Tenant <
General Exterlor Repairs: & Yas O No ) Unknown @ Yes O No € Unknown O Landlord (3 Tenant <
General interlor Walls:- . © Yes ) No & Unknown @ Yes O No £ Unknown O Landlord ) Tenant <
General intertor Floors: ® Yes §) No O Unknown ® Yes O No ) Unknown O tandiord &) Tenam <1
General interior Ceflings: ) Yes Q) o (2 Unknown O Yes © Ne O Unknown Q tandlord &) Tenant 0
Smoke Datectors Missing: ) Yes ) No (® Unknown Q) Yes © No © Unknown O tandlord ) Tenant a
Pests/WDD Remediation: € Yes {O) No () Unknown O Yes (@ No ) Unknown O Landiord (8) Tenant [
Other {Define Below}): © Yes § No ) Unknown O Yes () No  Unknown © Landlord & Tenant g

__Itemized Description of Rexpansibliities:

0 phumbing pipes ruotod-CAt i copabla of replacing these, minar tiobeis kxslde, NmmmehwwmhmuMWmmﬂwmmm;Mhumm
Carban Montxide Debecior(s) « Instalimaka oparable whithi nesded K cods (alachad garage, G“whmo)
Eloctrioal; GRE} Outletis) = install whacr nosded ko pade (nead wator source {3 ) Switch Covats whoes dormafedinissing, invisd,
Foorls) - mpased subooring - covedimipll sppraved fleodng hype. Wmdnmdpnampd
Mv-ﬁwmm
Handeaiie) - Intarior » h&mmmm mmu)
Ful:h memm
wu-dzm mmmr numpdmmmhmmtwmmhmmwmuhwmhtuﬂhwwmm 12ty gink b barsamadit not connactad, shomar haad missing

mm
9- ot mh‘- mmamm(mmuwm) Retommend plumbiing inapoction.

TENANT CERTIEICATION

B3 1 hereby certhy that | have physically performed o visudl inspection of the above noted property, performed the required due diligence os
requested, and agree that oll “responsibilities to cure” assigned to me wiil be completed within week (s} from execution of the

Lease to Own Agreement by either myself or a licensed and Insured contractor, |also agree to assume respansiblilty for all items and lssues morked
as “Unknown* by Landiard, wifl abtain all required builiding permits, and will poy for all assoclated permit fees.

EDR INTERNAL USEONLY - .

(H Tenant agrees to take physical passession of the referenced property upon recelpt of first month payment and the Option Agreement Fee,
C1 Major Repairs are requlred, and the Tenant has agmed to nct mke phvﬂul eccupancy untl] authorized by the Landlord,

| = Monthly rent payments from Tanant wil resume on_* /

Todd Merson

Rl %

printYenantNeme: - | Print Landiord Name:
Date: e |/ onmy Date: :
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IN THE, COURT OF COMMON PLEAS OF ALLEGHENY COUNTY, PENNSYLVANIA

COMMONWEALTH OF PENNSYLVANIA
by Attorney General JOSH SHAPIRO

Plaintiff o Case No.
A2 : CIVIL. ACTION
VISION PROPERTY MANAGEMENT, LLC, : CODE 020 --EQUITY
VPM HOLDINGS, LLC, :
ALEX SZKARADEK,

ANTONI SZKARADEK, ACM Vision V, LLC, :
ACP 1, L1.C, ACP 3, LL.C, :
Alan Investments ITI, LL.C, ALCA, LLC,
Archway Community Properties I, LLC,
Archway Community Properties 11, LLC,
Archway Community Properties HI, LLC,
Archway Community Properties IV, LLC,
Avalanche Holding Company, LLC

AXIS, LLC, BAT Holdings Eight, LL.C, :
BAT Holdings One, LL.C, BAT Heldings, LLC, :
BAT Holdings Two, LL.C, :
BAT Holdings Six, LLC, :
BAT Holdings Nine, LLC, :
Boom SC, LLC, DS NEW, LLC,

DSV SPV 1, LLC, DSV SPV 2, LLC,

DSV SPV 3, LLC, :
Jolek, LL.C, Kaja Holdings 2, LLC, :
Kaja Holdings, LL.C, M16S, LP, M178S, LP, :
Mom Haven 14, LP, :
National Housing Partners, LL.C, :
Newbridge Capital Funding LL.C,

One Pine VIII, LLC, PF 1, LLC,

PA Seven, LLC, Panda, LLC,

Pansy, LL.C, PENNA, LL.C, REO Rancho, LP,
RYV Holdings Seven, LLC, :
RV Holdings Four, LLC, :
RYV Holdings Three, L1.C,

RV Holdings Eight, LLC,

RV Holdings Two, LL.C,

RV Holdings Eleven LLC, RVFM 1, LLC,



RVFM 11 Series, LL.C, RYFM 12, LLC,
RVFM 13 Series, LLC, RVFM 2, LL.C,
RVFM 3, LLC, RVFM 4 Series, LLC,
RVFM 5, LL.C, RVFM 6, LLC,

RVFM 8, LLC,SP 1, LLC,

VPM Realty, LL.C

Defendants :

YERIFICATION

I, Dana Price, hereby state that I am a Consumer Protection Agent with the Pennsylvania
Office of Attorney General, Bureau of Consumer Protection, and am authorized to make this
verification on behalf of the Plaintiff in the within action. I hereby verify that the facts set forth

in the foregoing Complaint are true and correct to the best of my knovﬁedge or information and

belief.

I understand that the statements contained herein are subject to the penalties of 18 Pa.

C.S. § 4904 relating to unsworn falsification to authorities.

Date: %7\5// 6/7 D@//"{,%@L

Dana Price
Consumer Protection Agent




CERTIFICATE OF COMPLIANCE

I certify that this filing complies with the provisions of tile Public Access Policy of the
Unified Judicial System of Pennsylvania: Case Records of the Appellate and Trial Courts that
require filing confidential information and documents differently than non-confidential

information and documents.

Signature: =.£' d ("//
Name: A S{A $en /')&13@/ / ‘

Attorney No. 50597




