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1) Name of the issuer and its predecessors (if any)

In answering this item, please also provide anyesused by predecessor entities in the past fizesyand the
dates of the name changes.

Vestin Realty Mortgage 1, Inc.

2) Address of the issuer’s principal executive offies

Company Headquarters

Address 1: 8880 W. Sunset Road

Address 2; Suite 200

Address 3; Las Vegas, NV 89148

Phone; 702-227-0965

Email: mike@vetinmortgage.com
Website(s) www.vestinrealtymortgagel.com

IR Contact

Address 1;: 8880 W. Sunset Road

Address 2; Suite 200

Address 3; Las Vegas, NV_89148

Phone; 702-227-0965

Email: joanne@muvpreits.com

Website(s) www.vestinrealtymortgagel.com

3) Security Information

Trading Symbol; VRTA

Exact title and class of securities outstandingn@mn Stock
CUSIP: 925490203

Par or Stated Value: 0.0001

Total shares authorized: _ 25,000,000 as of: Jun@@Ib
Total shares outstanding: 1,250,981 as of: Jun2h

Additional class of securities (if necessary):

Trading Symbol: VRTA

Exact title and class of securities outstandingfétred Stock
CUSIP: 0925490203

Par or Stated Value: 0.0001

Total shares authorized: 1,000,000 as of: June 30, 2016
Total shares outstanding: 0.00 as of: June 30, 2016

Transfer Agent

Name:_Broadridge

Address 1: 51 Mercedes Way

Address 2: Edgewood, NY 11717

Address 3:

Phone; 631-392-5794

Is the Transfer Agent registered under the Exchayagye* Yes:[X]No: []

*To be included in the OTC Pink Current Informatitier, the transfer agent must be registered utideExchange
Act.



List any restrictions on the transfer of security:

None

Describe any trading suspension orders issueddb@HC in the past 12 months.
None

List any stock split, stock dividend, recapitalisat merger, acquisition, spin-off, or reorganiaateither currently
anticipated or that occurred within the past 12 then

None
4) Issuance History
List below any events, in chronological order, ttesulted in changes in total shares outstandintdyssuer in the
past two fiscal years and any interim period. Ti$teshall include all offerings of equity secuesi including debt
convertible into equity securities, whether privatgublic, and all shares or any other securiiesptions to
acquire such securities issued for services, dgagri1) the securities, (2) the persons or estitiewhom such
securities were issued and (3) the services prdvigesuch persons or entities. The list shalldat:
A. The nature of each offering (e.g., Securities AaleR504, intrastate, etc.);
N/A
B. Any jurisdictions where the offering was registeoedjualified;
N/A
C. The number of shares offered,;
N/A
D. The number of shares sold;
N/A
E. The price at which the shares were offered, anditheunt actually paid to the issuer;
N/A
F. The trading status of the shares; and
N/A
G. Whether the certificates or other documents thatesce the shares contain a legend (1) statinghieat
shares have not been registered under the SesWitieand (2) setting forth or referring to thetrigsions
on transferability and sale of the shares undeBt#wurities Act.
N/A
In December 2014, the Company effected a 1 forvéree split of its common stock. All share and peare
information in the Company’s consolidated finanatdtements and its accompanying notes have bgestex to

retroactively reflect the 1 for 4 reverse stocktspl
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VESTIN REALTY MORTGAGE I, INC.
CONSOLIDATED BALANCE SHEETS

ASSETS
(Unaudited)
June 30, 2016 December 31, 2015
Assets
Cash and cash equivalents $ 1,878,000 $ 1,380,000
Investment in marketable securities - related party 989,000 956,000
Investments in Delaware Statutory Trust 1,022,000 --
Investment in MVP Advisor & MVP Capital Partners et of impairment of
$6,809,000 as of June 30, 2016 and $5,265,000 @se#mber 31, 2015 - -
Investment in equity method investee held for sale 231,000 4,281,000
Interest and other receivables 66,000 29,000
Notes receivable, net of allowance of $108,00QaeB0, 2016 and $620,000 at
December 31, 2015 - -
Investments in real estate and fixed assets
Land and improvements 1,741,000 1,741,000
Building and improvements 2,450,000 2,450,000
Furniture and fixtures 29,000 19,000
4,220,000 4,210,000
Accumulated depreciation (281,000) (218,000)
Total investments in real estate and fixed assets, 3,939,000 3,992,000
Investment in real estate loans 2,778,000 2,315,000
Due from related parties -- --
Prepaid expenses — related party 81,000 81,000
Other assets 251,000 4,000
Total assets $ 11,235,000 $ 13,038,000
LIABILITIES AND STOCKHOLDERS' EQUITY
Liabilities
Accounts payable and accrued liabilities $ 104,000 $ 93,000
Due to related parties -- 19,000
Notes payable, net of unamortized loan issuances 0d$46,000 and $53,000 at
June 30, 2016 and December 31, 2015, respectively 2,222,000 2,144,000
Total liabilities 2,326,000 2,256,000
Commitments and contingencies -- --
Stockholders' equity
Preferred stock, $0.0001 par value; 1,000,000 sheauthorized; none issued and
outstanding -- --
Treasury stock, at cost, no shares at June 30, &d ®ecember 31, 2015 -- --
Common stock, $0.0001 par value; 25,000,000 staré®rized; 1,250,981 and
1,298,957 shares issued and outstanding at Jurg®36,anddecember 31,201
respectively 1,000 1,000
Additional paid-in capital 59,223,000 59,357,000
Accumulated deficit (50,334,000) (48,576,000)
Accumulated other comprehensive income 19,000 --
Total stockholders’ equity 8,909,000 10,782,000
Total liabilities and stockholders' equity 11,Z8K) $ 13,038,000

The accompanying notes are an integral part oetheaudited consolidated financial statements



VESTIN REALTY MORTGAGE I, INC.
CONDENSED CONSOLIDATED STATEMENTS OF OPERATIONS

(Unaudited)
For The Three Months For The Six Months
Ended June 30, Ended June 30,
2016 2015 2016 2015
Revenues
Interest income from investment in real estatedoan 69,000 $ 18,000 $ 147,000 $ 143,00(
Recovery of allowance for doubtful notes receivable - 7,00( 8,000 15,00(
Rental revenue 178,000 182,00 368,000 365,00(
Total revenues 247,000 207,00t 523,000 523,00(
Operating expenses
Management fees - related party 65,000 67,00( 133,000 136,00(
Provision for loan loss 33,000 -- 33,000 --
Payroll 24,000 11,00( 44,000 20,00(
Impairment MVP Realty Advisors & MVP Capital Pantsél 924,000 1,160,000 1,544,000 1,860,001
Operations and maintenance 40,000 44,00( 97,000 88,00(
Depreciation 32,000 8,00( 63,000 42,00(
Professional fees 16,000 97,00( 74,000 213,00t
Insurance 33,000 49,00( 82,000 99,00(
Consulting 12,000 23,00( 35,000 46,00(
Other 25,000 28,00( 41,000 69,00(
Total operating expenses 1,204,000 1,487,000 2,146,000 2,573,001
Loss from operations (957,000) (1,28M00 (1,623,000) (2,05000
Non-operating income (loss)
Dividend Income 11,000 10,00( 22,000 20,00(
Interest expense (32,000) (29,000 (63,000) (57000
Recovery from settlement with loan guarantor - - 21,000 --
Total non-operating loss (21,000) (19,000 (20,000) (37,00D
Provision for income taxes - - -- --
Loss from continuing operations (978,000) (1,299 (1,643,000) (2,08D00
Discontinued operations, net of income taxes
Recovery from 1701 Commerce 101,000 -- 101,000 --
Income (loss) from investment in equity method stee (97,000) 128,00 (81,000) 224,00(
Loss from sale of investment in equity method inees (28,000) - (131,000) --
Expenses related to real estate held for sale 0@}).0 (9000 (4,000) (18000
Total income (loss) from discontinued operations 25,000) 11900( (115,000) 206,00(
Net loss attributable to common stockholders (1,003,000) (1,18000 (1,758,000) (1,88000
Basic and diluted income (loss) per weighted awverag
common share

Continuing operations (0.77) (0.95) (2.37) (1.52)

Discontinued operations (0.02) 0.09 (0.10) 0.15

Total basic and diluted loss per weighted

average common share (0.79) $ (0.86) $ (1.47) $ (1.37)

Weighted average common shares outstanding 12467,3 1,367,04 1,200,048 1,373,62

The accompanying notes are an integral part oetheaudited consolidated financial statements



VESTIN REALTY MORTGAGE I, INC.
CONSOLIDATED STATEMENTS OF OTHER COMPREHENSIVE INCO ME(LOSS)

For The Three Months For The Six Months
Ended June 30, Ended June 30,
2016 2015 2016 2015
Net los! $ (1,003,000) $ (1,180,00C $ (1,758000 $ (1,881,000)
Unrealized holding gain (loss) on available-foressécurities —
related party 151,000 (45,000 19,00 32,000
Conprehensive loss attributable to Vestin Realty Magggl, Inc$ (852,000) $ (1,22800 $ (1,739,000 $ (1,849,000)

The accompanying notes are an integral part ottheaudited consolidated financial statements



VESTIN REALTY MORTGAGE I, INC.
CONSOLIDATED STATEMENTS OF CASH FLOWS

(UNAUDITED)

Cash flows from operating activities:
Net los:
Adjustments to reconcile net loss to net cash usegerating activities:
Depreciation
Amortization expense
Gain related to recovery of allowance for doubtfotes receivable
Income (loss) from equity method investee heldstle
Dividend from MVP REIT (DRIP Shares)
Loss for equity method investee — discontinued aipans
Impairment on MVP Realty Advisors and MVP CP i
Change in operating assets and liabilities:
Interest and other receivables
Due to/from related parties
Prepaid expense — related party
Other assets
Accounts payable and accrued liabilities
Netcash used in operating activities

Cash flows from investing activities:

Investments in real estate loans

Proceeds from loan payoffs

Sale of investments in real estate loans

VRM I

Third parties

Purchase of fixed assets

Investment in DST

Sale of investment in DST to related party

Proceeds from sale of investment in equity methedstee held for sale
Proceeds from distributions from investment in ggaiethod investee
Investment in MVP Realty Advisors and MVP CP I

Proceeds from notes receivable

Net cash provide by investing activities

Cash flows from financing activities:
Principal payments on notes payable
Proceeds from notes payable
Purchase of treasury stock

Netcash used in financing activities

NET CHANGE IN CASFH
Cash and cash equivalents, beginning of period
Cash and cash equivalents, end of period

Supplemental disclosures of cash flows information:
Interest expense

Non-cash investing and financing activities:

Unrealized loss on marketable securities - relptaty

For the Six Months Ended June 30,

2016 2015
(1,758,000)$ (1,881,000)
63,000 42,000
7,000 7,000
(8,000) (15,000)
131,000 (224,000)
(14,000) (20,000)
81,000 -
544,000 1,860,000
(37,000) 2,000
(19,000) (16,000)
- (135,000)
(247,000) (21,000)
11,000 (64,000)
(246,000) (465,000)
(2,108,000) (1,513,000)
- 4,705,000
1,645,000 200,000
- 3,505,000
(10,000) (12,000)
(1,200,000) -
178,000 -
3,756,000 -
82,000 82,000
,544,000) (1,860,000)
8,000 15,000
807,000 5,122,000
(86,000) (96,000)
157,000 166,000
(134,000) (184,000)
(63,000) (114,000)
498,000 4.543,000
801080 1,395,000
1,878,000$ 5,938,000
56,000$ 50,000
19,000$ (32,000)




VESTIN REALTY MORTGAGE I, INC
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS
JUNE 30, 2016
(UNAUDITED)

NOTE A — ORGANIZATION

Vestin Realty Mortgage I, Inc. (“VRM 17, the “Compg”, “we”, “us”, or “our”), formerly Vestin Fund ILLC (“Fund 1”), invests in
loans secured by real estate through deeds ofdruabrtgages (hereafter referred to collectivedydeeds of trust” and as defined in
our management agreement (“Management AgreemesnitYlartgage Assets”). In addition we invest ingate, manage or sell real
property and acquire entities involved in the ovshgr or management of real property. We commenpedations in December 1999.
References in this report to the “Company,” “weays,” or “our” refer to Fund | with respect to therfwd prior to April 1, 2006 and to
VRM | with respect to the period commencing on May006.

We operated as a real estate investment trust "REirough December 31, 2011. We are not a mutuad or an investment company
within the meaning of the Investment Company AcL®80, nor are we subject to any regulation thedeun As a REIT, we were
required to have a December 31 fiscal year endalveunced on March 28, 2012 that we have termir@iedlection to be treated as
a REIT under the Internal Revenue Code of 198&n@nded (the “Code”), effective for the tax yeatieg December 31, 2012. Under
the Code, we will not be able to make a new eladiide taxed as a REIT during the four years ¥athg December 31, 2012. Pursuant
to our charter, upon the determination by the Badifdirectors that we should no longer qualify 2T, the restrictions on transfer
and ownership of shares set forth in Article Vllafr charter ceased to be in effect and, accorgirsflares of the Company’s stock
will no longer be subject to such restrictions.cémnection with the termination of our REIT statws also amended our stockholders’
rights plan to provide that a stockholder, othentMichael Shustek, may own up to 20% of outstandhmares of common stock, and
that Michael Shustek may own up to 35% of outstag@hares of common stock.

On December 24, 2015, the Company announced it thd process of voluntarily delisting the Compangbmmon stock (the
“Common Stock”) from Nasdaq and voluntarily derégisng from the reporting requirements of the Siiesr Exchange Act of 1934,
as amended. The Company and Nasdaq have agréddettember 30, 2015 will be the last day of traddfighe Common Stock on
Nasdaq. On December 31, 2015, the Company filech2% and on January 12, 2016, filed Form 15.

Michael Shustek owns a significant majority of ied¢lortgage, LLC, a Nevada limited liability comparwhich is our manager (the
“manager” or “Vestin Mortgage”). The business obkerage and placement of real estate loans havegeréormed by affiliated or
non-affiliated mortgage brokers, including Advanoitage, LLC (“MVP Mortgage”), a licensed Nevadartgage broker, which is
indirectly wholly owned by Mr. Shustek.

Pursuant to a management agreement, our managspnsible for managing our operations and impieimg our business strategies
on a day-to-day basis. Consequently, our operatsglts are dependent to a significant extent upanmanager’s ability and
performance in managing our operations and sekyigur assets.

Vestin Mortgage is also the manager of Vestin Rddibrtgage Il, Inc. (“VRM II"), as the successor bherger to Vestin Fund I, LLC
(“Fund 11") and Vestin Fund Ill, LLC (“Fund III"). VRM Il has investment objectives similar to oumad Fund Ill is in the process of
an orderly liquidation of its assets.

In April 2009, we entered into an accounting segiagreement with Strategix Solutions, LLC (“Stgate&Solutions”), a Nevada limited
liability company from which our former CFO and ethmembers of our accounting staff were employ&d.of March 1, 2016, our
CFO and certain members of our accounting stafhadenger employed by Strategix Solutions andchare employed by MVP Realty
Advisors. On June 1, 2016, Tracee Gress resiga¢ideaChief Financial Officer of the Company whielsignation is effective as of
June 14, 2016. Also on June 1, 2016, the BoaRirettors of the Company appointed Edwin H. Bentixéas the new Chief Financial
Officer of the Company effective as of June 14,820Mr. Bentzen and the accounting staff also glevaccounting and financial
reporting services to MVP REIT, Inc. (“MVP REIT'MVP REIT II, Inc. (“MVP REIT II"), VRM II, and VF .

In December 2013, we acquired a 40% interest in MR&RIty Advisors, LLC (“MVP Advisor”), the managef MVP REIT, Inc.
(“MVP REIT"), pursuant to a membership interesnsfer agreement, dated as of December 19, 2018ebrtMVP Capital Partners,
LLC (“MVP Capital”) and us. Pursuant to the traarshgreement, we did not pay any up-front constaerdor the acquired interest
but will be responsible for our proportionate shafdéuture expenses of MVP Advisor. In recognitiohMVP Capital’'s substantial
investment in MVP Advisor for which MVP Capital eieed no up-front consideration, the transfer agwe further provides that
once we and VRM Il have been repaid in full for ammpital contributions to MVP Advisor or for anygenses advanced on MVP
Advisor’'s behalf (“Capital Investment”), and once wand VRM Il have received an annualized returroonCapital Investment of
7.5%, then MVP Capital will receive one-third otthet profits of MVP Advisor. This acquisition wagproved by the independent
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members of our Board of Directors. MVP REIT isECSregistered, non-traded REIT that seeks to inpesiominantly in parking
facilities located throughout the United States kmaohs secured by real estate as its core assets.

During May 2015, our Board of Directors and the &baf Directors of VRM Il agreed to form MVP Cagitartners Il, LLC, a Nevada
limited liability company (“MVP CP II"). We own 40%nd VRM Il owns 60%. The purpose of MVP CP ltasact as the sponsor of
MVP REIT I, Inc., a Maryland corporation, whichdxbeen formed as a publicly registered non tradeld RMVP REIT 11"). MVP
REIT Il has filed and declared effective on OctoB8r 2015. MVP REIT Il is a proposed $550,000,0€@ring with the proceeds
raised from the offering being used primarily ta@aice parking assets in the United States and GanddP REIT Il has engaged
MVP Advisors as its advisor.

We and VRM Il have agreed to fund certain costs exgknses of MVP REIT Il through MVP CP Il in profon to our respective
ownership interest. As consideration for the @&ithvestment of $0.2 million MVP CP Il received80 shares of common stock in
MVP REIT Il. As part of the advisory agreement, M¥Advisors will receive a 1% annual asset managéefeerand 2.25% of purchase
price on all acquisitions. MVP Advisors will alseceive the lesser of 3% of contract sale price086 of the brokerage commission
paid on dispositions of MVP REIT Il assets whichcamt shall accrue until the MVP REIT Il investo/k a return of their net capital
and a 6% annual cumulative non compounded retaraddition once the MVP REIT Il investors have reed a return of their net
capital invested and a 6% annual cumulative, nanpmunded return, then MVP Realty Advisors will lgiteed to receive 15% of the
remaining proceeds. This fee will be payable urhdy one of the following events: (i) if MVP REIT $hares are listed on a national
securities exchange; (i) if MVP REIT Il assets acdd, other than single assets sold in the orginaurse, or liquidated,; (iii) upon a
merger, share exchange, reorganization or othesaciion pursuant to which MVP REIT Il investorseie cash or publicly traded
securities in exchange for their shares; or (iWrupermination of the advisory agreement. The dpeyaagreement of the Advisor
provides that once we and VRM Il have been repafdll for any capital contributions to the Advisor for any expenses advanced on
the Advisor’s behalf, or capital investment, and@mve and VRM Il have received an annualized returiour capital investment of
7.5%, then Michael Shustek will receive 40% of tie¢ profits of the Advisor.

NOTE B — SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES
Basis of Accounting

The accompanying unaudited condensed consolidimtaddial statements of the Company are prepareddnagement on the accrual
basis of accounting and in accordance with priesiglenerally accepted in the United States of AtagfiGAAP”) for interim financial
information as contained in the Financial Accougt8tandards Board (“FASB”) Accounting Standards i@mation (“ASC”), and in
conjunction with rules and regulations of the SE€rtain information and footnote disclosures reggifior annual financial statements
have been condensed or excluded pursuant to SE€ ant regulations. Accordingly, the unaudited eoiséd consolidated financial
statements do not include all of the informationl &motnotes required by GAAP for complete finangttements. The unaudited
condensed consolidated financial statements incigdeunts and related adjustments, which are eirogiinion of management, of a
normal recurring nature and necessary for a fasgmtation of the Company’s financial positionuhssof operations and cash flows
for the interim period.

Operating results for the three and six months @ dd@e 30, 2016 are not necessarily indicativh@fésults that may be expected for
the year ending December 31, 2016. These unaucitedensed consolidated financial statements shmilgad in conjunction with
the consolidated financial statements and notegtiéncluded in the Company’s Annual Report fog trear ended December 31,
2015.

The condensed consolidated balance sheet as ofiibece81, 2015 contained herein has been derived fhe audited consolidated
financial statements as of December 31, 2015, butad include all disclosures required by GAAP.

Management Estimates

The preparation of consolidated financial statemantonformity with GAAP requires management tkenastimates and assumptions
that affect the reported amounts of assets antlitied and disclosure of contingent assets artuilitees at the date of the consolidated
financial statements and the reported amountsvafimges and expenses during the reporting periattuadresults could differ from
those estimates.

Impairment of Long Lived Assets

When circumstances indicate the carrying value pfogperty may not be recoverable, the Company vwevibe asset for impairment.
This review is based on an estimate of the futurdiscounted cash flows, excluding interest charggpected to result from the
property’s use and eventual disposition. Thesenestis consider factors such as expected futuratipgincome, market and other
applicable trends and residual value, as well azffects of leasing demand, competition and dthetors. If impairment exists, due
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to the inability to recover the carrying value gbrperty, an impairment loss is recorded to thembthat the carrying value exceeds
the estimated fair value of the property for projesrto be held and used. For properties held dte, ghe impairment loss is the
adjustment to fair value less estimated cost tpadie of the asset. These assessments have aiglipact on net income because
recording an impairment loss results in an immedieggative adjustment to net income.

Derivative Instruments

The Company may use derivative financial instruraéathedge all or a portion of the interest ragk aissociated with its borrowings.
Certain of the technigues used to hedge exposungeiest rate fluctuations may also be used ttept@gainst declines in the market
value of assets that result from general trendiebt markets. The principal objective of such agmeas is to minimize the risks and/or
costs associated with the Company’s operating aaahdial structure as well as to hedge specificcgated transactions.

The Company records all derivatives on the balaiaet at fair value. The accounting for changethénfair value of derivatives
depends on the intended use of the derivative,venghe Company has elected to designate a desviatia hedging relationship and
apply hedge accounting and whether the hedgintjiorkhip has satisfied the criteria necessary pdyapedge accounting. Derivatives
designated and qualifying as a hedge of the expdsuthanges in the fair value of an asset, ligbitir firm commitment attributable
to a particular risk, such as interest rate risk&,aonsidered fair value hedges. Derivatives daeségghand qualifying as a hedge of the
exposure to variability in expected future cashwip or other types of forecasted transactions,caresidered cash flow hedges.
Derivatives may also be designated as hedges dioteégn currency exposure of a net investment fioraign operation. Hedge
accounting generally provides for the matchingheftiming of gain or loss recognition on the hedgimstrument with the recognition
of the changes in the fair value of the hedgedtasdmbility that are attributable to the hedgéesk in a fair value hedge or the earnings
effect of the hedged forecasted transactions ash ow hedge. The Company may enter into dexigatontracts that are intended to
economically hedge certain of its risk, even tholgllge accounting does not apply or the Comparstselt to apply hedge
accounting.

The accounting for subsequent changes in the #irevof these derivatives depends on whether easlbden designed and qualifies
for hedge accounting treatment. If the Companytglrot to apply hedge accounting treatment, anngésin the fair value of these
derivative instruments is recognized immediatelgams (losses) on derivative instruments in thesotidated statement of operations.
If the derivative is designated and qualifies fedbe accounting treatment, the change in the dgsfihfair value of the derivative is

recorded in other comprehensive income (loss)acettient that it is effective. Any ineffective port of a derivative’s change in fair

value will be immediately recognized in earnings.

Investments in Real Estate and Fixed Assets

Investments in real estate and fixed assets atiexisté cost less accumulated depreciation. Degi@cies provided principally on the
straight-line method over the estimated usefulligbthe assets, which are primarily 3 to 40 yebn& cost of repairs and maintenance
is charged to expense as incurred. Expenditurgsréguerty betterments and renewals are capitalldpdn sale or other disposition of
a depreciable asset, cost and accumulated depoecét removed from the accounts and any gainsw is reflected in other income
(expense).

The Company periodically evaluates whether evemdsc&rcumstances have occurred that may warraigiogvof the estimated useful
lives of fixed assets or whether the remaining medeof fixed assets should be evaluated for passighairment. The Company uses
an estimate of the related undiscounted cash ftoxgs the remaining life of the fixed assets in nueiag their recoverability.

Cash and Cash Equivalents

Cash and cash equivalents include interest-beaim) non-interest-bearing bank deposits, money rhakeounts, short-term
certificates of deposit with original maturities thfee months or less, and short-term instrumeitts avliquidation provision of one
month or less.

Revenue Recognition

Interest is recognized as revenue on performingdashen earned according to the terms of the laasiag the effective interest
method. We do not accrue interest income on loaee they are determined to be non-performingoah lis non-performing when,
based on current information and events, it is gbdd that we will be unable to collect all amoudt® according to the contractual
terms of the loan agreement or when the paymeitefest is 90 days past due. Cash receipts wikhllocated to interest income,
except when such payments are specifically destgnlay the terms of the loan as principal reductibrierest is fully allowed for on

impaired loans and is recognized on a cash badisothe The receipt of previous loan or note redaizallowances or impairments
are recognized as revenue.
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All leases are accounted for as non-cancelableatipgrleases. We recognize rental revenue on gylstitne basis over the term of
the lease. Rental income related to the leasesc@ynized on an accrual basis in accordance wéthettms of the leases. Advanced
receipts of rental income are deferred and claskdis liabilities until earned.

Reclassifications

In conjunction with the adoption of new accountsigndards, certain debt or loan issuance costhéothree and six months ended
June 30, 2015 as well as certain amounts as ofrileme31, 2015, have been reclassified to conforthda@urrent year’s presentation.

Investments in Real Estate Loans

We may, from time to time, acquire or sell investisein real estate loans from or to our managetioer related parties pursuant to
the terms of our Management Agreement without anpra. The primary purpose is to either free upitedpo provide liquidity for
various reasons, such as loan diversificationjargexcess capital in investments to maximizeifieeof our capital. Selling or buying
loans allows us to diversify our loan portfolio kiit these parameters. Due to the short-term natutiee loans we make and the
similarity of interest rates in loans we normallpwid invest in, the fair value of a loan typicalipproximates its carrying value.
Accordingly, discounts or premiums typically do ragiply upon sales of loans and therefore, genenallgain or loss is recorded on
these transactions, regardless of whether to tetkta unrelated party.

Investments in real estate loans are secured lisadgérust or mortgages. Generally, our realtesteans require interest only payments
with a balloon payment of the principal at maturit/e have both the intent and ability to hold restlate loans until maturity and
therefore, real estate loans are classified andusated for as held for investment and are carrtesh@ortized cost. Loans sold to or
purchased from affiliates are accounted for atpfiecipal balance and no gain or loss is recogntaeds or any affiliate. Loan-to-
value ratios are initially based on appraisals iolethat the time of loan origination and are updatben new appraisals are received
or when management’s assessment of the value hageth, to reflect subsequent changes in value &stan Original appraisals are
generally dated within 12 months of the date ofloagination and may be commissioned by the boerow

The Company considers a loan to be impaired whased upon current information and events, it beBeit is probable that the
Company will be unable to collect all amounts doeoading to the contractual terms of the loan agesg. The Company’s impaired
loans include troubled debt restructuring, andgrenfng and non-performing loans in which full paymef principal or interest is not
expected. The Company calculates an allowanceregtjfor impaired loans based on the present valwxpected future cash flows
discounted at the loan’s effective interest rategtdhe loan’s observable market price or thevialue of its collateral.

Loans that have been modified from their origimaihts are evaluated to determine if the loan méetsléfinition of a Troubled Debt
Restructuring (“TDR”) as defined by Accounting Slands Codification (“ASC”) 310-40. When the Companodifies the terms of
an existing loan that is considered a TDR, it issidered performing as long as it is in compliawith the modified terms of the loan
agreement. If the modification calls for defermatrest, it is recorded as interest income as sasbllected.

Allowance for Loan Losses

We maintain an allowance for loan losses on ouestments in real estate loans for estimated chegiairment. Our manager's
estimate of losses is based on a number of factohsding the types and dollar amounts of loanthin portfolio, adverse situations
that may affect the borrower’s ability to repayeyailing economic conditions and the underlyindatetal securing the loan. Additions
to the allowance are provided through a chargeatoiegs and are based on an assessment of ceataors, which may indicate
estimated losses on the loans. Actual losses amslare recorded as a charge-off or a reductidghe@llowance for loan losses.
Generally, subsequent recoveries of amounts preljiaiarged off are added back to the allowancemeidded as income.

Estimating allowances for loan losses requiresiigmt judgment about the underlying collateralcluding liquidation value,
condition of the collateral, competency and coofi@naof the related borrower and specific legaliessthat affect loan collections or
taking possession of the property. As a commereial estate lender willing to invest in loans trbwers who may not meet the
credit standards of other financial institutioreders, the default rate on our loans could beehititan those generally experienced in
the real estate lending industry. We and our manggnerally approve loans more quickly than otkat estate lenders and, due to
our expedited underwriting process; there is a tlisk the credit inquiry we perform will not revesll material facts pertaining to a
borrower and the security.

Additional facts and circumstances may be discalex® we continue our efforts in the collection dmakclosure processes. This
additional information often causes managemengasgess its estimates. In recent years, we haigedesstimates of our allowance
for loan losses. Circumstances that have and matyntie to cause significant changes in our eséthatiowance include, but are not
limited to:
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» Declines in real estate market conditions, whiah cause a decrease in expected market value;
» Discovery of undisclosed liens for community impeavent bonds, easements and delinquent property; taxe

» Lack of progress on real estate developments afendvance funds. We customarily utilize disbursetnagents to monitor
the progress of real estate developments and appoan advances. After further inspection of #lated property, progress
on construction occasionally does not substantint&crease in value to support the related loaaracks;

« Unanticipated legal or business issues that mag atibsequent to loan origination or upon the afafereclosed property;
and

» Appraisals, which are only opinions of value attinge of the appraisal, may not accurately reftaetvalue of the property.
Discontinued Operations

We have reclassified for all periods presentedhm accompanying consolidated statements of opagtihe amounts related to
discontinued operations and real estate held fer Baaccordance with the applicable accountirigeiga. In addition, the assets and
liabilities related to the discontinued operatians reported separately in the accompanying catatelii balance sheets as real estate
held for sale, assets held for sale, and liabdlitedated to assets held for sale.

Real Estate Owned Held for Sale

Real estate held for sale (“REQ”) includes reaatesticquired through foreclosure and will be cdraé the lower of the recorded
amount, inclusive of any senior indebtedness, ®ptioperty's estimated fair value, less estimabstsdo sell, with fair value based on
appraisals and knowledge of local market conditiovihile pursuing foreclosure actions, we seeldamntify potential purchasers of

such property. We seek to sell properties acquhiezligh foreclosure as quickly as circumstancespgetaking into account current

economic conditions. The carrying values of RE®assessed on a regular basis from updated apprasamparable sales values or
purchase offers.

Management classifies REO when the following ciatare met:

* Management commits to a plan to sell the properties

* The property is available for immediate sale irpitssent condition subject only to terms that agaband customary;
* An active program to locate a buyer and other asti@quired to complete a sale have been initiated;

* The sale of the property is probable;

* The property is being actively marketed for sala etasonable price; and

» Withdrawal or significant modification of the safenot likely.

Classification of Operating Results from Real Estat Held for Sale

Generally, operating results and cash flows fronglbved assets held for sale are to be class#dedliscontinued operations as a
separately stated component of net income. Ounatipas related to REO are separately identifieth@maccompanying consolidated
statements of operations.

Secured Borrowings

Secured borrowings provide an additional sourceagfital for our lending activity. Secured borroggnallow us to increase the
diversification of our loan portfolio and to investloans that we might not otherwise invest ine @ not receive any fees for entering
into secured borrowing arrangements; however, weneeeive revenue for any differential of the ietrspread, if applicable. Loans
in which unaffiliated investors have participatbdough inter-creditor agreements (“Inter-credit@rédements”) are accounted for as
secured borrowings.

The Inter-creditor Agreements provide us additiohalding sources for real estate loans whereby rmaffiliated investor (the
“Investor”) may participate on a non-pari-passuidas certain real estate loans with us and/or VRMcollectively, the “Lead
Lenders”). In the event of borrower non-performanihe Inter-creditor Agreements generally prowioet the Lead Lenders must
repay the Investor's loan amount either by (i) aarihg to remit to the Investor the interest duetlom participated loan amount; (ii)
substituting an alternative loan acceptable toltivestor; or (iii) repurchasing the participatiowrh the Investor for the outstanding
balance plus accrued interest.
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Additionally, an Investor may participate in centddans with the Lead Lenders through Participadgneements. In the event of
borrower non-performance, the Participation Agreetnmaay allow the Investor to be repaid up to theoam of the Investor's
investment prior to the Lead Lender being rep&éal estate loan financing under the Participatigreements are also accounted for
as a secured borrowing. We do not receive anyniegfor entering into secured borrowing arrangesaen

Investment in Marketable Securities and Investmenin Marketable Securities — Related Party

Investment in marketable securities and investritemtarketable securities— related party consis&gaidk in VRM Il and MVP REIT.
The securities are stated at fair value as detewnby the closing market price as of June 30, 281 December 31, 2015. All
securities are classified as available-for-sale.

We are required to evaluate our available-for-gatestment for other-than-temporary impairment ghar We will determine when

an investment is considered impaired (i.e., dedlirfair value below its amortized cost), and eedduwhether the impairment is other-
than-temporary (i.e., investment value will not teeovered over its remaining life). If the impaém is considered other-than-
temporary, we will recognize an impairment lossada the difference between the investment’s basibits fair value.

According to the SEC Staff Accounting Bulletin, Top: Miscellaneous Accounting, MOther Than Temporary Impairment of Certain
Investments in Debt and Equity Securities, there are numerous factors to be considered ¢h sm evaluation and their relative
significance will vary from case to case. Theduling are a few examples of the factors that, idially or in combination, indicate
that a decline is other than temporary and thatitewlown of the carrying value is required:

» The length of the time and the extent to whichrttagket value has been less than cost;

» The financial condition and near-term prospecthefissuer, including any specific events which nndlyence the operations
of the issuer such as changes in technology thgtim@gair the earnings potential of the investmanthe discontinuance of a
segment of the business that may affect the figareings potential; or

* The intent and ability of the holder to retainiitgestment in the issuer for a period of time it to allow for any anticipated
recovery in market value.

Basic and Diluted Earnings Per Common Share

Basic earnings per share (“EPS”) is computed biglitig net income available to common stockholdgrthie weighted average number
of common shares outstanding. Diluted EPS is aimd basic EPS except that the weighted averaggheuof common shares
outstanding is increased to include the numbeddftmnal common shares that would have been aulsig if the dilutive potential
common shares had been exercised. We had normditgjacommon share equivalents during the periode@ December 31, 2015
and 2014.

Common Stock Dividends

During June 2008, our Board of Directors decideduspend the payment of dividends. Our Board oéddors will closely monitor
our operating results in order to determine whetddinds should be reinstated; however, we do npéexour Board or Directors to
reinstate dividends in the foreseeable future.

Treasury Stock

On February 21, 2008, our Board of Directors augear the repurchase of up to $5 million worth of oammon stock. Depending
upon market conditions, shares may be repurchased time to time at prevailing market prices thrbugpen market or privately
negotiated transactions. We are not obligatedutohmse any shares. Subject to applicable semut#tivs, including SEC Rule 10b-
18, repurchases may be made at such times andhrastwounts, as our management deems appropriagrepurchases will be funded
from our available cash. Under the Maryland Gen€@mporation Law, shares of its own stock acquiogda corporation constitute
authorized but unissued shares.

Segments

We are currently authorized to operate two repégtabgments, investments in real estate loansraedtiments in real property. As
of June 30, 2016, the Company operates in both setgm

Our objective is to invest approximately 97% of @sgsets in real estate loans and real estate ingett, while maintaining
approximately 3% as a working capital cash reserve.

Advertising Costs
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Advertising costs incurred in the normal cours®pérations are expensed as incurred. The Compahyd advertising expense for
the three and six months ended June 30, 2016 &kl 20

Principles of Consolidation

Our consolidated financial statements include twants of VRM | and VREO XXV, LLC, in which we haa controlling interest.
All significant intercompany balances and trangawtihave been eliminated in consolidation.

Business Combinations

In December 2007, the Financial Accounting Stansl&dard (FASB) revised the authoritative guidarmebiusiness combinations,

establishing principles and requirements for hovaeguirer recognizes and measures in its finasté@éments the identifiable assets
acquired (including goodwill), the liabilities assad, and any noncontrolling interest in the acquifubsequently, on April 1, 2009,

the FASB amended and clarified certain aspectgsofuthoritative guidance on initial recognitiondameasurement, subsequent
measurement and accounting, and disclosure ofsaagedtliabilities arising from contingencies inusimess combination. We apply

the FASB authoritative guidance to all businessluoations for which the acquisition date is onfbeJanuary 1, 2009, and to certain
future income tax effects related to our prior hass combinations, should they arise.

Income Taxes

The Company accounts for its income taxes undeas$ets and liabilities method, which requires gadmn of deferred tax assets
and liabilities for future tax consequences of ésehat have been included in the financial statémeUnder this method, deferred
tax assets and liabilities are determined basdati@differences between the financial statemerdstaxbasis of assets and liabilities
using enacted tax rates in effect for the year lictv the differences are expected to reverse. effeet of a change in tax rates on
deferred tax assets and liabilities is recognipeidéome in the period that includes the enactrdats.

The Company records net deferred tax assets texteat the Company believes these assets will i@y than not be realized. In

making such determination, the Company considémsvallable positive and negative evidence, inalgdiuture reversals of existing

taxable temporary differences, projected futureldex income, tax planning strategies and receantiial operations. A valuation

allowance is established against deferred tax si¢sat do not meet the criteria for recognitiom. the event the Company were to
determine that it would be able to realize defeiretdme tax assets in the future in excess of thetirecorded amount, they would
make an adjustment to the valuation allowance winchld reduce the provision for income taxes.

The Company follows the accounting guidance whidvides that a tax benefit from an uncertain tasifimn may be recognized when
it is more likely than not that the position wikk Isustained upon examination, including resolutmisny related appeals or litigation
processes, based on the technical merits. Incoxgatsitions must meet a more-likely-than-not redtigm threshold at the effective
date to be recognized initially and in subsequemiogs. Also included is guidance on measurend®recognition, classification,
interest and penalties, accounting in interim m@sjalisclosure and transition.

NOTE C — FINANCIAL INSTRUMENTS AND CONCENTRATIONS O F CREDIT RISK

Financial instruments consist of cash, interest a@ther receivables, notes receivable, accountshpeynd accrued liabilities, due
to/from related parties and notes payable. The/iceyvalues of these instruments approximate tagirvalues due to their short-term
nature. Marketable securities and marketable d@esir related party and investment in real edtetes are further described in Note
| — Fair Value.

Financial instruments with concentration of creditl market risk include cash, interest and otheivables, marketable securities and
marketable securities-related party, notes rec@yalocounts payable and accrued liabilities, difeam related parties, notes payable,
and loans secured by deeds of trust.

We maintain cash deposit accounts and certificafteleposit which, at times, may exceed federalguiad limits. To date, we have
not experienced any losses. As of June 30, 2086C@tember 31, 2015 we had approximately $1.5 onilaind $1.0 million,
respectively, in funds in excess of the federatisdired limits.

As of June 30, 2016, 68% of our loans were in Nayadmpared to 100% of our loans were in Nevadd# Becember 31, 2015.

As of June 30, 2016, all loans were loans in whietparticipated with other lenders, most of whomaur affiliates. As of December
31, 2015, two of our three loans were loans in Whie participated with other lenders, most of whema our affiliates.
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The success of a borrower’s ability to repay i@l estate loan obligation in a large lump-sum paynmeay be dependent upon the
borrower’s ability to refinance the obligation atherwise raise a substantial amount of cash. \Withweakened economy, credit
continues to be difficult to obtain and as suchpynaf our borrowers who develop and sell commeneal estate projects have been
unable to complete their projects, obtain takeindrfcing or have been otherwise adversely impactedaddition, an increase in
interest rates over the loan rate applicable giration of the loan may have an adverse effeawrborrower’s ability to refinance.

Common Guarantors

As of June 30, 2016 and December 31, 2015, twosldataling approximately $1.1 and $2.0 million, pestively, representing
approximately 35.7% and 86%, respectively of outfpbo’s total value, have a common guarantor.

For additional information regarding the above kmaee Note D thvestments In Real Estate Loans.
NOTE D — INVESTMENTS IN REAL ESTATE LOANS

For the periods ended June 30, 2016 and Decembhe&035, all of our loans provided for interest opyments with a “balloon”
payment of principal payable and any accrued istgyayable in full at the end of the term.

In addition, we may invest in real estate loans tequire borrowers to maintain interest reseruesiéd from the principal amount of
the loan for a period of time. For the periodsezhdune 30, 2016 and December 31, 2015, we hathtwstments in real estate loans
that had interest reserves.

Loan Portfolio

As of June 30, 2016, we had five available realtedban products consisting of commercial, cor$imn, acquisition and development,
land and residential. The effective interest ratesll product categories ranged between 8.09®abkb which includes performing
loans that are being fully or partially accrued avitl be payable at maturity. Revenue by produit fuctuate based upon relative
balances during the period.

Investments in real estate loans as of June 3@, 2@dre as follows:

Current Weighted
Average Loan-To-
Weighted Value, Net of
Number of Average Portfolio Allowance for Loan
Loan Type Loans Balance * Interest Rate Percentage Losses
Commercial 2% 1,299,000 17.279 46.78% 79.59%
Construction 1 602,000 8.00% 21.68% 17.42%
Acquisition and Development 1 876,000 13.1% 31.54% 21.76%
Total 4% 2,777,000 8.32 100.00% 54.17%
Investments in real estate loans as of Decembe2®B, were as follows:
Current Weighted
Average Loan-To-
Weighted Value, Net of
Number of Average Portfolio Allowance for Loan
Loan Type Loans Balance * Interest Rate Percentage Losses
Commercial 2% 1,980,000 47.27Y 85.52% 67.50%
Construction 1 335,000 8.00% 14.48% 1.83%
Total 3% 2,315,000 8.00% 100.00% 59.29%

*  Please seBalance Sheet Reconciliation below.

The “Weighted Average Interest Rate” as shown ali@based on the contractual terms of the loanthfbentire portfolio including
non-performing loans. The weighted average inteawston performing loans only, as of June 30, 2&idb December 31, 2015 was
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8.32 % and 8.00%, respectively. Please see “A3gality and Loan Reserves” below for further infation regarding performing and
non-performing loans.

Loan-to-value ratios are generally based on thet maent appraisals and may not reflect subseqeleanges in value and include
allowances for loan losses. Recognition of alloweafor loan losses will result in a maximum loanssdue ratio of 100% per loan.

The following is a schedule of priority of real &t loans.

Number of June 30, 2016 Portfolio Number of December 31, 2015  Portfolio
Loan Type Loans Balance * Percentage Loans Balance * Percentage
First deeds of trust 43 2,777,000 100.00% $3 2,315,000 100.00%
Second deeds of trust -- -- -- -- -- --
Total 4% 2,777,000 100.00% 3 2,315,000 100.00%

*  Please seBalance Sheet Reconciliation below.
The following is a schedule of contractual mataestof investments in real estate loans as of JOn2®.6:

Non-performing $ -
April 2016 — June 2016 -
July 2016 — September 2016 -
October 2016 — December 2016 -
January 2017 — March 2017 -
Thereafter 2,777,000

Total $ 2,777,000

The following is a schedule by geographic locattbmvestments in real estate loans.

June 30, 2016 Portfolio December 31, 2015 Portfolio
Balance * Percentage Balance * Percentage
California $ 876,000 31.54%$ -- -~
Nevadi 1,901,000 68.46% 2,315,000 100.00%
Total $ 2,777,000 100.00% $ 2,315,000 100.00%

*  Please seBalance Sheet Reconciliation below.
Balance Sheet Reconciliation
The following table reconciles the balance of thenl portfolio to the amount shown on the accompanionsolidated Balance Sheets.

June 30, 2016 December 31, 2015

Balance per loan portfolio $ 2,77700C $ 2,31500C
Less:

Allowance for loan losses -- --
Balance per consolidated balance sheets $ paloirg: 2,31500C

Non-Performing Loans

For the periods ended June 30, 2016 and Decemhe2035b, we had no loans considered non-performiieg, (pased on current
information and events, it is probable that we Ww#l unable to collect all amounts due accordintpéocontractual terms of the loan
agreement or when the payment of interest is 98 gagt due).

Asset Quality and Loan Reserves
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Losses may occur from investing in real estatedoafhe amount of losses will vary as the loanfphbet is affected by changing
economic conditions and the financial conditiorbofrowers.

The conclusion that a real estate loan is uncdlilecor that collectability is doubtful is a mat@frjudgment. On a quarterly basis, our
manager evaluates our real estate loan portfofioxipairment. The fact that a loan is temporapist due does not necessarily mean
that the loan is non-performing. Rather, all ral@vcircumstances are considered by our managggtesmine impairment and the
need for specific reserves. Such evaluation, whicludes a review of all loans on which full cafiability may not be reasonably
assured, considers among other matters:

* Prevailing economic conditions;

e Historical experience;

e The nature and volume of the loan portfolio;

e The borrowers’ financial condition and adverseaitans that may affect the borrowers’ ability to/pa
e Evaluation of industry trends; and

» Estimated net realizable value of any underlyinipteral in relation to the loan amount.

Based upon this evaluation, a determination is naade whether the allowance for loan losses igaate to cover any potential losses
on an individual loan basis; we do not have a gdraiowance for loan losses. Additions to thewHnce for loan losses are made by
charges to the provision for loan loss.

As of June 30, 2016 and December 31, 2015, our ohtiotal allowance for loan losses to total lowith an allowance for loan loss is
0%.

Our manager evaluated our loans and, based omt@wsémates with respect to the value of the Ugohey collateral, believes that
such collateral is sufficient to protect us agafosther losses of principal. However, such estesaould change or the value of the
underlying real estate could decline. Our managkicontinue to evaluate our loans in order toetetine if any other allowance for
loan losses should be recorded.

Specific Reserve Allowances

As of June 30, 2016 and December 31, 2015, we bapecific reserve allowance.

Extensions

Our manager generally grants extensions when aWwerris in compliance with the material terms @& kban, including, but not limited
to the borrower’s obligation to make interest pagtaeon the loan. In addition, if circumstancesraat, our manager may extend a
loan that is in default as part of a work out plarcollect interest and/or principal. As of Jure 3016 and December 31, 2015, our

manager has not granted extensions on any outstala#ins.

NOTE E — INVESTMENT IN EQUITY METHOD INVESTEE AND N OTE RECEIVABLE FROM MVP REALTY
ADVISORS AND CAPITAL PARTNERS Il

MVP Realty Advisors

As of June 30, 2016 and December 31, 2015, we oo interest in MVP Advisor, the advisor of MREIT and MVP REIT I,
Inc.

As of June 30, 2016 we have made loans of apprdglyn$4.5 million to MVP Advisor, the manager of MAREIT. We believe MVP
Advisor has the opportunity to generate fees fersérvices it will render to MVP REIT. We may meélize interest income from the
loan to MVP Advisor until it is able to generatdfiient fees to service the interest on our lo&ie have not forgiven the balance due
from MVP Advisor; however the decision by MVP Adeido forgive certain amounts creates uncertaiatipavhen we will be repaid
the amounts loaned to MVP Advisor. Based on thieuainty, we have determined to fully impair tteamce of this investment and
note receivable.

MVP_Capital Partners I

As of June 30, 2016 and December 31, 2015, we oar¥s interest in MVP CP II, the Sponsor of MVPIRH, Inc.
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As of June 30, 2016 we have made loans of apprd&lynd2.3 million to MVP CP Il. Similar to our imgtments in MVP Advisor in
connection with MVP REIT, the return on our investrhin MVP CP Il in connection with MVP REIT I, étuding the ability of MVP
CP Il to repay its loans, will likely depend updmetsuccess of the pending public offering of MVRARE and the ability of MVP CP

Il and MVP Advisor to successfully deploy the offey proceeds. As with our investment in MVP REIThile we expect any such
investments to ultimately generate a return throogimagement fees payable by MVP REIT Il to MVP CBnid MVP Advisor, no
such fees will be generated unless and until MVPTREhas raised sufficient proceeds to commencerafions, and even then, the
amount of fees may not be significant during tharrterm as MVP REIT Il begins its operations. If M\REIT Il is unable to raise
sufficient capital in its publicly registered offeg or deploy the capital and operate its busirsessessfully, then our return on our
investment in MVP CP Il and the ability of MVP CPtd repay our loans could be adversely impactgdsed on this uncertainty, we
have determined to fully impair the balance of thisestment and note receivable.

NOTE F — INVESTMENT IN MARKETABLE SECURITIES — RELA TED PARTY

As of June 30, 2016 and December 31, 2015, we o@wBé270 shares of VRM II's common stock, reprasgrapproximately 5.5%
of the total outstanding shares. The closing pofcéRM II's common stock on June 30, 2016, wass$2oer share.

During the six months ended June 30, 2016, theniyaarice for VRM II's common stock ranged from $3.to $2.97 per share. At
December 31, 2015, our manager evaluated the agarpgrospects of VRM Il in relation to the seveatyd duration of the unrealized
loss. Based on that evaluation and current martedlitions, we determined there was an other-tearpbrary impairment on our
investment in VRM Il as of December 31, 2015. Walized a loss on our investment to its fair valti§2.46 and $4.04 per share as
of December 31, 2015, totaling approximately $0ifion and recognizing an impairment of approximgtg0.2 million.

As of June 30, 2016 and December 31, 2015, we owBetb4 and 71,112 shares of common stock, respégtof MVP REIT. The
shares are recorded on our balance sheet val®§121000 and $620,000, respectively. Such amoastdetermined based upon the
offer price for such shares in MVP REIT’s initialilic offering. During the six months ended June 6 we received 1,652 shares
through MVP REIT’s distribution reinvestment progravhich resulted in distribution income of approately $14,000 from DRIP
and $8,000 in cash distributions.

NOTE G — RELATED PARTY TRANSACTIONS

From time to time, we may acquire or sell investtaeém real estate loans from/to our manager orrattlated parties. Pursuant to the
terms of our Management Agreement, such acquisitiord sales are made without any mark up or manndaNo gain or loss is
recorded on these transactions, as it is not denirto make a profit on the purchase or sale of savestments. The purpose is
generally to diversify our portfolio by syndicatit@ans and real estate investments, thereby prayigs with additional capital to make
additional loans and investments in real estate.

Transactions with the Manager

Our manager is entitled to receive from us an anmaaagement fee of up to 0.25% of our aggreggigataontributions received by
us and Fund | from the sale of shares or membetstitp, paid monthly. The amount of managemenrt &sned by our manager for
the three months ended June 30, 2016 and 2015642800 and $67,000, respectively.

As of June 30, 2016 and December 31, 2015, our geairavned 25,000 of our common shares, represeafipgpximately 1.9% of
our total outstanding common stock. For the tlamee six months ended June 30, 2016 and 2015, vierdeao dividends payable to
our manager.

Transactions with Other Related Parties

As of June 30, 2016 and December 31, 2015, we oB4®70 common shares of VRM I, representing axiprately 5.4% of their
total outstanding common stock. For the threesindnonths ended June 30, 2016 and 2015 we recayniz dividend income from
VRM II.

As of June 30, 2016 and December 31, 2015, VRMwihed 134,545 of our common shares, approximately620 of our total
outstanding common stock. For the six months edded, 2016 and 2015, we declared no dividendshfaya VRM I1.

As of June 30, 2016 and December 31, 2015 we owWBg#7 and 71,112, respectively, of MVP REIT comrmatotk. During the six
months ended June 20, 2016 we received 1,.652 M&IF Bommon shares through MVP REIT’s distributi@nvestment program.
For the three months ended June 30, 2016 and 28¥Baegnized $11,000 and $10,000, respectiveldividend income. For the six
months ended June 30, 2016 and 2015 we recogn2Z&aG and $20,000, respectively, in dividend ineom
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As of June 30, 2016 and December 31, 2015, we owari¥o interest in MVP Advisor, the advisor of MREIT and MVP REIT I,
Inc.

As of June 30, 2016 we have made loans of apprdglyn$4.5 million to MVP Advisor, the manager of MAREIT. We believe MVP
Advisor has the opportunity to generate fees fersrvices it will render to MVP REIT. Howeverchifees may not be significant in
the near term as MVP REIT only recently commenceerations in December 2012, and over the next 1&timso there may be a
diminution of our liquid assets. If MVP REIT is ainle to deploy the capital and operate its busieassessfully, then our return on
our investment in MVP Advisor and the ability of N\Advisor to repay our loans could be adverselyaictpd. We have not forgiven
the balance due from MVP Advisor; however the deniby MVP Advisor to forgive certain amounts cessafdditional uncertainty as
to when we will be repaid the amounts loaned to MAdRisor. Based on these uncertainties, we haverehizted to fully impair the
balance of this investment and note receivable.

As of June 30, 2016 we have made loans of apprd&lynd2.3 million to MVP CP Il. Similar to our imgtments in MVP Advisor in
connection with MVP REIT, the return on our investrhin MVP CP Il in connection with MVP REIT I, étuding the ability of MVP
CP Il to repay its loans, will likely depend updmetsuccess of the pending public offering of MVRARE and the ability of MVP CP

Il and MVP Advisor to successfully deploy the offey proceeds. As with our investment in MVP REIThile we expect any such
investments to ultimately generate a return throogimagement fees payable by MVP REIT Il to MVP CBnid MVP Advisor, no
such fees will be generated unless and until MVPTREhas raised sufficient proceeds to commencerafions, and even then, the
amount of fees may not be significant during tharrterm as MVP REIT Il begins its operations. If M\REIT Il is unable to raise
sufficient capital in its publicly registered offieg or deploy the capital and operate its busirsegssessfully, then our return on our
investment in MVP CP Il and the ability of MVP CPtd repay our loans could be adversely impactgdsed on this uncertainty, we
have determined to fully impair the balance of thisestment and note receivable.

See Note F above for more information.

During the six months ended June 30, 2016, we &gidoximately $0.2 million of our DST investment&M II.

NOTE H — NOTES PAYABLE

During July 2014, VREO XXV issued a promissory nmid/lohave State Bank for $2.3 million. This nb&ars an annual interest rate
of 5.0%, is secured by property and is payable amtily principal and interest payments of approxeha$13,000, with a lump sum
payment of approximately $2.0 million due at maguim July of 2019.

In April 2015, we financed a 12-month insuranceqyofor Directors and Officers liability, with amaual interest rate of 2.9%. The
agreement required a down payment of approxim&80;,000 and nine monthly payments of approxima$dl9,000 beginning on
May 27, 2015. As of March 31, 2016, the loan waisl jin full.

Interest expense for the three months ended Jun203® and 2015 amounted to approximately $29,0@0%26,000, respectively.
Interest expense for the six months ended Jun2(®® and 2015 amounted to approximately $56,00&0¢D00, respectively. Total
loan amortization cost for the three and six mosmtided June 30, 2016 and 2015 is $3,000 and $7@€8kectively.

As of June 30, 2016, future principal paymentshenrtotes payable are as follows:

2016 $ 77,000
2017 53,000
2018 56,000
2019 2,036,000
2020 --

Thereafter --

Total $ 2,222,000

NOTE | — FAIR VALUE

As of June 30, 2016 and December 31, 2015, finhaskiets and liabilities utilizing Level 1 inputeiuded investment in marketable
securities and marketable securities - relatedypaitfe had no assets or liabilities utilizing Leelnputs, and assets and liabilities
utilizing Level 3 inputs included investments irarestate loans and investments in equity metheektees held for sale.

To the extent that valuation is based on modelsmmrts that are less observable or unobservaltleeimarket, the determination of
fair value requires more judgment. Accordinglyr degree of judgment exercised in determining\alue is greatest for instruments
categorized in Level 3. In certain cases, thetsmpged to measure fair value may fall into diffédevels of the fair value hierarchy.
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In such cases, an asset or liability will be cléasgiin its entirety based on the lowest levelrgfiit that is significant to the measurement
of fair value.

Fair value is a market-based measure considerettfie perspective of a market participant who htihesasset or owes the liability
rather than an entity-specific measure. Therefeven when market assumptions are not readily abail our own assumptions are
set to reflect those that market participants waisle in pricing the asset or liability at the meament date. We use prices and inputs
that are current as of the measurement date, imgutiring periods of market dislocation, suchtesrecent illiquidity in the auction
rate securities market. In periods of market digtion, the observability of prices and inputs rhayreduced for many instruments.
This condition may cause our financial instrumeatbe reclassified from Level 1 to Level 2 or Le8ednd/or vice versa.

Our valuation techniques will be consistent witheatst one of the three possible approaches: thketnapproach, income approach
and/or cost approach. Our Level 1 inputs are basdtie market approach and consist primarily ated prices for identical items on
active securities exchanges. Our Level 2 inpuggpamarily based on the market approach of quptees in active markets or current
transactions in inactive markets for the samenailar collateral that do not require significanjustment based on unobservable inputs.
Our Level 3 inputs are primarily based on the ineand cost approaches, specifically, discounteld flaw analyses, which utilize
significant inputs based on our estimates and gstsons.

The following tables present the valuation of dnaficial assets as of June 30, 2016 and Decemb203%, measured at fair value on
a recurring basis by input levels:

Fair Value Measurements at Reporting Date Using

Quoted Prices ir Significant Carrying Value
Active Markets Other Significant on Balance
For Identical Observable Unobservable Balance Sheet at
Assets (Level 1) Inputs (Level 2) Inputs (Level 3) at 06/30/16 06/30/16
Assets
Investment in equity method
investee held for sale $ -$ -$ 231,000 % 231,000% ZR’1,0
Investment in marketable
securities - related party $ 989,000 $ -$ -$ 989,000 $ 89,800
Investment in real estate loans $ -$ -$ 2,740,000 74@000% 2,778,000
Fair Value Measurements at Reporting Date Using
Quoted Prices ir Significant Carrying Value
Active Markets Other Significant on Balance
For Identical Observable Unobservable Balance Sheet at
Assets (Level 1) Inputs (Level 2) Inputs (Level 3) at 12/31/15 12/31/15
Assets
Investment in equity method
investee held for sale $ -$ -$ 4,281,000 $ 4,281,000 ,284000
Investment in marketable
securities - related party $ 956,000 $ -$ -$ 956,000 $ 56,800
Investment in real estate loans $ -$ -$ 2,301,000 302000% 2,315,000

The following table presents the changes in owrfaial assets and liabilities that are measurdairatalue on a recurring basis using
significant unobservable inputs (Level 3) from Jamyul, 2016 to June 30 2016. There were no lisslimeasured at fair value on a
recurring basis using significant unobservable is@s of January 1, 2016 to June 30, 2016.

Investment in real
estate loans

Balance on January 1, 2016 $ 2,301,000
Purchase and additions of assets

New mortgage loans and mortgage loans bought 2,108,000
Sales, pay downs and reduction of assets

Sale of assets to affiliate (1,645,000)
Temporary change in estimated fair value baseditumd cash flows (24,000)
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Balance on June 30, 2016, net of temporary valuaticadjustment $ 2,740,000

Investment in equity
method investee —

held for sale
Balance on January 1, 2016 $ 4,281,000
Sale of investments in equity method investeed fal sale (3,871,000)
Distributions from investment in equity method istex held for sale (82,000)
Loss from investment in equity method investee leldale (97,000)
Balance on June 30, 2016, net of temporary valuaticadjustment $ 231,000

The following table presents the changes in owrfaial assets and liabilities that are measuréairatalue on a recurring basis using
significant unobservable inputs (Level 3) from Jamyul, 2015 to December 31, 2015. There werealmlities measured at fair value
on a recurring basis using significant unobservaipgets as of January 1, 2015 to December 31, 2015.

Investment in real
estate loans

Balance on January 1, 2015 $ 7,063,000
Purchase and additions of assets
New mortgage loans and mortgage loans bought 5,185,000
Sales, pay downs and reduction of assets
Collections of principal and sales of investmentdal estate loans (4,708,000)
Sale of assets to affiliate (200,000)
Sale of assets to third parties (5,025,000
Temporary change in estimated fair value baseditumd cash flows (14,000)
Balance on December 31, 2015, net of temporary valtion adjustment $ 2,301,000

Investment in equity
method investee —

held for sale
Balance on January 1, 2015 $ 6,932,000
Distributions from investment in equity method istee held for sale (82,000)
Loss from investment in equity method investee leldale (2,569,000)
Balance on December 31, 2015, net of temporary valtion adjustment $ 4,281,000

NOTE J — SEGMENT INFORMATION

Company management reviews financial and opergtarfprmance in the following separate operatingregs: (1) investment in
real estate loans and (2) investments in real ptypp&elling, general and administrative expengamarily consisting of compensation
of employees, seminar expense, professional fed®werhead costs not directly related to a speojfierating segment, are reflected
in the table below as corporate activities.

The following are certain financial data for then@many’s operating segments for the periods:

For The Three Months For The Six Months
Ended June 30, Ended June 30,
2016 2015 2016 2015

Revenues

Investment in real estate loans $ 69,000 $ 25,000 $ 155,000 $ 1,88(
Investment in real property 178,000 182,000 368,000 365,00(
Total revenues 247,000 207,000 523,000 523,00(
Operating expenses

Investment in real estate loans $ 98,000 $ 67,000 $ 166,000 $ 136,00(
Investment in real property 72,000 52,000 160,000 130,00¢

21



Corporate activities 1,034,000 1,368,000 1,820,000 2,307,000

Total expenses 1,204,000 1,487,000 2,146,000 2,573,001
Total Assets June 30, 2016 December 31, 2015
Investment in real estate loans $ 3,866,000 $ 2,344,000
Investment in real property 4,170,000 8,73,000
Corporate assets 3,199,000 2,421,000
Total assets $ 11,235,000 $ 13,038,000

NOTE K — RECENT ACCOUNTING PRONOUNCEMENTS

In February 2015, the Financial Accounting StandaBdard (FASB) issued Accounting Standards UpdA®U) No. 2015-02,
Consolidation (Topic 810): Amendments to the Coidstlon Analysis, which provides guidance on thesmidation evaluation for
reporting organizations that are required to evalwehether they should consolidate certain legéties. In accordance with the
guidance, all legal entities are subject to reeatédn under the revised consolidation model. Thidance is effective in the first quarter
of 2016, and early adoption is permitted. We angeruly evaluating the potential impact of the atitmp of ASU 2015-02 on our
consolidated financial statements.

On April 17, 2015, the FASB issued ASU No. 2015-83nplifying the Presentation of Debt Issuance Costs, which requires debt
issuance costs to be presented in the balanceahaatirect deduction from the associated detititia Currently, debt issuance costs
are recorded as an asset and amortization of tlefegred financing costs is recorded in interepeese. Under the new standard, debt
issuance costs will continue to be amortized olvellife of the debt instrument and amortizatiorl wdintinue to be recorded in interest
expense. The new standard is effective for the @y on January 1, 2016 and will be applied ortraspective basis. The Company
is currently evaluating ASU 2015-03, and anticisatechange in our presentation only since the atdmibes not alter the accounting
for debt issuance costs.

NOTE L — LEGAL MATTERS INVOLVING THE MANAGER

The United States Securities and Exchange Commigtie “Commission”), conducted an investigatiorceftain matters related to
us, our manager, Vestin Capital, VRM I, and Fulhd We fully cooperated during the course of thedstigation. On September 27,
2006, the investigation was resolved through theyesf an Administrative Order by the Commissiohe(t‘Order”). Our manager,
Vestin Mortgage and its Chief Executive Officer, ddiael Shustek, as well as Vestin Capital (colletyivthe “Respondents”),
consented to the entry of the Order without adngttr denying the findings therein.

In the Order, the Commission found that the Respotsiviolated Sections 17(a)(2) and 17(a)(3) ofRbeurities Act of 1933 through
the use of certain slide presentations in conneatiibh the sale of units in Fund IIl and in our geeessor, Vestin Fund Il, LLC. The
Respondents consented to the entry of a ceaseemi®t drder, the payment by Mr. Shustek of a fih§1l®0,000 and Mr. Shustek’s
suspension from association with any broker or etefar a period of six months, which expired in E@&r2007. In addition, the
Respondents agreed to implement certain undertakifity respect to future sales of securities. \Wenat a party to the Order.

Other than the matters described in Note Megal Matters Involving The Company below, our manager believes that it is not a party
to any pending legal or arbitration proceedings Wauld have a material adverse effect on our mansgnancial condition or results
of operations or cash flows, although it is possithlat the outcome of any such proceedings cowe hamaterial impact on the
manager’s net income in any particular period.

NOTE M — LEGAL MATTERS INVOLVING THE COMPANY

On February 7, 2012, we, VRM Il and Fund Il enteireto a Deed in Lieu Agreement with a borrowelién of the foreclosure of our
subordinated secured loan which had matured onleee 31, 2011, with a principal balance, net obwénce for loan loss, of
approximately $9.9 million, of which our portion svapproximately $0.1 million. Pursuant to the Déed.ieu Agreement, our
subsidiary 1701 Commerce, LLC (“1701 Commerce”eieed a deed to the secured property operateceaSheraton Hotel and Spa
Fort Worth, Texas (the “Hotel”). On March 26, 201701 Commerce filed for Chapter 11 bankruptcytgmriion in the United States
Bankruptcy Court for the Northern District of Tex&$. Worth Division, to seek relief from a pendifogeclosure of the Hotel by the
senior mortgage lien holder and to preserve antkprd701 Commerce’s equity and the interestsiwératiotel creditors. Due to the
uncertainty and disputes involving the Hotel, weoreled this investment as Other Real Estate Ownedipbalance sheet until August
23, 2012. On July 17, 2013, the Hotel was sold tidrd party for the sum of $49.3 million. The qebceeds of the sale and the cash
on hand as of the date of the sale were used t@ipdy01 Commerce creditors 100% of their claimspinterest, with the balance
distributed to us and our two partners, VRM Il &uhd 1ll. On February 4, 2015, the court enterediital decree closing the case.
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We hold an interest of approximately 8%, VRM Il &®kn interest of approximately 90% and Fund lliikan interest of approximately
2% in 1701 Commerce.

In addition to the matters described above, weirarelved in a number of other legal proceedingscesning matters arising in the
ordinary course of our business activities. Wéelvel we have meritorious defenses to each of thetsens and intend to defend them
vigorously. Other than the matters described apaechbelieve that we are not a party to any pentéiggl or arbitration proceedings
that would have a material adverse effect on marftial condition or results of operations or céaWs, although it is possible that
the outcome of any such proceedings could havetarimgimpact on our operations in any particularipd.

NOTE N — SUBSEQUENT EVENTS

There have been no material subsequent eventsboad® through the date of this filing with the SEC

Information contained in a Financial Report is édased current until the due date for the subsegleancial Report. To remain in
the OTC Pink Current Information tier, a companystruost its Annual Report within 90 days from itcél year-end date and
Quarterly Reports within 45 days of its fiscal deatend date.

6) Describe the Issuer’s Business, Products andr8iees

Describe the issuer’s business so a potential iovean clearly understand the company. In answgdtiis item, please include the
following:

A. adescription of the issuer’s business operations;

The Company invests in loans secured by commaesgdlestate and also invests in, acquires, maragasls commercial real
property and may acquire entities involved in tership or management of commercial real property.

B. Date and State (or Jurisdiction) of Incorporation:

May 24, 2005
Maryland

C. theissuer’s primary and secondary SIC Codes;
Primary 6798

D. the issuer’s fiscal year end date;

December 31,

E. principal products or services, and their markets;

See A. above. Throughout the United States, botgoily the western region.

7) Describe the Issuer’s Facilities

The goal of this section is to provide a potentigestor with a clear understanding of all asgatgperties or facilities owned, used or
leased by the issuer.

In responding to this item, please clearly descttiieeassets, properties or facilities of the issgiee the location of the principal
plants and other property of the issuer and desc¢hié condition of the properties. If the issueesinot have complete ownership or
control of the property (for example, if otherscatsvn the property or if there is a mortgage onptaperty), describe the limitations
on the ownership.

If the issuer leases any assets, properties ditiizgi clearly describe them as above and thegeritheir leases.

N/A
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8) Officers, Directors, and Control Persons

The goal of this section is to provide an investih a clear understanding of the identity of bk fpersons or entities that are
involved in managing, controlling or advising theeoations, business development and disclosuteedgsuer, as well as the identity
of any significant shareholders.

A. Names of Officers, Directors, and Control Pessoln responding to this item, please providendmes of each of the
issuer’s executive officers, directors, generatnqEs and control persons (control persons arefiseai@wners of more than
five percent (5%) of any class of the issuer’s ggsecurities), as of the date of this informatitatement.

Michael Shustek — CEQ, President and Sole Director
Ed Bentzen — CFO

B. Legal/Disciplinary History. Please identify whet any of the foregoing persons have, in theflastyears, been the subject
of:

1. A conviction in a criminal proceeding or named atefendant in a pending criminal proceeding (exdgdraffic
violations and other minor offenses);

No

2. The entry of an order, judgment, or decree, nossgbently reversed, suspended or vacated, by aaforompetent
jurisdiction that permanently or temporarily engih barred, suspended or otherwise limited sucsopé& involvement
in any type of business, securities, commaoditiegamking activities;

No

3. Afinding or judgment by a court of competermrigdiction (in a civil action), the Securities aBdchange Commission,
the Commodity Futures Trading Commission, or eessaturities regulator of a violation of federabktate securities or
commodities law, which finding or judgment has heen reversed, suspended, or vacated; or

No

4. The entry of an order by a self-regulatory oigation that permanently or temporarily barred susfed or otherwise
limited such person’s involvement in any type o$ibess or securities activities.

No

C. Beneficial Shareholders. Provide a list oftlhene, address and shareholdings or the percentapares owned by all
persons beneficially owning more than ten perced¥%) of any class of the issuer’s equity securitiésany of the
beneficial shareholders are corporate shareholgergide the name and address of the person(s)gvaricontrolling such
corporate shareholders and the resident agente @orporate shareholders.

Michael Shustek 11.2% 154,680

Vestin Realty Mortgage 1, Inc. 9.7% 134,545

Zhergxu, He 9.2% 126,579
9) Third Party Providers

Please provide the name, address, telephone nuartteemail address of each of the following outgid®iders that advise your
company on matters relating to operations, busidesslopment and disclosure:

Legal Counsel
Name:_Hillel Cohn

Firm: Morrison Forester
Address 1: 707 Wilshire Blvd
Address 2; Los Angeles, CA 90017
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Phone; 213-892-5251
Email: hcohn@mofo.com

Accountant or Auditor

Name:_Mei Siu

Firm: RBSM LLP

Address 1: 805 Third Avenue % 4&loor, Suite 1430
Address 2: New York, NY 10022

Phone; 917-229-4650

Email: msiu@rbsmllp.com

Investor Relations Consultant
Name: N/A

Firm:

Address 1:

Address 2:

Phone:

Email:

Other Advisor: Any other advisor(s) that assistedl/ised, prepared or provided information wittpeseg to this disclosure statement.
Name:_Vestin Mortgage, LLC

Firm:

Address 1: 8880 W. Sunset Road, Suite 200

Address 2: Las Vegas, NV_89148

Phone:_702-227-0965

Email: mike@vestinmortgage.com

10) Issuer Certification

The issuer shall include certifications by the €lieecutive officer and chief financial officer thfe issuer (or any other persons with
different titles, but having the same responsibai}.

The certifications shall follow the format below:
I, Michael Shustek certify that:

1. I have reviewed this quarterly financial statetmf Vestin Realty Mortgage 1, Inc.;

2. Based on my knowledge, this disclosure statemhe®s$ not contain any untrue statement of a mafadbor omit to state
a material fact necessary to make the statemente,nralight of the circumstances under which ssiellements were made,
not misleading with respect to the period covengthis disclosure statement; and

3. Based on my knowledge, the financial statememid,other financial information included or incorated by reference in
this disclosure statement, fairly present in altenial respects the financial condition, result®pérations and cash flows of
the issuer as of, and for, the periods presentéusrdisclosure statement.

August 19, 2016
/9 Michael Shustek

CEO
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