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& ASSOCIATES

INCORPORATED 3353 LINDEN AVENUE, SUITE 200
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TELEPHONME {562) 426-0477
February 2, 2016
FAGSIMILE (562) 988-2927

RPLABRPLAURAIN.COM

James M. Casso, Esq.

Casso & Sparks, LLP

PO Box 4131

West Govina, California 91791

Subject: Tres Hermanos Ranch
Eleven Assessor Parcels Located in
The Cities of Diamond Bar and Chino

Dear Mr. Casso:

In accordance with the request and author Frtatives of the City

of Industry, we have appraised thg gRove-r dee roperty, as of a current
date. The appraisal study includg Of the subject property,
(2) a review of market data (coy n the subject market area
and (3) a valuation analysi utilized for this appraisal is

January 18, 2016,

- The subject property ' ontiguous land parcsels commonly
known as the Tresg ight of the parcels are located in the
City of Chino Hill are located in the Clty of Diamond Bar.
v cgentleman’s ranch” currently utilized as
inclusive of two single family residences and
bject property contains a total land area of
2,450.0 acres (106,72 V) square feef), per mapping prepared by CNC
Engineering. The topogr8@phy at the subject property ranges from rolling to
moderately sloping. Inasmuch as the subject parcels (1) are contiguous, (2)
are vested with the same owner and (3) have a unity of highest and best use
{open space), the subject parcels have been appraised as a single property.

the Arnold Reservoir.

While the subject parcels are zoned for agriculture use or low denslty single
family residential use, per the City of industry, it is understood that the subject
property will be encumbered with a covenant that will restrict the use of the
subject land to open space, public use or preservation use. Said covenant will
*run with the land,” thereby making the subject property an effective open
space land parcel. The subject property, therefore, has beéen appralsed as
apen space land.
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James M. Casso, Esq.
Casso & Sparks, LLP
February 2, 2016
Page 2

Based on the foregoing, a Hypothetical Condition has been employed in the
valuation of the subject property. A hypothetical condition s defined, under the
Uniform Standards of Professional Appraisal Practice (USPAP), as:

“A condition, directly refated to a specific assignment, which is
contrary to what is known by the appraiser to exist on the
effective date of the assignment results, but is used for the
purpose of analysis.”

and

“‘Hypothatical conditions are contra about
physical, legal, or economic chag subject
property; or about conditions exter such as
market conditions or trends; or about data used in
an analysis.”
The indicated market value of erefore, has been based
on the assumption that, ¢ act, the subject property is
encumbered with a cove i se of the subject land to open
space, public use or : Tote that using the hypothetical
condition might have % Ent results.

The purpose of
value of the subject
influence value, the mMm3
property, under the Hypo
2018, is:

ftar considering the various facstors which
e of the fee simple interest ih the subject
at Condition employed herein, as of January 18,

FORTY-ONE MILLION 8IX HUNDRED FIFTY THOUSAND DOLLARS
$41,650,000.

The foregoing valude is subject to (1) the assumptions and limiting conditions
set forth in the Preface Section and {2) the valuation study set forth in the
Valuation Analysis Section. No portion of this report shall be amended or
deleted.
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James M. Casso, Esq.
Casso & Sparks, LLP
February 2, 2016
Page 3

This appraisal complies with the reporting requirements set forth in the
Uniform Standards of Professional Appraisal Practice, under Standard
Rule 2-2(a), for an Appraisal Report. If you have any gquestlons regarding this
appraisal, please contact us at your convenience.

Very truly vours,

R. P. LAURAIN & ASSOCIATES, INC.

Py RA-

Benjamin V. Balos, MAI
Senior Appraiser

Certified General Real Estate Appraiser
California Certification No. AG 040853

state Appraiser
0. AG 025754
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DATE OF VALUE

The date of value (effective date) employed in this appraisal is January 18,
2016, which Is concurrent with the vaiuation analysis process; all opinlons and
computations expressed herein are based on said date.

PURPOSE OF THE APPRAISAL

The purpose of this appraisal report is to eéxpress an estimate of the market
value of the fee simple interest in the subjedt properj any liens, leases
or other encumbrances, as of the date of value s¢ . The definition
of market value is set forth in the following porfjo following the
heading “Terms and Definitions.”

Further, it is the purpose of this appraisal ref
erty and to render an opinion of tQegalghes se based on (1) the

property appraised,

(2) the requirements of local gg es affecting the subject
property, (3) the reasonable dg arket for properties sirmilar
to the property appralséed g of the subject property corne
sidered with respect to 8 ompetitive districts within the

immediate and general

) Bl report to provide an oulline of certain
factual and infers Mich was compiled and analyzed in the

The property rights appraised herein are those of the unencumbered fee
simpia interest. Fee simple is defined as, "An absolute fee; a fee without
limitations to any partioular class of heirs or restrictions, but subject to the
limitations of eminent domailn, escheat, police power and taxation. An inherit-
able estate.”

R. P. LAURA
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INTENDED USERS OF APPRAISAL

The intended users of this appraisal are {1) The Successor Agency to the
Industry Urban-Development Agency (client) and (2) Casso & Sparks, LLP,

It is understood that this appraisal will be utilized by the intended users to
establish the market value of the subject property for the possible sale of the
property appraised herein.
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ERTIFICATION
The undersigned hereby gertify that!

Benjamin V. Balos and John P. Laurain made a personal inspection of
the property that is the subject of this appraisal report. We have no
present or contemplated future interest in the real estate which is the
subject of this appraisal report. Also, wé have no personal interest or
bias with respect to the subject matter of this appraisal or the parties
involved in this assignment.

Our engagement in this assighment and the amount of compensation
are not contingent upon the reporting or develgamaent of predeter-
mined values or direction in value that favors of the client,

the amount of the value opinion, the attain ermined or
stipulated results or the occurrence nt directly
related to the intended use of this app bast of our
knowledge and belief the statements of Is appraisal

report, upon which the analyses, opinion R NS expressed
herein are based, are true and d§ '

The reported g . L d conclusions were developed,
and this repq , in conformity with (1) the Uniform

As of the date of this report, Benjamin V. Balos has completed the
continuing education program for Designated Members of the
Appraisal Institute, as well as the State of California, John P, Laurain
has completed the continuing education program for Deslignated
Members of the Appraisal Institute, as well as the State of California
and the American Society of Appraisers, The use of this report is
subject to the requirements of the Appraisal Institute relating to review
by its duly authorized representatives. Note that duly authorized
representatives of the aforementioned organizations have the right to
review this report.

R P. L
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No one other than the undersigned prepared the analyses,
conclusions and opinions for this appraisal study. No other person
provided significant professional assistance. We have not appraised
or provided any other services pertaining to the subject property in the

jast three years.
P R / "ii’ijwf

Benjamin V. Balos, MAI Mhn P. Laurain, MAI, ASA

Certified General Real Estate Appraiser Certified General Real Estate Appraiser
Callfornia Certification No, AG 040853 California Certification No. AG 025754
Renewal Date: August 3, 2016 Renewal Date: April 17, 2017

Date: Fe L2016

R. P. LAURAIN
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SCOPE OF THE APPRAISAL

In connection with the following appraisal, one or both of the appraisers have:

1. Been retained, and have accepted the assignment, to make
an objective analysis and valuation study of the subject
property and to report, without bias, their estimate of market
value. The subject property is described in the Subject
Praoperty Description Séction of this report.

2 Toured the general area by automobile to become
acquainted with the extent, condition and lity of nearby
devselopments, sales and offerings in { nsity and
type of development, topographical fe ic con-~
ditions, trends toward change, etlc.

3. Walked around the subject prop4d
naeighborhood, to become acq
particular attributes, or sRggaagmin \ biect property.

4, Completad an inspey
purpose of becorng
teristics.

5. Made a visyy . rning public streets, access,
drainage 2 subject property.

sewer availd Bubject property.

7. Made, or obtai@f from other qualified sources, calculations
on the area of land contained within the subject property.
Have obtained a plat drawing indicating the subject property
and have checked such plat drawing for accuracy and fair
representation,

8. Taken photographs of the subject property, together with
photographs of the immediate environs.

8. Made, or caused to be made, a search of public records for
factual information regarding recent sales of the subject

property.

R P. LAUR
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SCOPE OF THE APPRAISAL (Continued)

10.

11.

12,

13.

14.

18,

16.

Reviewed current maps, zonihg ordinances and other
material for additional background irformation pertaining to
the subject property and sale properties.

Attempted to visualize the subject property as it would be
viewed by a willing and Informed buyer, as well as a willing
and informed seller.

Interviewed various petrsons, in both public and private life,
for factual and inferential information helpful in this appraisal.

Formed an opinion of the highest and best use applicable to
the subject property appraised herein.

Made, or caused to be made, a se3 ' t sales of
comparable properties. Have Yigly M certain
information pertaining to each @ ; ed in this
report.

Formed an estimate of Eubject property,

as of the date of valug application of the

_ Fopraisal report in accordance
with th ‘ ~ bt Professional Appraisal Practice
B activities outlined above.




A PTIONS AND LIMITI NDITION

This appraisal is made with the following understanding as set forth in items
No. 1 through 18, inclusive:

1. That this narrative Appraisal Report is intended to comply
with reporting requirements set forth in the Uniform Stand-
ards of Protessional Appraisal Practice, under Standard Rule
2-2(a), for an Appraisal Report. The information contained In
this report is specific to the needs of the client; no respon-
sibility is assumed for the unauthorized use of this report.

g be good and
have not

2. That title to the subject property is assum
merchantable, Liens and encumbrancg

been deducted from the final estimatg e vesting
was obtained from public recqrds s been
relied upon as being accurate; t as been
appraised as though under respd e lsgal

d render them more
stated. Further, the
for such conditions or

4. That no soii r& bertaining to the subject property were
provided to thg praisers; therefore information, if any, pro-
vided by other qlialified sources pertaining to these matters is
believed to be accurate, but no liabllity is assumed for such
matters. Further, information, estimates and opinicns
furnished by others and contained in this report pertaining to
the subject property and market data were obtained from
sources considered reliable and are believed to be true and
correct, No responsibility, however, for the accuracy of such
items, can be assumed by the appraisers.

8. It Is assumed there are no encroachments, easements, soll
toxics/contaminants or other physical conditions adversely
affecting the value of the subject property.

R P. L
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UMPTIONS AND LIMITING CONDITIONS (Continued)

8. That no report pertaining to mold, organic toxins or asbestos
at the subject property was provided to the eappraisers;
therefore, Information, if any, provided by other qualified
sources pertaining to these matters is believed accurate, but
no liability is assumed by the appraisers for such matters.
That unless otherwise stated herein, the subject property has
been appraised assuming the absence of mold, organic
toxins or asbestos, which may adversely affect the value of
the subject property.

7. That no opinlon is expressed regarding matters which are
legal in nature or which require specialized investigation or
knowledge ordinarily not employed by rg & Appraisers,
even though such matters may be mey = k report,

8. That no oil or tmineral rights hava
of value expressed herein. Furt
existing, are assurmed to be
surface of the tand, withg

Al rights, if
below the

10. roperty appraised is based upon

n. Further, the valuation assumes good,
Poressive management of the subject

of value s¢€
competent
property.

11. That the appraisers have conducted a visual inspection of the
subject property. The sale properties were viewed primatily
via satellite imagery and aerial photography, certain sales
were inspected from the adjacent public rights-of-way.
Should subseguent information be provided relative to
changes or differences in (1) the quality of title, (2) physical
condition or characteristics of the property and/or (3) govern-
mertal restrictions and regulations, which would increase or
decrease the value of the subject property, the appraisers
reserve the right to amend the final estimate of value.

N wr——

AURAI
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ASSUMPTIONS AND LIMITING CONDITIQNS (Continued)

12. That the appraisers, by reason of thls appraisal, are not
required to give testimony in court or at any governmental or
guasi-governmental hearing with reference o the property
appraised, unless contractual arrangements have been previ-
ously macde therefor.

13. That drawings, plats, maps and other exhibits in this report
are for illustration purposes only and are not necessarily
prepared to standard engineering or architectural scale.

14. That this report is effective only when considered in its entire
form, as deliverad to the cliant. No portig report will
be considered binding if taken out of ¢y,

15. That possession of this report, oes not
carry with it the right of publicati tents of
this report be copied or cohve ¢ through
advertising, public relatio ' other media,

without the written consg he appraisers,

particularly with regg

prence to the Appraisal
Institute, or the Appraisers or designa-

tions conferrgg
16. gy raseology utilized In this report,

d or used by, any other real estate
economist, real estate broker, real
estate salespey . property manager, valuation consultant,
investment ¢o elor or others, without the writtén consent
and approval of John P. Laurain.

appraiser, re

17. That this appralsal study is considered completely confiden-
tial and wiil not be disclosed or discussed, in whole or in part,
with anyone other than the client or persons designated by
the client.

18. That the reader is referred to the Valuation Analysis Section
regarding the Hypothetical Condition utilized in appraising the
subject property. Note that using the hypothetical condition
might have affected the assignment results.




TERMS AND DEFINITIONS
Certain technical terms have been used in the following report, which are
defined herein, for the benesfit of those who may not be fully familiar with said

terms,

MARKET VALUE (or Fair Market Value):

Market value is somstimes referred to as Falr Market Value, the latter is a legal
term, and a common synonym of Market Value. Markét value as defined in
Tifle Xl of the Financial Institutions Reform, Recovery and Enforcement Act of
1989 {(FIRREA) is deflned as follows:

"The most probable price which a property should bring In a
competitive and open market under all cory equisite to a
fair sale, the buyer and seller each acting and knowl-
edgeably, and assuming the price Ig by undue
stimulus. Implicit in this definition oyt
as of a specified date and the passi
under conditions whereby:

1. Buyer and seller are typ

2. Both parties are we - Wvised, and acting in

3. A reasonable
market;

The Sales Comparison Approach is one of the three accepted methods of
estimating Market Value. This approach consists of the investigation of recent
sales of similar properties to determine the price at which said properties sold.
The information so gathered is Judged and considered by the appraisers as to
its comparabllity to the subject property. Recent comparable saies are the
basis for the Sales Comparison Approach.

R. P. LAURAIN
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TERMS AND DEFINITIONS (Continued)
COST APPROACH:

Another accepted method of estimating Market Value. This approach consists
of estimating the new construction cost of the building and yard improvements
and making allowances for appropriate amount of depreciation. The depre-
clated reconstruction value of the Improvements is then added to the Land
Value estimate gained from the Sales Comparison Approach. The sum of
these two flgures s the value indicated by the Cost Approach.,

INCOME CAPITALIZATION APPROACH:

the net income of
s the income
, (3) operating
| estimates the

The Income Capitalization Approach consists of cgg
the property under study. The capitalization
stream, allows for (1) vacancy and credit loss,
expenses and (4) reserves for replaceme
atmount of money which would be paid by |
income. The capitalization rate is usually co the risk and may
be adjusted for future depreciationoEopre

DEPRECIATION,
tsed in this appraisal to ing balue from any one or more of
seversal causes. Deprecia age alone, but can result from a

combination of age, cg
ences or any of se
to improvements

the appraisers.

ic causes. Depreciation applies only
eciation is a matter for the judgment of

Used in this appraisal to¥describe that private use which will (1) yield the
greatest net return on the investment, (2) be permitted or have the reasonable
probability of being permitted under applicable laws and ordinances and
(3} be appropriate and feasible under a reasonable planning, zoning and land
use concept

P. LAURAIN
CITATES
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SUBJECT PROPERTY

Refer to the aerial photo on the following page, which identifies the subject
property as “ltem 68.” Refer to the Addenda Section for additional photos.

COMMENT; The subject property represents eleven
contiguous land parcels comimonly known as
the Tres Hermanos Ranch. Eight of the
parcels are [ocated in the City of Chino Hills;
three of the parcels are located in the City of
Diamond Bar. The subject property is a former
*‘gentleman’s ranch" currentiy utitized as open
pasture for cattle grgelng, inclusive of two
single family resj gnd the Arnold
Reservoir. Whilg parcels are

density single

tty of Industry,

land,” thereby
W property an effective open

APPARENT VESTEE; essor Agency to the

Urban-Development Agency
ADDRESS/LOCATIO Bidress not assigned. The subject property
apresents the Tres Hermanos Ranch, focated
in the Chy of Chino Hills and the City of
Diamond Bar. The north border of the subject
property is generally at Diamond Ranch High
School, near Chino Hills Parkway and the
Pomona (80) Freeway. The south border of
the subject property is adjacent northeast of
the Firestone Scout Reservation.

LEGAL DESCRIPTION: Portion of Sactions 1, 12, 13, 14, 23 and 24,
Township 2 South, Range 9 West, San Bernar-
dino Baseline and Meridian, Callfornia. A com-
plete metes and bounds legal description wags
not provided for review,

P. U
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ITE DE

COMMENT:

LAND AREA:

RIPTION

As stated, the subject property represents
eleven contiguous land parceis known as the
Tres Hermanos Ranch. inasmuch as the
subject parcels (1) are contiguous, (2) are
vested with the same owner and (3) have a
unity of highest and best use (open space),
the subject parcels have been appraised as a
single property.

The subject pmperty contains a total iand

166.63 ac

v0-011-2 156.42 ac¢
000-011421; 59.90 4¢

PN 1000-011-22; 98.78 a6
APN 1000-021-13: 3190.74 do
APN 1000-021-14: 477.79 ac
APN 1000-081-14; 160,20 ac
APN 1000-031-15: 321.00 ac
 APN 8701-021-271: 518.02 20
APN 8701-022:270: 8,51 ac
APN 8701-022:373: 82,16 2o
Total: 2,454,156 ac

The land area df éach subject parcel indicated
above s Included herein for informational
purposes, to illustrate the approximate size of
each parcel, As stated, the size of the subject
property utiized herein Is 2,450 acres, or
106,722,000 sguare feet, per mapping
prepared by CNC Englneering.
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APN: 8071-021-271
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APN: 8701-022-270, 273
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SITE RDESCRIPTIQON: (Continued)
LAND SHAPE: Irregular land configuration.

OH/MINERAL RIGHTS: The subject appraisal specifically excludes oil
or mineral rights. Further, oil or mineral rights,
it existing, are assumed to be at Isast 500 feet
below the surface of the land, without the right
of surface entry,

TOPOGRAPHY: The topography at the subject property
ranges from rolling to moderately sloplng.

DRAINAGE: Abpeats to be adeg
{cattle pasture). Tq

or the existing use

a reservolr at thy rmid portion of
the site, | gl onner Canyon
Road and ¢ ) 2 . Inasmuch

B to the appraisers,
oir is unknown.

SOIL STABILITY: ; fiuate for the existing use
- ® soils report, however, was
review. The subject property

SOIL CONTAMI known or observed, however, an

vironmental assessment report was not
Provided for review. The subject property has
been appralsed as though free of soil

contamination requiring remediation.

FRONTAGE/ACCESS: Tonner Canyon Road is a private {unpaved)
road that runs through the subject property
(north to south). Thé subject property alsc has
frontage on Grand Avenue, Chinc Hills
Parkway, Chino Avenue and the Pomona {(60)
Freeway. Access to the property is generally
via Tonner Canyon Road, sither from Grand
Avenue or Chino Hills Parkway (locked gates).
The property can also be accessed from the
southwest, via Tonner Canyon Road, through
the Firestone Scout Reservation.

P. LAURAIN
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SITE DESCRIPTION (Continued)

PUBLIC UTILITIES: Water, electric power and telephone service
are apparently available at portions of the
subject property. Residential subdivisions in
the immediate area {Diamond Bar ta the west
and Chino Hills to the east) include full utility
sonnections (water, eléctric, sewer, atc.),

SANITARY SEWER: Not available at the subject property; the two
‘ single family residences apparently utilize
septic tank systems, Sewer available at
residential subdivisions east and west of the

subject property.

ENCROCACHMENTS: None apparent,
ject property wg

survey of the sub-
H for review.

L for review, The
water pipsgline
Pt cervolr, apparently
Water District. Per the
Fortions of the site are
various road, highway,
lope easemenis. Per the on-

EASEMENTS: A title repy
Arnold Re

5, etc.) are assumed to be in-place via
ng easements over the subject property.
asmuch as the property is being appraised
as open space land, sald easements are not
judged as having a measurable impact on the
value or utility of the subject property. It is
assumed there are no “cross-lot” or “blanket”
easements affecting the subject property.

ILLEGAL USES: None observed.
PRESENT USE: Former “gentleman’s ranch” currently utilized
as open pasture for cattie grazing, inclusive of

two single family resldences and the Arnold
Reservoir.
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SITE DESCRIPTION (Continued)

ZONING: The subject parcels located in Chino Hills
(eight parceils) are located in the RA
(Agriculture-Ranch) zone of the City of Chino
Hills. The General Plan designation is primarily
Agriculture/Ranches; however, certain por-
tions are designated for Commercial, Mixed
Use or Very High Density Residential develop-
ment.

The parcels located in Diamond Bar (three
parcels) are primarily located in the AG
{Agricuiture) zone g iy of Diamond Bar,
a portion is locatg O (High Pensity
Residentlal) zong Plan designa-
tion is Va kesidential (al
parcels).

Rty of industry, 1t is

ased onh the foregoing, the subject
has been appralsed as open space

HIGHEST AND BEST U he reader Is referred to the first portion of
the Valuation Analysls Section for a discus-
sion regarding the highest and best use of th

subject property, ‘

TENANT DATA

COMMENT: The subject property is currently lsased to
Russ Wood, who utllizes the site for pasture
iand. The rental rate is $600 per month.

R. P, LAURAIN
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IMPROVEMENTS

COMMENT: On-site improvements at the subject property
are limited to two single family resldences and
several “out” buildings (barns, sheds, etc)), at
the south-central portion of the site, on APNs
1000-021-14 and 1000-031-15. The dwellings
are apparently utilized by the on-site
"groundskeeper.” The rental rate of the single
family residences, if any, was not provided to
the appraisers. An Interior inspegtion of the
buildings was not conducted, as it was hot
wairanted for the subject appralsal, due to the
propeérty being appralsed as open space.

ASSESSOR'S PARGEL NO.: 1000-011-
1000-021-1¢

$6,370,110.

$ 22133,
$6,392,243,

ASSESSED VALUATIONS

TAX CODE ARE Q@ (Los Angeles County)
4034 (San Bernardino County)

TAX YEAR: 2016-20186,

REAL ESTATE TAXES: $126,586.54*%

* Real estate taxes will be adjusted in the event the subject property is sold to a
private party or private corporation. The adjusted real estate tax burden will be
approximately 1.2% of the sale price or Assossor's “cash value.” In the absence of a
sale, transfer or capital improvements, the maximum allowable increase in the
agsessed valuations is 2% per vear (per the Rea) Estate Tax Inltiative of 1978, khown
as Proposition 13).
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OWNERSHIP HISTORY

COMMENT:

APPRAISAL INSPECGTI

COMMENT:

LOCATION:

LAND USES!

R.

&

The subject property {(all 11 parcels) has been
vested with the City of Industry, Industry
Urban-Development Agency or Suctessor
Agency {current owner) for more than 35
years., Due to the date of acauisiiion, the
original purchase price is not considered
relevant to current market value.

N

ection was con-
s and John P.
b the presence
of Industry.

The formal apprg
ducted by Benijg
Laurain on Ocio}
of Mark Radg

he subject property is

e City of Chino Hills, immediately
Fincorporated Los Angeles County.
i communities include the Cities of
¥ La Habra Heights, Industry, Walnut,
bmona and Chino, plus various districts of
nincorporated Los Angeles Gounty.

The area surrounding the subject property is
developed primarily with single family
residential developments. Diamond Ranch
High School is located adjacent horth of the
subject property. Firestone Scout Reservation
is located adjacent southwest of the subject
property. Sald reservation is utilized for
recreational uses {campgrounds, hiking trails,
etc,), preservation (wilderness/open space)
and oil drilling. The Diamond Bar Golf Course
is located approximately two miles west of the
subject property.

P. LAURAIN
ASSOCIATES
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NEIGHBORHOOD ENVIRONMENT (GContinued)

ACCESS: Primary straets in the general area inciude
Grand Avenue, Chinoc Hills Parkway, Diamond
Bar Boulevard and Carbon Canyon Road/-
Lambert Road. The Pomona (60) Freaway is
jocated Immediately north of the subject
property. The Orange (57) Freeway is located
approximately two miles west of the subject
propetrty.

PRICE TRENOD: There was an upward value trend affecting

residential properties within the general sub-

ject market area, from 2003 through the mid

portion of 2006, aiigsebich property values
ing in 2007, resi-
BN to decrease
esidential sales
bd through the
primarily to the
Susing crisis, multi-
of mortgage-backed
and national banks, plus
ancing.

id portion of 2012,

Beginning in the latter portion of 2012, resi-
dential property values began to increase,
due to (1) the inventory of properties avallable
for sale beginning to decrease, (2) investor
interest in acquiring distressed properties, for
potential re-sale or as investment (rental)
properties, (3) formerly hesitant residential
owner-users conciuding that the housing
inarket had reached bottom and (4) the con-
tinued avallabllity of historically low mortgage
interest rates.
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NEIGHBORH D i NMENT (Continued)

PRICE TREND: (Continued) Said price increase continued through the flrst
to mid portion of 2015, after which residential
property values generally leveled off and have
remained relatively stable (level) until the
present time {(January 2018), with nominal
price increases or decreases In certaln
neighborhoods.

Real estate trends affecting commercial prop-
erties and multi-family properties In the
subject market area experienced an upward
value trend from 204 gh the first portion

multi-famiivng T cxperienced a
significant i els and devel-
opment act 3 Ease accelerated

2008 and continued
of 2011.

ulti-family property vaiues
ead in 2012. In the latter part of
ber of sale transactions began
which led {0 nominal price

. after which property values generally
abilized. Commercial and multi-family prop-
erty values in the subject market area are
considered to have been generally level
(stable) from the mid part of 2015 to the
present time (January 2016).
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VALUATION ANALY!

The purpose of this appraisal is to estimate the market value of the subject
property, as of the date of value set forth hereln. Prior to the application of the
appraisal process, it is necessary to consider and analyze the highest and
best use of the sublect property.

HIGHEST AND BEST USE ANALYSIS:

The 14th Edition of The Appraisal of Real Estate, by the Appraisal institute,
defines highest and best use on Page 332, as follows;

"The reasonably probable use of props
highest value”

In the analysis of which uses arée reaso ree criteria are
applied In the foliowing order to develop Mport for the deter-
mination of highest and best usé:

These criteria are g sequentially; however, the tests of
physical possibiil Bility can be applied is elther order, but
they must both iy tast of financial feasibility. Uses that meet
all three criteria of b ably probable are then tested for economic
productivity, to identif imaily productive use. The reasonably prob-
able use with the highes e (Lo rmaximally productive) is the highest and

bast use.

In the process of forming an opinion of highest and best use, consideration
must be g:ven to various envirohmehtal and pphttcai factars such as zoning
Ianci suze and conﬂguraﬂon topography and the chééécter/quahty of land uses
in the immediate and general subject market ares.

The subject property represents eleven COT‘)tlQUOUS larid parceis commaonly
knowh as the Tres Hermanos Ranch Eight of the pamels are located in the
City of Chino Hiils; three of the parcels are locatetﬂ in the Gity of Diamond Bar.
The subject properly is a former sgentlernan’s ranch” currently utilized as

R. P. LAUR
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VALUATION ANALYSIS (Continued)
HIGHEST AND BEST USE ANALYSIS: (Continued)

open pasture for cattie grazing, inclusive of two single family residences and
the Arnold Reservoir. The subject property contains a total land area of 2,450.0
acres (106,722,000 square feet), per mapping prepared by CNC Engineering.
The topography at the subject property ranges from rolling to moderately
sloping. As stated, in addition to Tonner Canyon Road, the subject property
has frontage on Grand Avenue, Chino Hiils Parkway, Chino Avenue and the
Pomoha (60) Freeway. Vehicular access to the subject property is rated
average.

Water, electric power and telephone service are apparently available at
pottions of the subject property, Residential subdigalans in the immediate
area (Diamond Bar to the west and Chino Hilis include full utility
connections (water, electric, sewer, etc,).

The area surrounding the subject proper
family residential developments, Diamo
adjacent north of the subject proper

arily with single
hool is located
esarvation is located
rvation is utllized for
etc.), preservation

Elght parcels) are located in the RA
of Chino Hills. The General Plan
designation is prj anches; however, certain portions are
designated for Use or Very High Density Residentlal
development,

The parcels located in O Prd Bar (three parcels) are primarily located in the
AG (Agriculture) zone of¥he City of Diamond Bar; a portion Is located In the
RH-30 (High Density Residential) zone. The General Plan designation is Very
Low Density Residential (all parcels).

While the physical characteristics of the subject parcel are adequate to
accommaodate agricultural uses at the subject property, the subject property
would require extensive infrastructure upgrades (wet and dry utilities, road
improvements, etc.), in order to support residential development {i.e. single
family subdivision) at the subject property.

R. P. LAUR
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VALUATION ANALYSIS (Continued)

HIGHEST AND BEST USE ANALYS/S: (Continued)

it should also be noted that any proposed development at the subject site
would result in significant opposition from various environmenial groups.
While said environmental groups do not carry any "official” power, they have
the ability to influence the general public, planning officials and elected repre-
sentatives, and can ofien stop or significantly delay proposed developments,

While the subjett parcels are zoned for agriculture use or low density single
family residential use, per the City of Industry, it is understood that the subject
property will be encumbered with a covenant that will restrict the use of the
subject land to open space, public use or preservatig ae. Said covenant will
‘run with the land,” thereby making the subject o effective open
Lct property is
therefore open space or preservation, whigh ilar to an open

Based on the foregoing, a Hypothetigal Co 2 eni employed in the

valuation of the subject property. L is defined, under the
Uniform Standards of Professio USPAPR), as:
“A condition, direct c assignment, which is
contrary to what | Wopraiser to exist oh the
effective date g T ; asults, but is used for the

purpose of ag
and

“Hypothetical corny s are contrary to known facts about
physical, legal, economic characteristics of the subject
property; or about conditions external to the property, such as
market conditions or trends; or about the integrity of data used in
an analysis.”

The indicated market value of the subject property, therefore, has been based
on the assumption that, contrary to known fact, the subject property is
encumbered with a covenant that restricts the use of the subject land te open
space, public use or preservation use. Note that using the hypothsetical
condition might have affected the assignment results. The subject property
has therefore been appralsed as open space land.

R. P. LAURAIN
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VALUATION ANALYSIS (Continued)
VALUATION METHODS:

There are three conventiona! methods (approaches) which can be used to
estimate value. They are the Sales Comparison Approach, Cost Approach and
income Capitalization Approach. Inasmuch as the subject property is effec-
tively a vacant land parcel, the Sales Comparison Approach is the only
approach considered applicable as a reliable indicator of value.

SALES COMPARISON APPROACH:

In the Sales Comparison Approach, the value of a property is estimated by
comparing it with similar, recently sold propertie the surrounding or
competing area. Inhérent in this approach is the py substitution, which
slue tends to be

set by the cost of acquiring an egually desiralale herty, assuming
that no costly delay is encountered In mald Thus, the Sales
Comparison Approach attempts to equate, bject land parcel
with comparable land sale properties by a 2ighing the various

elements of comparability.

The Sales Comparison Approg W ic the subject property for
the purpose of estimating Y§ : AW-ct open space parcel The
readesr is referred to the g
page. The property at thi Eummary represents the subject
property, which is in to help the reader see the various

Poorty represent the date of value utilized
bf the subject property.

date and sale py
herein and the va

Refer to the Market Dd ion for (1) additional information pertaining to
each sale and (2) a map ich Tllustrates the location of each sale. Due to the
infrequency of sales of recreational properties and open space parcels, t was
necessary to expand the chronological and geographic search parameéters in
order to obtain a representative number of comparable open space sale
transactions.

Note that while a nurmber of the properties are zoned for agricultural use (Data
1, 2, 8, 4 and 8); the sales represent imited-use (opeh space or preservation)
land parcels comparable to the subject property. Data 5 is zoned in both the
“Orange County Great Park” zone and the “Pragervation” zone of the City of
Irvine. Data 7 is located in the Open Space zone of the Gity of Azusa.

R R P. LAURAI
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VALUATION ANALYSIS (Continued)
SALES COMPARISON APPROACH: (Continued)

Data 1, 3, 4 and 6 represent land parcels located in agricultural zones (similar
to the subject zoning) which were purchased to preserve the existing natural
use (open space). Data 1 was purchased by the City of Redlands Conservancy
Department. Data 3 was purchased by the Trust for Public Land, in conjunaction
with the City of Santa Clarita. Data 4 and 6 were purchased by the City of Santa
Clarita. Data 2 represents an REQ sale of a property located in the Angeles
National Forest, the site contains 116.16 acres and was marketed as having
the possibility of subdividing the site Into elght single family lots and preserv-
ing the remainder as open space. Data § represents the sale of a 6388-acre
portion of the Orange County Great Park which will be utilized for recreation
purposes; a portion will be developed with variouggagorts faclities and the
rermainder will be preserved as natural open sy 7 repregents the
current escrow of a horse ranch currently zo space use,; the
proposed buyer is hoping to develop the patl fted number of
single family residences.,

The sale properties range in size from 1 Wres, The purchase
prices range from $10,722 to $3§ 1 sales are set forth in
chronoioglecal order and took g mber 2012 and March

20158; Data 7 represents a prog Qi

The first adjustments ap

known asg transactional g -n@g\ v ansactional adjustments are gen-
erally applied to thg e sequence listed below, and are

Conditions of sale
Expenditures after sale
s Market conditions

e & & &

Property Rights Conveyed:

An adjustment is required when a sale transaction conveyed a differsnt type of
property rights, compared to the property rights being appraised, such as
leasad fee estate vs. fee simple estate. None of the land sale properties
required an adjustment for property rights conveyed, as all of the sale
properties conveyed title to the fee simple interest in each property.




VALUATION ANALYSIS (Continued)
SALES COMPARISON APFPROACH: (Continued)
Flnancing and Cash Equivalency Adjusiments:

Sale properties are adjusted for financing arrangements involved in trans-
actions which are not markettypical, A cash equivalency adjustment is
generally made In those cases wherein the financing of a particular property
caused a higher purchase price. Common examples in¢lude seller financing,
or assumption of existing financing, at non-market terms.

The sales Involved cash down payments of at least 47% with conventional or
private financing. Inasmuch as all of the sale propegs volved “all cash to
seller” transactions, a cash equivalency adjustme anted for any of
the sale properties.

Conditions of Sale:

operty sold under
under duress {REQ

An adjustment for conditions of sale is req
atypical conditions, such as (1) a

transactions or other distressed g o elling as part of a buik
portfolio sale, (3) a developer g 2 acquire an adjacent prop-
erty as part of assembiing 6 k nt site or (4) other similar
situations where the motivg Bller affects the price paid for a
property. '

Another item whig in the “conditions of sale”
adjustment is sq ich lowar the effective price pald by a
buyer, it is necessa R sald seller conhcessions in order to refiect
the “true” price at whicfl

Data 2 represents the sal®Pf a “distressed” REQ (real estate owned) property.
Distressed properties generally sell for less than “typleal” properties listed for
sale on the open market, due to (1) the general decrease in marketing time
allowed and (2) the bank/lender generally lacking the option to hold the
property until market conditions improve.

Based on the foregoing, Data 2 is considered inferior to the subject property,
with respect to conditions of sale. While the discounts at which distressed
properties sell vary widely, a general discount range of 10% to 20% is com-
mon, Baged on the foregoing, a positive adjustment of 15.0% has been applied
to Data 2, to account for the Inferior conditions of sale. Nene of the remaining
sale propeities reguired an adjustment for conditions of sale.
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VALUATION ANALYSIS (Continued)
SALES COMPARISON APPROACH: (Continued)

Expenditures alter Sale:

An adjustment to a sale transaction is required when a buyer antlcipates a
particular expenditure that he/she will have to expend shortly after purchasing
a property; the price pald by a knowledgeable buyer considers any reqguired
expenditures. Such expendltures can Include (1} the cost to remediate knowh
environmental contamination, (2) the cost to cure deferred maintenance at a
‘building or (3} similar costs that a buyer anticipatées making upon purchase of
a property, such as the cost to demolish an existing structure when an
improved property is purchased for redevelopment. None of the sale
properties required an adjustment for expenditures aissiie.

Market Conditions:
Considerations of the market conditions R { hpropriate when
certain sale properties occur during a ri? arket. The con-

sideration for market conditions is hased ion of the real estate
market and value ¢ycles dating bag -

The residential real estate mg evel) from 2009 through the
first o mid portion of 201 pritial real estate values began
increasing due to {1} the es available for sale beginning to
decrease, {2) invesiorg P distressed properties, for potential

owner-usefrs co : Fing market had reached bottorn and (4)
the continued =
increase continued
dential property valud
stable (level) untll the
increases Or decreases

first to mid portion of 2015, after which resi-
ally leveled off and have remained relatively
fsent time (January 2018), with nominal price
certain neighborhoods.

The commercial and multi-tamily market was leve! from the first and mid part
of 2012. In the latter part of 2012, the number of sale fransactions besgan to
Increase, which led to nominal price increases beginning in the first portion of
2013 and continuing through the mid portion of 2015, after which property
values generally stabllized. Commercial and muiti-family property values in the
subject market area are considered to have been generally level (stable) from
the mid part of 2015 to the present time (January 2016).
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VALUATION ANALYSIS (Continued)

SALES COMPARISON APPROACH: (Continued)}

Marketr Conditions: (Continued)

it should be noted that prices of vacant land and opén space parcels do not
generally increase or decrease as rapidly as prices of improved properties.

The market conditions adjustrments utilized herein are based on (1) discus-
sions with various market participants (brokers, property managers, etc.),
(2) observations of local real estate market trends {sales activity, development
activity, etc.) and (3) a review of sale prices and current asking prices at
comparable vacant land and open space parcels in theggieater subject market

January-June 2012: 0.0% pe
July-December 2012
January-December 2013: e D¢ S per month
January-December 2014; 0.5% péar month

January-June 2015: By + 0.5% per month

July-present: e, or  0.0% per month

Elemenits of Compa

Cnal adjustments, an analysis was made

After considéring 4 '
hrabliity at the sale properties, including the

of the various el
folowing:

« (ocation
e« Zoning/perrmitted uses

¢« Best use/site utiiity

+  Topography

+« Development potential

¢ Land size

s Land configuration

¢ Atcess

»  Buildings/intérim use

¢ Utlilties/off-site improvemeénts




VALUATION ANALYSIS (Continued)
SALES COMPARISON APPROACH: (Continued)
Elements of Comparabilify: (Continued)

It should be noted that the above elements of comparability were not assigned
aqual welght in analyzing each sale property. The location, topography,
development potential, land size, access and buildings/interim use were
considered the most important factors in the subject case.

Land Value Analysis:

The comparabillty adjustments applled to the various sale properties are
judgrnent estimates which are intended to equate theagbiect property with the
respective sale properties. Adjustments for the vg pents of compara-
bility were applied on a gualitative basis due bf direct market
evidence regarding quantitative adjustments j

The reader is referred to the Market Y 5 on Grid on the

for conditions of sale {positive 1
adjustments for market conditiq Bsitive 1.0% to positive

and sale properties, the

primary unit of analysis utllizg rall rate per acre.

The subject property is ¥ of Chino Hills and the Gity of
Diamond Bar. All of with the exception of Data 5, are
congidered inferiog ion, as the propertles are located in

areas of general F alues, compared to the subject location.
Data 5 is congiay a7l the subject property with respect to location,
inasmuch as the site ¥ in the City of Irving, an area of higher real
estate values, comparel subject location, '

The topography at the subject site ranges from rolling to moderately sioping.
All of the sale properties, with the exception of Data &, are considered inferior
to the subject property regarding topography, as the sales include topography
that ranges from rolling to steeply sloping (mountainous). Data & Is considered
superior to the subject property regarding topography, as significant portions
of the site are effectivaly lavel

Data 7 is judged superior to the subject property regarding best use/site utility,
as well as buildings/interim use, a8 (1) the site is includes 12,500+ square feet
of “ranch” improvements (dwallings, barns, etc.) and (2) the site is leased for
$7,000 per month,
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VALUATION ANALYSIS (Continued)
SALES COMPARISON APPROACH: (Continued)
Land Value Analysis: (Continued)

Inasmuch as the subject property will be eéncumbered with a covenant that
restricts the use of the subject land to open space, public use or preservation
use, the development potential of the subject property Is rated poor. All of the
sale properties, with the exception of Data 5, are considered superior to the
subject property with respect to development potential, as the sites are
generally located in agricuitural zones, which permit low density residential
development, in addition to various agricultural uses. Note that Data 7, while
zoned for open space, may allow a limited number of single family residences
to be developed on the site. Data 8 is considered similar to the subject
property regarding development potential, as the ped for open space
use and will be developed as a public park.

whether vacant
er sguare foot of
¥, All of the sale

ect properiy regarding

The subject property contains 2,450.0 achg
or improved, typically sall at lower or “disc
area, in accordancé with general eco
properties are considered superiQy

The reader is referred to of the sale properties utilized
herein, The sales are pla8 e array by rating with respect to
overall comparability, 4 R ates have been adjusted for trans-
actional adjustmen] - t case Is limited to conditions of sale
and market coryg 5, adjusted for rarket conditions and
conditions of s34 22 to $40,514 per acre, or $0.25 to $0.93
per square foot of la
Adjusted
Comparabiiity Rate Per Acre

7 superior $40,614.

5 superior $27,865.

o superlor $22,430.

Subject " $17,000.

1 slightly inferior $16,634.

4 slightly inferior $15,551.

3 slightly inferior $15,431.

& inferior $10,722.

R. P LAURAIN
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VALUATION ANALYSIS (Continued)
SALES COMPARISON APPROACH: (Continued)
Land Value Analysis: (Continued)

As stated, the purchase price per acre has been utilized hereéin. It should be
noted that the unit rate of $17.000 per acre eguates to approximately $0.39
per square foot of land area.

Based on the foregoing analysis, the unit rate considered applicable {o the
subject property is estimated at $17,000 per acre, as follows!

1

2,450.0 acres @ $17,000

$41,650,000.

FINAL ESTIMATE OF VALUE:

mple interest in
Cved hereln, as of

Based on the foregolng valuation, the mark
the subject property, under the Hypothetica
January 18, 20186, is $41,650,000.

The marketing exposure < Erty I8 a direct function of supply
and demand within a g Erment. Generdlly, a higher demand
results in a shorter g : Fed on Interviews with various market
participants (real i party managers, developers, etc.), the

marketing expo Ny 4 property, assuming an aggressive and

R. P. LAUR
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GRANTOR:

GRANTEE:

SALE DATE:

DOC. NO.:

SALE PRICE:

TERMS:

CONFIRMED BY:

MARKET DATA #1

31300 Live Oak Canyon Road
Redlands

LAND SIZE:

ZONING:

TOPOGRAPHY:
$2,552,500 PRESENT USE:
All cash. BLDG. IMPS.;

Market data resources, grant deed

VALUE INDICATION: $14,851 per acre
$0.34 per SF land

. P

0300-231-31, 38
0300-241-185

171.87 ac
7,486,657 sq.it.

Al

Rotiing to
steep siope

Vacant land

Nonhe

URAIN
TATES
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GRANTOR:

GRANTEE:

SALE DATE:

DOC. NO.:

SALE PRICE:

TERMS:

CORNFIRMED BY:

MARKET DATA #2

12000 Big Tujunga Canyoen Road
Los Angeles

2552-001-003 - 007
£652-002-003 — 005
008 -- 010

LAND S{Z2E: 116,15 a¢
5,059,494 sq.ft.

July 3, 2013 ZONING: Al-1-H
988596 TOPOGRAPHY: Rollingto
steep slope
$2,088,000 PRESENT USE: Vacantland
$1,100,000 private BLDG, IMPS.: None

Scott Covington, agent

VALUE INDICATION: $17,977 per acre
$0.41 per SFianhd

R P. LAURAL
—== & ASSOCIATE
APPRAISERS - ANALYSTS
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MARKET DATA #3

23110 The Old Road, Newhall (address)
Actually located in unincorporated Los Angeles County

GRANTOR: 2827-028-005 - 008
019, 020
2827-029-004, 016
GRANTEE: [LAND SiZE: 304.36 ac
13,257,822 sq.ft.
SALE DATE: ZONING: AZ-2
DOC. NO.: 1086740 TOPOGRAPHY: Rolling to
steep slope
SALE PRICE: $4,650,000 PRESENT USE: Vacantland
TERMS: All cash BLDG. IMPS.; None

CONFIRMED BY: Barbara Blankenship, representative of City of Santa Clarita

VALUE INDICATION: $15,278 per acre
$0.35 per SF land

e e & ASSOCLA

R. P. LAURAIN . I
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MARKET DATA #4

24501+ The Old Road, Newhall (address)
Actually located in unincorporated Los Angeles County

2826-023-010,

GRANTOR:
013, 031
GRANTEE: LAND SIZE; 114.21 ac
4,074,988 sq.ft.
SALE DATE: ZONING: AZ-2
DOC. NO.: 1150209 TOPOGRAPHY: Rolingto
steep slope
SALE PRICE: $1,758,500 PRESENT USE: Vacantland
TERMS: All cash BLDG. IMPS.: None

CONFIBMED BY: Barbara Blankenship, grantee's representative

VALUE INDICATION: $15,397 per acre
$0.35 per SF land




GRANTOR:

GRANTEE;:

SALE DATE:

DOC. NO.:

SALE PRICE:

CONFIRMED BY:

MARKET DATA #5

Portion of Orange County Great Park, Irvine

580-081-83
591-071-03, 08
591-073-16
591-131-20, 21, 29, 30
33,38, 41
LAND SIZE: 688 ac
29,969,280 sq.f.
ZONING: QCGP, P
48405 TOPOGRAPHY: Level io
modearate slope
%19,171.000 PRESENT USE: Vacant land
All cash BLDG. IMPS.: None

Market data resources, press release, grant deed

VALUE INDICATION: $27,865 per acre
$0.64 per SF land

R F. LAURAIN s
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GRANTOR:

GRANTEE:

SALE DATE:

DOC. NO.:

SALE PRICE:

TERMS:

CONFIRMED BY:

MARKET DATA #6

West of The Old Road (landiocked parcels)
Unincorporated Los Angeles County

2826-020-056, 062

LAND SI1ZE: 172.64 ac
7,516,842 sq.ft.

ZONING: AZ-2

TOPOGRAPHY: Rolling to
steep slope

$1,850,000 PRESENT USE: Vacant land
All cash BLDG. IMPS.: None
Barbara Blankenship, grantee's representative

VALUE INDICATION: $10,722 per acre
$0.25 per SF land

P u

N
S

R. LAURAL
T & ASSOCIATE
APPRAISERS - ANALYSTS
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MARKET DATA #7

3737 Fish Canyon Road, Duarte (address)
Actually located in the City of Azusa

GRANTOR: Harmony G 8610-023-001 thru 005,

Investy ' B689-006-007

GRANTEE: 320.88 ac
| 18,077,533 sq.ft.

SALE DATE: ZONING: oS

DOG. NG.: TOPOGRAPHY: Roliing to
steep slope

ESCROW-PRICE: PRESENT USE: Horse Ranch/
“raw” land

TERMS: . N. A, S8LDG. IMPS.: 12,500+ square féét
{dwelilngs, barns,
etc.)

CONF‘iﬁKﬁ EDBY Karen Chéng, broker

VALUE INDICATION: $40,514 per acre
$0.83 per 5F land

R P. LAURAILN
T
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See aerial photograph on first page of Subject Property Description Section,

PHOTO NO. 1 View tookiry I Canyon Road,

PHOTO NO. \ ' rth across sol tﬂkﬂpoﬁMn
of su bjéot prep iy,

R. P. LAURAIN i
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PHOTO NO. 3:  View looking mid
portion of Sl

PHOTO NO. 4:  View looking southeast across mid portion of
aubjett property.

R P LAURAIN

& ASSOCIATES
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5-2



PHOTO NO. &5 View of sing ear mid portion

PHOTO NO. 6:  View of graded area adjacent to single family
rasidence; note “out” bufidings in rear.

R. P. LAURAIN
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PHOTO NO. 7; View looking noi el Reservolr,
from Tofng ;

PHOTO NO. 8 View looking southwest at Arnold Reservolr,
from Tenner Canyon Road,

R & LAURAIN
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PHOTO NQ. ©: ytion of subject

property Road, south of

PHOTO NO. 10: View jooking north alonyg Tohner Canyon Road,
as Tonner Canyon passes under Grand Avenue.

P. LAURAIN

R.
& ASSOCIATES

APPRAISERS - ANALYSTS

5-5



PHOTO NQO. 11 View quk‘ing northe id to horth
portion of the gubject \ e levated area).

View looking south across north portion of
subject property, from north entrance to subject
propérty (near Chino Hills Parkway).

PHOTO NO. 12;

R P. LAURAIN
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BACKGROUND AND QUALIFICATIONS

Benjamin V. Balos, MA!
Certitied General Real Estate Appraiser
Califarnia Certification No. AG 040853

SENIOR APPRAISER:

8. P. Lauraln & Associates, Inc,

3353 Linden Avenue, Suite 200

Long Beach, California 90807

Office: (562) 426-0477 - Fax: (562) 98
-, ben@rplaurain.com

PROFESSIONAL ORGANIZATIY

The Appraisal Institute
MAI Designated Membse

Certified General Real Estg _
Office of Real Estatg N . California
Certification Ng

APPRAISAL B,

Benjamin V. B estate appraisal career in March 2008,
performing market . P, Laurain & Associates, Inc. He received hig
Californla Certified Ge Poraisal license in January 2008, in November
2015, he received his M lgnation from the Appraisal Institute,

Real estate appraisal and valuation consultation services conducted for public
purposes include eminent domain studies, street widening and grade
separation (bridge) projects, public school and university expansion projects,
relocation studies, heusing and public loan programs, senior housing, public
bond measures, leasing of publicly-owned properties, Quimby Act park fee
studies, budgetary studies and transfers (exchanges) of properties between
public agencies. Private real estate appralsal services have been conducted
for lending Institutions, insurance companies, attorheys, estates for tax and
donation purposes and other private uses.

R. P. LAURAIN
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BACKGROUND AND QUALIFICATIONS (Continued)

APFPRAISAL BACKGROUND ' (Continued)
Residenltial Propsriies:

Residential properties appralsed include single family, condominiums, town-
house, low and medium density multiple family, large apartment complexes,
waterfront properties, mobile home parks, vacant single family lot and acre-
age parcels and low to high density vacant land parcels.

Commercial and industrial Propserties:

Commerclal property appraisal studies have included single and multi-tenant
retail, strip centers, shopping centers, office medical offices,
restaurants and fastfood developments, cony i es, automobile
repair and service facllities, service statio and washing
stations, car wash facllitleés, autdmobile salg Eriies including
single resident occupancy (SRO) deévelop atel and motel
properties and vacant land,

industrial property appralsals hg ses, light and heavy
manufasturing, distribution and ‘ ~ orage, food processing,
cold storage, recycling centeg " kant land, remnant and land-
locked parcels, propeftles g , hnd water injection wealls, sites
with soii contamination and

Special Purpose ar

dies of public, quasi-public, special use
ong others, utility and railroad rights-of-way,
er complexes, courthousss, libraries, fire and
pollce stations, post © public parking structures, parks, public and
private schools, adult IdWPhing centers, daycare faciilties, hospitals, skilled
nursing facliities, athletic facilities and gyms, golf courses, churches, meeting
halls and lodges and veterahn facilitias.

Appralsal servicy
and non-profit fachiti®
city hall bulldings and 8

Valuation Methodologies:

In addition to the three conveéntibnal valuation methods ({Sales Comparison
Approach, Cost Approach and income Capltalization Approach), valuation
methodologies have Included discounted cash flow analyses, leased fee and
leasehold analyses, absorption discounts, deferred maintenance, costio-cure,
banus valuge, éxcess rent, across-the-fence, value-in-tise, fractional Interests
and reuse studies. '

R. P. LAURA
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BACKGROQUND AND QUALIFICATIONS (Continued)

APPRAISAL BACKGROUND: (Continued)

Valuation Methodologies: (Continued)

Certain appralsals have included (1) a retrospective date of value ("date of
death” or other estate matters) and (2) a prospective date of value, for
propetties not vet developed “as if complete” for {(construction financing and
other purposes).

Property interests appraised for eminent domain purposes include full and
partial takings, as well as complex severance damage studies and project
benefit studies. Valuation of a wide array of easements, including street, slope,
drainage, access, electrical transmission lines, jal, subsurface utility
easements (pipelines, sewer, subway tunnel, ¢ eil as tempotary
construction easements (TCEs).

Clierits;

he following public

Real estate appraisal services performed 4 )
] with R.P. Laurain &

agencies and private corporatidy hile
Associates, Inc.; since 2005:

Cities:
City of Azusa ity of La Palma
City of Baldwl City of Long Beach
City of Belif Clty of Los Angeles
City of B Clty of Monrovia
City of City of Monterey Park
City of City of Norwalk
City of Comp City of Ontario

City of Paramount

City of Redondo Beach
City of Riverside

City of Rosemead

City of Santa Fe Springs
City of Seal Beach

City of Corona
City of Covina
City of Cudahy
Clty of Cypress
City of Diamond Bar
City of Downey

City of Hawaiian Gardens
City of Huntington Beach
City of Huntington Park

City of Slgnal HHI
City of South El Monte
City of South Gate

City of Temple City
City of Upland
Clty of West Hollywood

City of Industry
City of Irwindale
City of La Mirada

. N
& ASS8O0 5
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BACKGROUND AND QUALIFICATIONS (Continued)

APPRAISAL BACKGROUND: (Continued)
Clients: {Continued)

Other Public Agencies:
Callfornia Department of Transportation (CALTRANS)
t.ong Beach Water Department
Los Angeles County Chief Administrative Office
Los Angeles County Public Works Department
Los Angeles County Metropolitan Transportation Authority (METRO)
Los Angeles World Airports (LAWA)
Los Angeles Unified School District
Crange County Transportation Authority
Riverside County Transportation Com

Attornevs:

Aleshire & Wynder, LLP
Best Best & Krieger, LLP
Cihigoyenetche, Grossy

City Venture
Lewis Operaff Corporation
Other:
Caruthers Financlal Services
China Aliriines
Equiity Office
Greka Energy
National Republic Bank of Chicago
Safeco Ihsurance
Southern California Edison Company
TEAC Corporation

P LAUR N
A s
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BACKGROUND AND QUALIFICATIONS (Continued)
EXPERT WITNESS:

Designhated as an expert witness in the Los Angeles County Superior Court,
Central District, '
ACADEMIC BACKGROUND:

Numerous courses and continuing education classes have been taken at the
following institutions:

The Appraisal institute

Allied Business School
Real Estate Appraisal

Kaplan Professional School
Real Estate Appraisal

MeKissock Professional Ed
Real Estate Appralsal

Cypress Community C

Calvary Chapel _Bib

R. P. LAURA
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BACKGROUND AND ALIFICATION

John P, Lauraln, MAI, ASA
Certified General Real Estate Appraiser
California Certification No. AG 025754

VICE PRESIDENT:

R. P. lLaurain & Associates, Inc.

3353 Linden Avenue, Suite 200

Long Beéach, California 90807
Office: (562) 426-0477 - Fax: (562) 888-2927
rpla@rplaurain.com

PROFESSIONAL ORGANIZATION A

The Appraisal Institute
MAI Designated Member

American Society of Appraish
Seanior member; hold prg ' ent and

APPRAISAL BACH

Real estate appraisal and Yaluation consuitation services conducted for public
purposes include éeminent domain studies, street widening and grade
separation {bridge) projects, public school and university expansion projects,
relocation studies, housing and public loan programs, Navy housing, senior
housing, public bond measures, leasing of publiciy-ownead properties, Quimby
Act park fee studies, Fair Political Practices Commission analyses, budgetary
studies, and transfers (exchanges) of properties bétween public agenocles.
Private real estate appralsal services have been conducted for lending
institutions, insurance companies, attorneys, estates for tax and donatioh
purposgses, private subdivision development studies, and other private uses,

R. P. LAURAIN e
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BACKGROUND AND QUALIFICATIONS (Continued)
APPRAISAL BACKGROUND: (Continued)
Residential Property:

Residentlal properties appraised include single family, condominiums, own-
your-own, townhouse, low and medium density multipie family, 100+ unit
apartment complexes, waterfront properties, boat docks, mobile home parks,
vacant sirigle family lot and acreage parcels, and low to high denslty vacant
fand parcels.

Commercial ahd Industriaf Property:

Conimaercial property appraisal studies have included single and multi-tenant
retail, strip centers, shopping centers, low-rise angdegl.rise office buildings,
medical offlces, restaurants and fastfood dé nightcliubs, con-
venlencs stores, theaters, automobile repalir acilities, sérvice
stations, truck fueling and washing statipng .
sales, mixed-use properties including cupancy {(SRO)
developments, as well as hotél and motel

industrial property appraisals hayia ' ses, light and heavy
manufacturing, distribution and ti h : Frocessing, cold storage,

Appralsal servicg Ples of public, quasi-public, special use,
and nonprofit f g others, seaport properties, submerged
land, river tights-o g voirs, conservation/mitigation and wetland

properties, utility and
buildings and civic cenly omplexes, courthouses, libraries, fire and police
stations, post offices, p¥olic parking structures, parks, public and private
schools, adult learning centers, athletic facllities and gyms, bowling alleys,
tennis centers, youth homes, after school facllities, daycare facilities, homeless
shelters, hospitais, skilled nursing facilities, churches, meeting halls and
lodges, and véteran facilities.

Valuation Methodologies:

in addition to the three conventional valuation methods (Sales Comparison
Approach, Cost-Summatton Approach, and Income Capitalization Approach),
valuation methodologies have included discounted cash flow analyses, leased

R. P. LAURAI
& ASSOCIATE
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N
8

2



BACKGR ND AND JALIFICATIONS (Continued)
APPRAISAL BACKGROUND: (Continued)

Valuation Methodologies: {Continued)

fee, and leasehold analyses, absorption discounts, deferred maintenance,
cost-to-cure, bonus value, excess rent, across-the-fence, value-in-use,
fractional interests, hypothetical valuations, and reuse studiés.

Property interests appraised for eminent domain purposes include full and
partlal takings, as well as severance damage and project benefit studies.
Valuation of various types of easements have included permanent surface,
street, temporary construction, slope, utllity, plpeline_gnd subsurface, aerial,
bridge structure, signal light, exclusive and nonhexgl face rights, multi-
layered, battered pilings, tie-back, railroad, drair; 1 flood control
gasements.

Clierts:
Real estate research and analysjs ical d on projects for the
following public agencies and p ) i Fvhile associated with

Cities:
City of Alhambra
City of Artesia

City of Los Alamitos
City of Los Angeles

Gity of Bald City of Monrovia
City of Bg City of Norwaik
GCity of City of Ontaric
City of GarsQd City of Palmdale
City of Gathed City of Paramount
City of Compton City of Pasadena
City of Covina City of Riverside
City of Cudahy City of 8an Juan Capistranc
Gity of Cypress City of Santa Fe Springs
City of Rowney City of Seal Beach
GCity of El Segundo City of Signal Hill
City of Hawalian Gardens City of South El Monte
City of Huntington Beach City of South Gate
City of Huntington Park City of Tustin
City of irwindale City of Upland
Clty of Lawndale City of West Hollywood
City of Long Beach City of Whittier
R. P, LAURAIN
& ASSOCIATES

APPRAISERS - ANALYSTS
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BACKGROUND AND QUALIFICATIONS (Continued)
ACADEMIC BACKGRQUND: (Continued)

Clients: (Continued)

Redevelopment Agencies:
Azusa Redevelopment Agency

Bell Cormmmunity Redevelopment Agency
Glendale Redevelopment Agency

MHawaiian Qardens Redevelopment Agency
Huntington Beach Redevelopment Agency
Huntington Park Redevelopment Agency
Irwindale Community Redavelopment Agency
La Mirada Redevelopment Agency
lLong Beach Redevelopment Agency
Los Angeles Community Redevelop
Monrovia Redevelopment Agenc
Ontario Redevelopment Agen?
Paramount Redeveiopment Ad
Signal Hill Redevelopment Age
Whittier Redevelopmspigigenc

lief Administrative Office
Los Angeles nternai Services Department
Los Angeles Metropolitan Transportation Authority
Long Beach Community College District
Los Angeles Unified Schoot District
Lynwood Unified School District
Port of l.os Angeles
Riverside County Transportation Commission
State of California,

Santa Monica Mountains Conservancy
. 8. Department of the Navy
U. 8. Postal Service

Los Angele

R. P. LAUR
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BACKGROUND AND QUALIFICATIONS (Continued)

ACADEMIC BACKGROUND: (Continued)

ChHients: {Continuad)

Other:
Various attorneys, corporations, lending institutions, and

private individuals.

Gold Coast Appraisals, Inc.
Assoclate appraiser, as Independent contractor, during
portions of 1991 and 1992, specializing in appraisal of single
family residential through four-unit residentl erties,

EXPERT WITNESS:

Qualified as an expert withess in the LoS uperior Court,

Central District.

Quallfied as an expert wilness atter before Judicial
Arbitration and Mediation Sefvi Ainty of Orange.

Qualified as an expert witng

Provided testimony a RS, conjunction with eminent domain
rmatters before the g verside County Superior Courts.

ACADEMIC BA
Walden High Scho ahelm, Callfornia
College preparation curriculum; represented school in annual
scholastic competition.

Los Alamitos/Laurel High Schools
Graduate June, 1985

Advanced courses in pre-calculus, and English writing composition.

Cypress Community College
Basic curriculum.

R. P. LAURAIN
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BACK AN ALIFICATIONS (Continued)

ACADEMIC BACKGROUND: {Continued)

Long Beach Community College
Basic curriculum.

i

Real estate and related courses taken through and at various
Community Colleges, Universities, the Appraisal Institute, and
husiness schools, In accordance with the Continuing Education

Reguirements of the State of Galifornia, as follows:

Fundamentals of Real Estate Appraisal
Appraisal Principles and Technigues
California Real Estate Principles
Real Estate Appraisal: Residential
Principles of Econémics
California Real Estate Economic
Basic income Capitalization App
Advanced income Capitalization A
Advanced Applications
Advanced Concepis aj

Uniform Standa Appraisal Practice, Part A
Uniform Stg al Appraisal Practice, Part B
Federal




