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Diamond Bar
Chino llills
Californis

Dear Mr. Casso

16321 Content Circle
Huntington úeach, CA 92619

919-307-3186

$t four request, we have personaliy examined and appraised the above referenced property
that straddles Los Angeles and San Bernardino Counties, Califomia. Th; ;"túl of thisappryfl is to report to you our opinion of market value of the vacant land ú iß ..as is,,
condition based on the property's highest and best use.

The function ofthis appraisal is for use by the City to assist in asset evaluation. The effective
date of the appraisal is November 7,2016.

The appraisers havs inspected the subject properry with the due diligence expected of
professional real estate appraisers. fhe ãppraisers hãve reviewed cunent market conditions
including the sales and listings of large land parcels.

Dat4 information, and calculations leading to the value conclusions are incorporated in the
reportfollowing this letter. The report, in its entirefy, including all assumptions and limiting
conditions, is an integral part o{ and inseparable frôm this letier.

No 
-responsibility is. assumed for any environmental conditions, o¡ for any expertise or

engineering knowledge required to discover them. The appraiser's descriptions and resulting
comments are the result of the routine observations ma¿e during the appraisal process.

we have performed an appraisal of the subject property, which included:
r âll inspection ofthe subject prÇperfy;

' a summary of trends in the local market which may impact the value of the property;

' an investigation of market activity involving the sale land that displays similar size,
use and utility characteristics; and

Recognized appraisal-methodology under the Uniform Standards of professional Appraisal
Practice was utilized in performing the investigation and analysis leading to the opilion or
market value rendered herein.
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Based upon the examination and study made, the fol lowing opinion ofmarket value has been
formed, as of the date referenced.

M,A,RKET VALUE CONCLUSION

ONE HUNDRED N{ILLION I}OLLARS

(100,000,000)

Following is a Summary appraisal report, which sets forth the matters, dat4 conclusions,
and limiting conditions upon which the opinions rendered are predicated. Assuming
the foregoing estimate of market value, based upon the sale of simila¡ properties, we are of
the opinion that a reasonúle Exposure Tíme for the subject land would be approximatety
twelve to eighteen months.

Respectfu lly submitted,

I.AßRY W. HEGLAR &, ASSOCUTES

Appraiser

Larry W. Heglar & Associates
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ExeeutÍve Summary

Propefiy Loeatíon:

twnersftìp:

Froperly Type:

DøW af Vafue:

Døte of Rryørt:

InlerestApprafueút

Cs¿rrent Uset

ï,anú.{t¿s:

hnprøvemenß:

Hìghe$&. ße$Ase:

EÍreet CompørÍson
Approach:

Lønd Ðevelopwent
Analysís:

{on cl¡¿dcd Mørket VaI ne :

,Spe*faflrsumptíans &
Ilypoth etiral ÇondítÍo ns ;

"Tres Her¡nanos R.anch"
Nor¡h and south sides of ümnd -A.venræ,
Djamçnd Bar, Los Angele County &
Chino Hiils, San Bernâxdino County
Califomia

$!f of luausky fl.os Angeles County parcels) &.
Industry Urban Developmenr fuenry {San némardino Counly)

Yacant grazing land

November 7,2tI6

December V,2ü16

Fee Sirnple lnterest

Yacant land except forranch house and fann buildings

Approximanel y 2,445,7ü Grsss Acres ¡ær,A.ssessor records

currently the land is vasant and unirnproved except for raneh hsusc
and farm buildings.

As Våcånt _ Speculative development land ¡nd/or ûper spase
As Improvad: ffrazingland

$I00,000,00i)

$100,000,000

fir00,tû0,ûtfr

There are no special Assumptions or Hypothetical condition* relating
to this appraisal assignment

Larry 1V. ileglar & Associaæs
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LÐ CATTON .{ND ß RIE F PÃTPERTYI}E,SCJ( TP ÏION
The subject prûpcrfy is a large parcel located ou fhe north and south sides of Grand Avcnue
in unincoço¡ated Los Angeles and $an Be¡n^ardiüo Counties, California. ûr*nd ^Avçnueis an sast-west tending arterial connecting the two c,runtier as well as the cities of
Diam+nd Bar and Ckho Hilts. Subject property is a mostly vacant flat valley parcel with
sornç hill-side land that runs from the sou*rerly side ofthe Pamona Freeway-istate Route
6ti down to the nartherly boundary ofthe Firestane Eoy Scout Reservationl Iì is bounded
on the west by the City of Diænond Ear and on the aastby the City of Chino Hils.

PURPTSE TF¿FPß/-JSdtr.

The purpose of this appraisal is to repori an opinion of the mmket velue of the land as
vacant in its current, "ãs is* conditinn and based on the estimated highest *rtd best use of
the prcperty.

T NTE NÐEÐ AS trUS EN. O T,4 PFNÀTSAT

The Intended User ìs the person {ot entity) who t}re appraise, inlends will use the resuits of
the appraisal. The clienl inay provide the appraiser witl iofot*ation about other poüential
users of the appraisal, but the appraiser ultiruately dcterrrines wbo thc appropriate users

{r Siven the appraisal problem to be solved. Identifying tlre futsnded u**ni" *ressary sû
that the appraiser can repott the opinicns and conclusions developed in the appraisaf in a
manner that is clear and urtderstandable to the intended usçts. Parties,who rec*in" or might
receive a cûpy of the appraisâl are not necessarily int€fllded rrsers. The appraiser's
responsibility is to the intended users identified in the reporf nst ta aU reâdõis of thç
appraisal repûrt.

The intended rrse of this ap'praisat is to estirnate market value of thc subje¡t property for
iuternal asset evalu¿tion by the cliert and/or the City of ludustry. The appraisi ì* to b.
used by James M. Cas¡o of Casso fr Spæks, LLP, and/ortheir assigns. tto otherparties a¡e
authorized to rely on this report without the prior written consent õftn" appraisár.

Tã LVE PRE M T S ES FftOUIN E N
The subject propsrty has been appraised assuming tlle laud is ín íts urrreût, vacant..û$ ís,,
and unentitled conditions.

E X TÁ O RDINÅR Y .4S S UMFä(T¡{.S'

Extraordinary Assumption, as defîned by The Appraisal Foundation is'oa¡ assumption
direetly related to a specific assignment, as of the effective date of the assignmenf reiults,
which Ìf found to be falsg cauld atter the *ppraiseros opiniÕns or conclusiois..'

No Extraordinary '4ssumptions have been urilized in ths appraisal of the subjec.f properfy.

Larry lV. Hegla & Associa¡es
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H YPTTTTE TI CAL C ANDTTTTNS

A Hypotlretical Conditio¡ is defined by The Appraisal Foundation as *a condition, directiy
related to a specific assignment, which is conú'ary to what is known by the appraiser tà
exist on the effcctive datÊ Õf the assígnrnenf, but is used for the puqposr* ofaualysis."
No HypoÉhetical Conditions have been utilizd in the appraisal ofthe sub,jestprope¡y.

ECÜPE TF ¿PPfr,LIS¿I
This_is ag appraisal report that has been prepared in accordance wíth the Codc of Ethics
aûd Stffdard$ of Professional Fractise oftle Appaisal Institute and fie Uniform Ståndðds
of Professional Appraisal Ftactice (USPAP) ofthe Appraisal Foundatíon. Theperfonnance
of this assignment invoived a comFlete appraisal investigation, includ^ing thd æpÀpr¡ate
ap-proaches úo valug which me reflective of the þpe of properry appraisä. fnr bcope "fWo¡k for this assignment is outlined as follows: 

- -

: 'à"ssignment .ÅnalysÍs: Definc the basíc elements of ths appraisal problem, snd the
pulpose and fuaction of the report. Idenfifu the property ùd research the property
histcry including cüænt me, prior use, priof sales ânaleasing informatian, *á 

"orr*otmarket activity.

r .Trfe Ðescription andAnalysis; Inspect and document the physical char¿ete¡istics ofthe
sitç and Íts surroundings. Review and interpret ap,pfôaile entitlements including
zoning general plan designations, environrnentå"t restriÇtions, mapping stafus, etc.

t Market 
'4.nalysis: Identiû' and dissuss perfinent economig grvçr¡merrtal social, ar:d

cnvirormental forces that may influencç fal.frogerty vahËs This inctudes, flmong
other things, I prûfgrty producfiviþ analysis, in wLicú the physical, legal and iocuti*
sttribrrtes of the ryUiryt "ry 

studiedj a ma¡ket delineation artiysis, in rnñi"h the subject
rnarket area is defined; a demand analysis, in whích the characteristics of the prolåUtt
investor#users ate studied; a supply analysis, in which ihe udsting *C poioräui rto"f.
of compe.titive propertics are examined aud the factors influenãing rûe aelivery of
potentially cgmpe{tiv¡ pro¡erlies are analyzcd; an examination ol the computitive
environment is made i¡ srder to awlyze the interaction of supply anddemand; and a
forecast is made sf the subject's potential to attract and capturèìrwestoolwers.'

t Ilighe* and Besf Usr; Analyze lïigh""t and Best Use of the subjecr property. potential
u$es ¿116 tested to dcterrrine rryhich use, or conrbination of usesl aru t"g"lli pennitüed,
physically possible, financially feasible, and maxirnally productive.

: M*rkel Ðata: Reseotch comparable data on the sales and lietings of properties in the
subjgcË måxket sÌea. Due to the size of tlm subjeet property u rol¿er i**rn was made
outside !{e-subject's irnmediate rnarket arca to find sales äf *cmparable land parcels
that could be cansidered altemative investments ta the subject. Verifv safe pri'ce ariO
terrns, field inspect and analyze fhe comparable dat¿.

In the land salc data reseatcþ we utilized real estetç informalion seryices sush as
RealQlest, .AIR i,American Industrial Realtars daø) and our existing data base ¿s well
as ruakingìnquiries with land brokers aad other appraisers acfive inihe subject market
area. Itr/e slso ifterviewcd buyers and scllcrs ¿ctivãlnthc rna¡kst area. Docünents such
as gränt deeds Ênd broker offering packages were rçviewÈd as well.

Larry lV. Heglar & Associates
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t Ilsluation '4nalysís: Market d¿ta rcsea¡chsd wâs prooõss€d Bnd â Dlrect Sales
Comparíson Approa*h was utilized to estimate v¿lue. 

-

t Rercnciliøtíon: The final ste,p in the appraisal prrûess is the reconciliation of the
approaches and data gathered to determine the final value estimate. All sections of the
sFpraisal rgport are structurcd to show the reasoning and justification utilized in the
estimate of highest and best use and opinion of valuõ. thÃ "'r{.ddenda,, section of the
report contains inforrnation supportive of the appraisal.

I'ATE OF V¿TIJE
Ûpínions and mattcrs expressed in this re,port ars stated as ofNovember 7, 2016, the date
af inspectionof the propefy appraised. The reporr is dared December 7,2,û16.

ÐATE TF TNSFECrI¡TN

The xubjecf property was inspected au Nove¡nber 7, 2016.

DATE OF CO*IF¿ÊABLE TNSPECTTON

All comparablc data refereirced in this reporr was inspected in the field behryeçn November
7,2t16 and December 4,.201ö except for several of the tand sales infhe Land Development
Analysis thåt havê been inspected ou previous occasiong.

DEFTWTTTTNS

M*rket Value

The tErrn nmcrhet vfrlue" asusad in this report is defined and qualified as being:

"e: *q.st p*þuÞl* priee w,hich a properry shÕuld bring in a cõïïrperitive and open market
under ¿11 condìtions requisite to a?air sdã, úÊ blyer aãd seller eu*tt actitrg pnide,Í$ly and
þgwlgeggably, and assuming thg nrice is not adcted by undue stinul*."1ñpUcü in rhis
definition is tle consum¡naticn of ã sale as of a specified date and the passing äftiUe frotn
seller to buyer under conditions wher*by:

â. buyer and seller are typically motívated;

b. both parties arç well informed or well advised, and arting in what they consider dreirbest interests;

ç, a reasonable timc is ¿llawed for exposure in the open markeq

d. qåyme'nt is made in terms ufcash in U.S. dollars or in terms of ñnancial flrrmgements comparable
thçreto; and

e' It ptt:u raprÊsenß fhe sonnal sonsidr'ration far the property sold unaffectÊd by speciai or creative
financing or tales ccncessions granûed by snyone asiociärcd'with the sale.,.

Ssurce: Appraisal lhstitute - The DigtionaryofReal EsøteAppraisal. Fourth EdÍrion

Exporure TÍme
Thç cstimated lengÏh oftime the properly raterest being appraisçd would have been offered on the
market priar to the hlpothetical consummation of a sate at market value on the cffective date of

Larry W" Heglar & Associ¿trs
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the appraisal; a relr'ospÊctive estimato based upon ðn analysis of past events assuruing a competi-
tive and open market. Exposure time is always presumed io oûGur prìor to the effætive dare of the
appraisal. Exposure time is esti¡nated to be approximately twelve months"

Marketing Time
The lørgth aftirne it would pnobably take to sell the properþ if it were placed on the mæket
on the d¿te of the "as is" value. Marke,ting time begins on the ¿atc of the "ãs is" vå.lus."
Marketing time is estimated to be approximately t*ãror rnont}s.

MarketValue ".4.s Is*
An estimate of the market v¿lue of a prûFerty in thc condition obserr¡cd upon inspection
and as itphysically and legally exisrs.

PNOPE ft TY,R¡G¡IrS.4 Prfr .4IS ËD
The prupertry rights appraised in this repart are those nf the fee símple ìntercst in the
property describd herein as:

"absolutÛ oramership_u¿encumbered by any other interest or'rstatÊ, subject only to the
limitatíons impased by the governmental powÊrs of tæration, emineut-domain, políce
Fûwtr, end escheat."

source: The Dictíonary of Rcal Estate Appraisal, Fourth Editior, Appraisal In:titute

CONT}INOff OF EM PLOYþ{ENT

Thìs appraisal was performed in acc,ordãnce with sfl eÌgag€m€Nú rontract for appraiml
seffices datød Oøtober 26,2t16. The appraisal assignrnent-was nÐt based oo u r"to*rtrd
minirnurn vaiuatíoq a qpecific valuation, -approval cf ¿ loan ff øny other requested
condition This valuation has been completed ns a disinterssted third dxÐ, and on'an un-
biased basis-

POSSTBILTTY OF ÇNANGE
The value opinions expressed in thìs report a¡e based upon orrr knowledge of conditions as
of the date of value s9¡t forth- Conslantly changing economic, sorisl, political and physical
conditíons have varying effects upan real propertry values. Even aftcr the passàge of a
relatively short period of time, pruperty values may require a rsview based on changing
market condítions.

LEçAT.PÃ'SÜ-¡UFTTON

A compleæ legal description of the land is set forth in the Addenda to this reporl
In Los Angeles County the land generally consists af a portion of Sections I and all of
lection 12, Torrnship 2 Sguth, R.urge I 'lüest, 

San Eerûardino Meridian, in the County of
Los Â.ngeles, State of California

In San Bernardina CounÇ the land generally consists of Scctions 13, 14, 23, 24, ZS and 26
all in Governnent Lot 38, Tcwnship 2 South, Range 9 Tii'est, San Bemardina Base and
MeridÌaa inthe County cf San Bernardiuo.

Larry W. Heglar & Âssociates
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TO]WPT^IÅNCE WTTH ÅPPfrAIS.4L ßEGALATTTNS

]hi1 appraisal repûrt has been prËpared in conforrrance with the Unifor¡n Standards of
Frefessitnal Appraisal kactice {USPAP) adopted by the Appraisal Sråndsrds Bosrd of rhe
Appraisal Foundatîo¿

OWNER oF Rn1f,np ür pnOpERIy ilßftHy
,{ccording to a ALTA TitleReport by First ¡{merican Title, dated September l, 2û16, the
prûp€rty is vsstd in Çiqo{ndusty, a municipal corporation (Lo* .a,ngeles Cáung) and
Sucsessor Agency to the ladusty UrtanÐevetôpment Agsncy iS* neit*Ai"o Cormtf).
tnce oumed by newspeper publisher Otis Chandler, Tres Hermauos Ranch was purchased
by the City of Indusüry in l9?8. There havc been no sales of the property in the past three
years- However, it is reporfed that an offer was made on the property *itli" the past y"a,
åt a price of $t0l million.

Larry W. Heglar & Associates
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REGITNÁL TÅM

The subject pfi)perty is located between the c.íties uf Diãmond Bar {Los Angeles County)
and Chino Hills (San Bemardino County) about. Los ,4ngeles Êounty encoftipâ$ses a total
of abaut 4,751 square miles including 693 of inland waferways. It includes ?t miles af coast*
line ølong the Facific tcean. Poprlation as cstimated by the Califomia $tate Deparffient of
Finance was 1Û,241,335 as of January 1, 2016. This is an û.8% increase overthe previous
year arrd represents frl average density of 2,155 pËr$ons per square rnile. The average powth
¡ate over the past thirfy yems is ¿bout 1 .3Ð/o per year. The eunent populatian figute represents
more ttran one-third of talìfomin's Entire population. More:ecentþ the growth ¡ate hss de-
clined reflecting the County's måturÊ and generally built-out cha¡aster. A. similu trend in
terrqs of overall population gravrth is expected for the LA Counfy for ths foreseeabls fttme.

San Bemardino Ccunly is the largest ccunty in the continentsl United States by are4 con-
taÌning more iand than each of the nino smallest statçs. It is also larger than approximut*ly
?0 sounfries, including Costa Rica and Denmark. .A.s of January l, 2tl6 San Bernardion
Counfy had a popuiatíon of 2,139,570 which is an 0.9% íncrease over the previous year.
Locatçd ìn the seutheastÊfi comcr of the qtate of Califarnia its dcse,tts and mountains stretch
from thc outskirts of the denseiy populated Riverside-San Bsrnardino communities ta the
Nevada bordsr and t.he Colorado River. Becar¡se ofmou¡tain Gmges limiting road access into
Los Angeles and Orange Counties, Riverside aud San Be.mardino Caunties belong to ttre
same MetropoliE¡ Stalistical .A.rEa (IUSA) and is commonly refened io æ the Inland Empire.
The County was created April 26, l&53 with tke county seat being the Cify of San Bemar-
dino.

Subject area is borderÉd by ürauge Counfy to the south and Riverside County to the muth-
east. Ke-m County is to the nsfth of Los Angeles a^nd Veütura Counþ and the Pacific Ocean
to the west.

Long recognized aõ the \il'est's most irnportant financial, hade arrd cultur¿l center, Los An-
geles County continues to enjoy a strong, diverse ecouomic base as aresult of its læation,
excclleut hansportation. systeüs, diversified ernployment base, scenic environment and
temperate climøe. Los Ångeles Couuty is the second largest metropolitan area in the coun-
try \À¡ith 88 incorporated cities.

Subject location is approximatety 33 miles east oflos.Angeles Internåtionfll Airport (L,AX)
and IÛ miles sarcthwest of Onta¡ic Intemational. Air traffrc å1LAX has showu va¡iations
over the yeârs. According to the Los Angeles Economic Development Corporation,
international flights ro and ftom L, X generate $82.1 billion in total econamic benefit tÐ the
Los Angeles area and provide 363,700 jobs throughout tle üve csuflty area {Los Angeles,
Orange, Ventura, Riverside and San Bernardino). ,{nnuåt wages of these employees is
estimatcdnt$l9.3billion, Theairpor"titselfisestimatedtoprovide5g,000jobslocatedon
or rleÈr the airport. One in 20 jobs in Southem Califomia can bç attributed to LAX
ôperations. Clearly the airyort is a sigdficant economic generator fsr the local economy.

Larry Ttt Heglar & Associates



ÈTrcs IÍermaaos Earch"
Atfention: Jamos M. Çæso

Ðe*enther 7,2t16
Page I I

The Greater Los Angeles ärea remíúns the focal point af econornic activity for the Southem
California region. lt represents the second largest concenfoation ofpopulation, employmenl
busincçs, indusry and finance in the Uni{ed States, exseededonly byNew York. It is com-
monly associatcd with the entertâinment indushy but is the horne of other major industies
including a€rospaÆe, music recording and production and rnternationat uade supporÉed by
the trvinports of Los Angeles and Long Beach.

The cconomy of Los Angeles Coun$ has historieally experienced dynænic growth fuelcd
by a strong business sectçr and a large expandrng laba,r force, Emplo5rment remains div+r-
sified amoug the non-agrieultural employment categodes, iucluding manufacturing, retail
andrryholesaleta.de, serviÐss, gûvemmenL {inänre, inzuranceandreal estate. Thceconomiç
growth has beÊn sustained hy the County's divers€ busincss mix. Although to a lessËr extÉnt
today" ae¡ospace, computeffi aud other hÍgh+echnology businesses, as well as various tr¡an-
ufaeturíng indusbies, including textile, chcmical, petraleum, transportatior¡ meüal, fumi-
ture, machinery, elecfrronics, rubber/plastics" *nd printing/pubtishing confÌnuc to be princi-
pal employment aæas in the Los Angeles MS.A..

Over the past 15 yÞars, San Bernardino Cormty's economy hâs hâd signiücant ups and
doums. Fnom 199? thmugh 200û the economy grew at a rapid pace. The yffii 2fi0l saw the
naticnal Ëcünomy enter a stight ¡ecession which rebowrded inãtt? due to low interest loans
with home sales a strong force in the econonry between 2002 aud 2ûû5. During this period,
home values increase significantly in the Counç however, beginning in 2ûû6 there r¡t¡sre

significant decreases in the new home market with sales and prices falling upwards af 5t%
teking prices back to 2û02 levcls. Home values appeared to hit bottom in 2üû9 and rc;rnaîned
essentially flat until about four yeårs ago when prices began to slowly creep upwards.

The economy has been growing at a modesl mte. Eveu though unemploymeni rates have
fallen recently on a n¿tional basis, fhe decrËâse is believe to be because of declines in par-
ticipation rafher thau an increase injobs. The economy ís not growing fast Êùough to mskç
significant prugrçss in creating subst¿ntial new jobs and reducþg unemploymemt. This is
reflectËd in a slower pace of new homc sales and prices in mast Inlaad Empire submarkets.

Califsmía's labor markets make it easy to understand why the mid-3000's downturn is
called the "Grtat Resession." After pealcing at 15.14 miltion jobs in July, 2t07, the State
shed ovm 1.36 roillion nanfarm jobs by September" 20t0. Job growth is projected to be
about 3lt for 2ü14 through 2û17. Several economists arc forecasting that totaf nonfarm enr-
ployment won't reach its pre+ecession peak øf 1,5.14 millian until mid-2016.

IVith acornbinatian of the freeway system and transporfation netwark available in ths Los
Ångeles Ëastn, thç area eontinues to be the tranrportation and distribution hub for the south-
westsrn parf of the cotrntry. Excellenf rail, trucking, air and water transpoÉalicn servises
are conveniently available.

Larry tff. Heglæ &.A.ssociates
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Conclusion

Los Angeles and San Bernardino Counties are reeognized ss one of the most ímportant met-
ropolitan a¡eas onthe West Coast and will continue in that pruminentposition because of its
location and multifaceted economy. Population and hausing gains have grown sæadily due
ts these factors coupled with its divçrsifiçd Ðçonrmy. Currsnt economïc conditions are the
best they have bçen ín the past five ysärs âs the reæssion has ended. Los Angeies and San
Bernardino Counties are ex¡rected to continus with moderate growth due to its Southem
Califor¡ia location and major job market. San Bernardino County with a greater abundance
of vacant land, is expected to gmw at a sligþly higher rate than Los .å,ngeles County. The
long term forecast for Southern California ìs therefore considered favorable.

Larry W. Heglar& Assæiatfs



"Tres Ëermüfis Rgnch"
Attention: James M. Cssso

C,hÍFo ltills
27,608
66,797
74,799
79,966

Ðecember 7,2A16
Fago 13

ofo

14r.9%
12-Ar/s

5.4%

CTTYBESCRIPÏJON

The cíties of Ðiamond Bar and Chino Hills are locatsd in the sûuth€astem san CabiiEl
Valley u'ith Dímnond Bar in the eastern portion of [¿s.Angeles County and Chino F{i|ls in
the ssuthrvestem corncr af San Bemardino County. Subject properÈy is lccated partinlly
withi* fhe two cities. Ðiaruond Bâr encûmpasses a land area of I 4-9 squæe miles and Chino
Hilis about 44.7 square míles. Grand Avenue, running through the subjsct Froperty,
somects the trvo cìties.

Diamond Bar was inccqporatd in 1989 and Chino HiTIs in 1991. Poputation ststistics for
the tr¡¡o communities are srûrmarized on the following table;

Yenr
1990
2000
2010
2t16

Dismnqd Bar
53,672
56,28',1

55,544
56,3'lt

"Á.

4-9%
-1.3%
1.5v,

Like mush of Southem Catifomia úis area was â portion of Spanish land grants.
Historically most of the la¡rd was utilized far cattle grazing. What is now Diamnnd Bar at
ons tiüe was considered one af the lmgest workíng cattle ranches in tåe Westsm United
Ststes. Both cities arË nrw knoum ås üllper, middlc-class commrmities ttrat are largeiy
rcsidential in character with well-kspt neighborhoods. The location is within cornmuting
distance to the major elnployment centers of Las Angeles and Orange Counties as rvell as
employment in San Bemårdino and Riversiúe Counties

Yell¿no in Chino Hiils was once touted as the most expensive housiag development in the
Inland Empire with some homes in excsss of $2 millicn. This community is centered
around a Greg Ncrman golf course. ûther masterglanned subdivisions in Chino Hilts
inciude dre neigbborhcods of Wooôview, Village Crossing, Gordon R¿nçh" LeBand
Yillage, ButtËrfield Ranch, Rolling Ridge, Fairfield Rench and Payno Ranch. Los Sepanos
is another commrlrity ccntered around a golf caurse

Diamcnd Bar also has a number of upscalø resïdential neighborhoods. Transamerìea
Corporation acquired the land in the 1950's for ihe purpûsÊ of doveloping one of the flrst
master-plcnned communities in ths country. Transamerica orrÊrs¿rw the devslopment sf
Diamond Ëar through the l9tü's and then divested itsetf of their real estafe holdings in the
197CI's. Di'fltnond Bar Country Estates is a guard-gated community on thc east síde of the
city and adjacent to the subject praperty.

Both Diamand Bar and Chìno Hills have a mrmber of cornmercial centers serving the
community. Major commercial development in Diamond Bar is located slose to the Statc
Rouæ 57 Freeway and in Chino Hills much ofthe cor¡tmcrçial development is fcund along
Stafe Route 7i.

The area has good freeway âs€Êss with the absve mentionçd freeways ¿s well as State
Raute 6Û that runs along the ns¡therly boundary of the fwo qities. These freeways connect

Larry \¡/.Heglar &, ^A.ssociates
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with other routes in rhe Southem Califomia freeway sy$þm giving the area good ascess to
job centers and entertaiument/recreatiunal artivities.

Conclusian

The sities are considered relatively yûung in the region but yet rnaû¡re wíth much ofthe
aren buih-out ând fe$r opportunities for ftture grçwth. The cities have a gond repulation as
pla*es to live with good quåtity sehosl systerns. The area ís strategically loc¿Íed with good
freeuray ãscçss and provides lrousing opportunities and ¿ desirable environmsnt within
whichto live.

LarrY lif. Heglar & .Asssciatcs
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T M þT E H,{TE,S{/fi f; OTJ¡úD¡¡fü,Í

The property ûppraiscd is located between two largeþ residential commudtiês ín the easþ
em San Gabriel Valley. The surrounding area is composed of a variety ofresidential nsigh-
borhoods with multi-family, industrial and comrnereial uses. It is adjacent southerþ to
State Route (S.R.) 6û and bet$¡een both S.R. 57 and S.R. 71 Freeways that allows gaod
asÇess to the rnajor emplo3m.ent centsrs in Los Angeles and ûrange Cornrties.

Along the boundary on tlre narth side of the property is Diamoud Ranch Hìgh School be-
fweÊn S.R. 60 and the subject This is a relatively new high school with state+f-the-art
facilities and having "Digital High School" sfiafi$. S.R. 60 is a mafor castlwest fueway
through the Los Angeles Ëssin, North ofthe fteeway is the city of Fomons with a master-
planned comrnuniqy known as Phillip's Ranch just north of the fteeway. Sever:al colloges
and universities aæ locatcd close to tbe inærchange befween the S.R* 5? and Interstak 1û
Freeways to the north. Califomia PaIy Pomona is at this lBcalion. It is a technical ¿rts aad
applied sciences institution with more than 22,150 students. M¿ San Antonio College and
a aâmpus for DeVry Urtiversity ffe also in this ares- Frå$k Bonelli Park and Puddingstone
Reservoir are about thçe miles north at the northeasterly quadrant of S*R'. 5? and I-10. The
park contains about 2,2ûÛ acres along with the 25t acre resersoir/lâke- There me 14 miles
of hiking trails within the park Ragttg Waters is along the nortùem portion of the pæk.
Bracket Fìeld and the Pomona Faiqplex is aloag the east side of the park as well as Moun-
taiu Meadows Gslf Ccurse. Further to the north are the commlurities of La Yerneo San
Dimas, Clmemont and Glendora. The San Gabriel Mounhias and.A,ngeles National Forest
is located adjacent north of these cornmunities"

Much of the land immediatcly east of the subject consists of sÍmila¡ r¡acant tÊrrain owned
by the City of Chino Hills. Beyond the vacant parcels therc are a nrnnbêr of single family
lesidential neighboråoods. Homes currently listed through the MLS {over 3,0t0 squåre
feet), range in price flrom $849,000 to about $2.5 million. Further east, in Chino Hills along
the west side of S.R. 71 is the Cmssroads Market Place ou * 74 acrø parcel. Industial
properties me located justto the east of 8.R. ?l $/ith older Chino reside,rtìal neighborhoods
beyond. Chiua Airport is abouf fi.ve ruiles east. This farility houses o'Flflûes of Farne" but
was utilized during Iù/WII as a taining facility t]rat included may war planes of tÌre era
including dre B-24. Just sauth of the aþottìs a lmge, master-planned community known
as fhe Chino Preserve, This property is an assemblage of parcels that started in ?t04. It
tot¿ls more fhåû 1,2Û0 acres snd is entitted for more tå^an ?,800 residential units. turrørtly
it ìs about one-half developed. JusÍ to the cast sf the Chino P¡eserve is the new torvn of
Easfvale. Bath of thesç commtmities are being developed on forrner daþ farms and other
farm land. Further to the ease, all within San Bemardino County, are ths cornrnunities of
ûnlario, Jurnpa Yalley, Mira Loma and No¡co

Soufhaf the subject most land consists of undeveloped nafural âreå.s. The Firestone Boy
Scout Rcservation ís a large fafülty with almost 3,0û0 acres dcvated to camping and other
Boy Scout activities. Adjacurt to the Boy Scout facility is the Chino Hills State Pa¡k. This

tøry tüf. Heglar & Asssciates
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park started as a2,237 acre acquisition in 1977 andhas groum since with the arquisition
of other adjaceut parcels. The park straddtes the north end of the Santa ^åna Mountains
whïch are portions nf thc PeninsularRanges in Southern Califcrnia and separates the Los
Angeles Basin from the rolling areas to the east. The hitls are a result of uplift and folding
along the lfhittier and Chino FauIts. A Catholic moüastery known as Saint Joseph's Hili
of Hope aud the Chino Hitts community of Shepy Hollow arc to thc south alnng with the
lY'cstern Hills Golf and Coun@ Club. Sleepy Hotlow ís mninly a community wirh lors
Iarger than one acre. Recent sales of lots range from $260,û00 to $5û5,0û0 and homes ås
high as $3.3 million The ûrangellos A,ngeles County border fornis the southerþ bor:ndary
ofthe Firestone Boy Scout Reserve and Chino Hill State Fark. The cities of Brea and Bree-
Olinda as well as Ysrba Linda are Ín this northerþ portion cf ûrarrge County- Olinda Atpha
Landfill ís located here and is a 565 acre facility ofwhich 420 acres are pemritted forrefuse
dìsposal. It was opened in 1960 and scheduled to clsse in December202I adding to open
space in the area. Further south is the city of Fullcrtou and Cal State University at fuller-
ton.

kumediaæly wost of tbe subject is the city of Diamond Bar with single family neighbor-
hsods typically on large lots. This is an r:pper scale con:munity with many homes selling
in ercess of $1 mÍllíon. Currently there are mare tlran twørty-five homes lisæd for salá
raagrng frrom $1.1 million to $12,t million. The S.R. 5? and 60 Freeways gørerally fonn
the boundary benveen the cities of Dia¡nond Bar and lndusûry" city of Indusny, as its name
ffiggests, is a mostly indusüïal dty \ryÍth nboutg?trla designated as indusfrial land uses and
8% for commercial uses. According ta the 201CI US Census only219 residential properfies
wsre in the commurity whereas th'ere u¡ele about 2,5CIû businesses. The city was incorpo-
rated in 1?57 partly to prevent srirrounding cities from annexïng indusnial land for tax
l€venues witl:in thase cities. Industry has the highest prûperry tax ¡atç of any city in los
Angeles County. TTre few reåidential properties in the city are adjacent ¡9 l¡r$u$h¡/ Hills
Golf CIub, the Industry Reereation CÊflr€r and the City Hall.

Summary
The subject locàtion Ïs considered very desîrable for residential development as it is within
relatively close proximity to nrajor job markets in thc Los Angeles Basin. Little new de-
velopment has taken place in reçcnl years dueto lack ofavailable vacantland on which to
build. Because ofthe generally built-out nature oftlre area, there are very few opportunities
for new residcntial communities. It is anticipafed that tlus location should rernain e6oåom*
ically strong into the future.

Lnrry W. Hegfr& Associates
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REÍÍ ÐENTI.4L MARKET OWRWEV
Tbe local real estate mârkct ha.s improved over the last seyeral years and is considered
stable by most market pundits. The following dissussion is takes from information
pubtished by Data Quick Infsrmation Systems and from a publication by the Real Est¿te
Research Cauncil of Southern Califotní¿ (RERCSÇ) published by Cat Poly, Pomona {3'd
Quarter, 2016). Also new home agents and resale agents were intcrviewed in ihe process,

There's was a signifrcant decline in consfuction as å result of "The Great Recession" and
consequently building pennit actíviry ü¡as vçry slow beginning in ?ûû8, limiting supply.
Construction was unable to keep up with population growth although it is forecast that
pennit activity will accelerate over the neãrter¡Ê. Building permits have reesntly decreased
inLA CowrtywitlRERCSC reporting total residential permits, yeer-over-year in the tùi¡d
quarter of 2û16 doum 25 percent oyer thc previous year in single family perrnits. San
Bemardino County is up 2 percent. ûverall, Southem Califomia is down iq new building
permits for sìngle family housing thus fi¡rfher reducing the supply of new hcusing stsck.
Untü 2007 LA County ccnsistently pulled between 10,00t and I 2,û00 new housing permits
atrnually {both single family and multi-family). San Bernerdino was typically in thç 12,6ûü
To 15,300 pernit rängs p*r yeat In 2015 LA County had only 4,297 permits pulled and
San Bernârdino, only 2,589 permits, bsth$'Êll below matket the peak.

Population and employment growth ovsr the next few years will fuel prrssure for grawth
in the region's housing stock although most of this gmwth will take place outside of the
immediate LA B¿sin, in the Inland Empire and Sant¿ Clarita Valley âreãs. Hausing suppb'
in many prime areas of Los Angeles County is rapidly burning offleaving very few housing
opportunities that will be available for a gruwing employrnent base.

During ths third quarter 2CI16 a toÞl of 22,133 new and existing hames sold in LA County
\,r¡íth 913 nsw homes sold. San Beffrardino Count¡r had 8,1û2 total homes sold in the third
qu,aüÊr with 646 ofthose beiug new homes. This is about the same for bath countiss Õver
lhe sarno quarter in 2015. Median hornc selling prica in LA, County was $531,153 wifh tlre
nredian new home price at $585,653. These indicate price increases of 6.V/s and 4.4Va

respectively over the same quårter a year eaflier For Sm Bemardino Count"v the median
selling price was $2ß7,3û6 fot all single fænily homes and $430,5û8 for new homes. This
represents a6.2Yo increase in all single fatnily prices and a decreåse çf 2.4ûÃ for new hame
pdces. BEcauss of the subject location the area relafes more to the Los Ängeles County
market than it does to San Bernardino County.

kr summary the Southern California housing market has shown signs of improvement in
bnth prices and sales volurnc. Sales and pricing have generally increased for bot}' existing
home sales and new home ssles. Fcreclasures h¿ve dropped to their lowest level since
Decernber, 20ü6 and Rotices of default have fallen as well The Los Angeles and Sen
Bemardino Countìes has impraved over the last few years and is consídered stable. It
âppears that pdcøs have stabílized ard are retuming ta the peak levels before the recession.
Thç median new home price in Los Angeles County as wcll as most of the morc coastal
locations of Southem Califamia h¿ve rearhed peak levels and ouly more inlaüd locations,
further frcm major job markets, are still below peak price levels and salcs rates. Mortgage
rates remain at historically low leyels and deffldts and foreclosures hsve declined

Larry W. Heglar &. Arsociates
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substantially in the last two years. The subject location provides relativç easE for
comrnuting to many of the employment centÊrs and is considercd a stroüg åre¿ tt sadsry
flrtu¡e growth if the pruperly is øver eñtitled fordevelopmenl

I¿ny !f. Heglar & Associah*
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TITË LANT

Locfltior

The property appraised ûtûsists of a lqrge parcel of unsntitlsd, undeveþed land loc¿ted
between the citiçs of Ðiamond Bar in Los Angeles County and Chino Hitls in San
Berna¡dino County. Ncrfh to south the propertry is berü¡een St¿úe Route (S.R) óû and the
Firestone Boy Seout Reservation See the facing map generally depicting the subject land.

Shape snd Lsnd A.reå

"fhe snbject land is an inegular shaped proparty wíth a total af 2,445.70 aores according to
public recsrds from Corelogic, RealQuest Fl'ofessianal. Land a¡eas based ou Assessor
Parcel Numbers {ÁFN's} are sumruarized as follows:

^dPH .{çrcs
LA Cormtv

583.88
3.51

1t7.85
695.24

87A'-ü21^271
87ût"Ûl22-27Q
8?t1.-û22-273

Total LA Couuty
San Bema¡dino County

i000-01 l-l I
1ûût-0r r-20
1û00-011-21
t00141l-2?
i000-021-13
1000-02r-r4
1tû0-031-14
l0û0-û3r-ts

Total San Bernardino County
Ër*nd Total

156.é3
156.42
59.9û
98.78

3t9-74
477.79
760.20
32l.pp

7,75Q.46
2,445.70

The property is almost four miles long frorn narth to south and about l.5 miles wide at its
r¡¡idest puint along the southerly boundary.

Topography

The subject property genenally consists of a norfh-south trending wide, shalloq' valley with
gentle hillsides and ridges on both sides of the valley. It appears to generally slope and
drain from north to south through the ccnkal portion of the praperty to Tonner Canyon a1

fhe south" Topography räÊges from a ridgelina at 1,469 feet above seå level close ts the
northerly bo*4u"y ü¡ the valley bottom at absut 90ü fect down taward the southerþ
boundary. Intervening ridges on both sides of the valley typically fttnge betwesn about
1"t00 to 1,20û feet above sea level.

lmprovementr

The lnnd is unimproved at the time of ins¡xction except for an old faml house and other
frrm struchres- The foundation and ofhe¡ remains frorn a danuged home lies on a small

Larry W. Heglar &, Associates
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knoll æar thc othcr årm skuctures. Tonner Canyon Road, a partially paved road, runs
down mostofthe spirre ofthe valþareä A tunnel beneathGrand A.venue cûûnsrts ToRner
Cauyou Road tc both sides of the properüy.

Soiln & Ilazardous Msterisls
'!V'e were n*t provided wïth a geotechnical studies for the subject properfy. From a visual
inspection of the land tfuere lryfls no evidpnce af,any slides or soil contarnination. A tour of
the property was provided by Mayor Mark RndeckÍ and Council Member Àbraharn Cruz.
They were nct aware of any geotechnícal issues that migkt impact the properry. This
appraisal âssumes that the site does not have any extraordinary soil or geotechnical issues
that would prevent development of the prûpflty to its highest and best usa

Zoning and Eutitlcments

Diannnù ßw: General PIan designation for the subject is *PA-l/SP'with 
a small portion

adjacent to Diarnond Rnnch High Schaol that has a designation of "P^å-5ÍRH-3û"
according to the cþ's Goneral Plan, Land Use Map. PA-I/SP designation provides for
deveþmerrt with residential uses at densities ranging from ü t¡Ì û.2 units per acre and
requires the proeessing ofa Specific PIan,

Dlnmond ßørt zon@ for most of the zubject properlry is "A-G, Agriculture." A small
portiÕn along the northerþ side of the prcI]€rTy, next ta Diamond Ranch High School is
zoned "Ä-t" ånd "RH 3ü.' "RH 30'o is a high density rcsidential zone allowing up to 3ü
dwelling units per acre.

Chino trIills: Ge¡zeral Plan designation within Chino Hills for the subjcct consists of
'iA'griculturelRanehes" for most of the properly. There is a clustcr with th¡ce Gsreral Plan
Land Uses along Grand Avenue close to the boundary with Diamond Bar. These
designations include "Very High Ðensity Residential,' "CorfrmÊrcial" aad *Mixed-LJÊe""

This is based an a review ofthe Cify of Cbina Hillso teneral Plån Land Use map adopted
by City Council and dated 24 February" 2015.

Chín* HÍlls: ZonW for the subject properly is similar to the Gene¡al Flan designations.
Must of the land is zoned *R-,t, Agriculhue-Ransh" with the remainìng portions zoned
*RM-3 (15 acres), Very High Ðensity Residential," "M[J (20 acres), Mixed Use," and 'C-
N (15 acres), Neighborhood Commercial""

Zoning and üc'lrcral Plan maps a¡e in the .Addendå of this report. Diamond Bar does not
have a urdûg map for the city.

Entitlemrnt¡
Ûtlre¡ than General Plan designations and Zoning the prûperLy does not have any addítional
entitlements. In Novenrber,2tt6 the Tres Hermanos Conservation Authority sent Õut â
Request for Froposais for "Land Use Concept Planning Services" cn fhe property. This
was to Frovids a master plan for thc ultimate development of Tres Hermanos Ranch, It was
to analyze market oppartunities as well as esonomis impacts and environmental constrai*ts

Lnrry W. Heglar &,{ssociafes
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on the property. .4. plan was not developed and, according to planning officials, tlrey are
not aw¿re of any processing of entitleÌnents that begau proeessing vyithin the two
jurisdietions.

Most of the subject land cansists of degraded grass lands that have been used for cdtle
gracing over the ycars. However, there are portions of the property that appears may have
riparian habitat along a water course that runs down the property from Anrold Ressrvoir
t'h¿t is just soufherly o{ Grand Avanue. In addition üere me severå.l oak and ÊycamøÊ
gfi)ves mainly on the southerþ portions af rhe prÐpËfly that have native vegetation and
may inelude sensitive hsbitåt arcås.

Existing biological survÊys or reports were requested. They either do not exist o¡ could not
be fould. It appears, based on an inspectiou of the pruperty, and mainly due to gråziüg
operations, much of the subject lånd is devoid of sensitive or protected håbitat It is an
assumption of this appraisal that any sush habitat can be pratected should the property be
entitled and developed.

Access ¡nd Streets
The subject prüpfrty 4ppeårs to have aÊsess along both G¡and Avenue and Chinc Hitls
Parkway, Chino Hills Parkway tur¡s into Phillips Rffich Road at Scc¡ie Ridee
RoadlDiamond R¿nch Road. Diamorrd Ranch Road runs westerly from Chino Hitls
Fø¡icway/Phillips Rench Road and âccesses Diamond Ransh High $chool. Phillips Ranch
Road cornects the subject åraato State Route 6û.

Utilities
The usuål and neeessary public utilities arid services for the devalopment would be
provided by the following:

r 'Iff'ater: Diamond Bar-Walnut Valley Water Distríct. Chino Hills-Cþ of Chino
Hills.

r Sçwer & Stsmt Drains: Diamnnd Bar-Cify & LA County Deparhrent of Public
lVorks. Chino Hills-Cíty of Chinu Hills

r Natural Gas: Both citiss-southenr Catifomia Gas Cornpany
r Ele*ticity: Both cities-southem Califamia Edisou Company
r Rubbish Collcctisn: Di¿mond Bar-Waste Management. Chino Hitls-Republic

Services.
r îeleplrone: Þiamond Bar-Verizon. Chino Hills-Frontïer Communisãtioäs
r Cable TV: Both sities-Time Wmrer

Ensementa

A Freliminary Report by First Americsn Title Company dated September I, 2016 was
provided for review. There are a number of easements impacting the síte for ingress'sgress
and utility FurposÕs. In addition there arr other exception¡ and exclusions from the titlo
policy íncluding deeds of trust, leases and ofher documents/agreernents ofrecord.

Larry W. Hegla & Assocìates



trVe are not title e)rperts. Exceptions to title do not flppear to limit developrnent of the
subject properly. It is an assumption of this report that the proper{y is free and clear of any
eneumbrãnces of title that would prohibit development.

S'Iotd llazard

According to Federal Emergency Managernent A.gency Floor Insurance Rate Maps, subject
land is wit}in ZoneD. Zone D is aÈ area considcred 'oUnknårn or an r{rea not Inciuded.o'
The sik is shonm on community Faael No û60154-06û3?C1445F. Ëffestive date of the
panel September 26, ?008. Because of,the sloping topography of the subjeut site it is not
believed to be within a flood hazard area.

Eertbqulkr Hazard

Sdbjèct site does not Eryear to be lomted within an Alquist-P¡iolo Speciat Str¡dies
Earthquake Zone; however, tike ali areas af Southem Califaruia, the a¡ea is zubject to
seismic distr¡rbance. There are active faults withinrelatively close proximity to the site and
the p'roperty will likely experÍenre moderate to occasioralty high grornd shaking frcm
these fault$ during ¿ seísmic event. As with soil conditions, ü/Ê are not geologists or
engineers and assume that îhe subject prÕFerfy can be developed pursuânt ta estimated
highest and best use.

Zip Code
Snbjectproperry is in zip c.odes 91765 (Diamond Bar) and 91?09 (Chino Hítls).

,{sstssed Valuntiou and Red Froperty Taxes
The property appraised cunently assessed by the Los Àngeles County and San BsrÊardiüo
County Assessoros offrces. Cmrent assessed values and proper{y tð(es ås set forlù on public
records are sumsrarized as follows:

ofl¡es Hermaftús frwæhÐ
Á.ttention: James M. Casso

Lsc{tþÈ/å-Pltl
L.A. Csunty

87û1-021-271
870r-022-270
870t.0t2-273

Total LÀ Crunfy
SaÍ Bemardíno County

It00{11-t9
It00.0t l-2û
t000411-21
t0sü-01 r-uz
tû0r-r2l-13
r000{21-t4
r000-03t-14
1000-û31-1s

Tot¿l San Bemaxdfua
Granil TsÉal

L¡nd

#3,?'3A96
l'.¡,639

472.534
ü3,713,669

Imprylçqtç"+b

þecemþer 7,2t16
Eaga2?

Tntal

$3,223,496
17,ü39

472534
$3,713,66q

$239,û87
23ß,7?0
gl,lll

t50,792
488,066
?39,1 I S

309,769
496.559

$2,753,584

$239,087
238,77{

91,433
r5ûJ8?
4*8,û6Õ
?ú1,5$7
309,769
496.559

$2,7?6,û55

$o
û
g

$0
0
0
ü
û

't1
t
t

22,4

*22,4',11

IÃ¡ith the passage of the Jnrvis-ûann Initialive {Propositíon 13), real Êstate taxes fur

Californía are limited to approximateþ lyo of rnarketlassessed value, plus an frrnount tû
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s.ovsr any hnded indebtefuess {special sssessmçnts). Adjusments a¡e msde annua.}ly to
base tæces (not special åssôssflû*nts); however; increå$ss are limited 1ü296. Upon transfer
or completion of canstruction" the property is rs-assessed to reflçct market value.

Larry W. Heglar & é.srocider
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Hrc$EST,4¡üD.tE'Sr ü^Sf

The temr nhÍghe*t üt d best weÐ is definsd âs:

"tlre reasonably probable and legal use of vaçant land or an improved property, *'hich is
physically possible, appropriãtely supported, finaneially feasible, and that results in the
highest value" The fout sritería lhat highest and best use must meet are legal permissibility,
physical possibilþ, finaxcial feasibility, and maximum productivþ."

Sourcç: The Dictionary of Real Esfate dppraisal, Fourth Edition Appraísal lnstitute

The concept of highest and best use in qFpraisal pmctice is the undedying premise upon
which a value estinraie is based. That determination is bated on considemtion of social,
physical aud economic forces that affcct the subject FropÊrty aod infll¡ence r¡alue.

Inherent in this definition are several conditions, which must be satisfied by the existing or
proposed use ín order to develop the maximum value. The we must be physically possible
for the site. Soil conditions, topography, size ønd shape must be compatíble with the
proposed use. Tbe use must be legally permissible in that it must cûnform to cunpnt or
projeeted zaning. Similnrl¡ the use rnust not be precluded by deed restrictiotrs or otlrcr
ençurnbrances, which may limit potential uses, Also, tås use mwt be economically
feasible. Tbe muket should indicate suffisient esoncmic demand so as to support a
proposed use of the site. Among fhe various uses that meet the above criteria, the usã which
çreates the greatest rate of return and maximum productivity is considered to be the higbest
and best use of the site.

Existing Ímprovements ori å properLy should normally be renovated or retained until such
time as fhey no longer contribute to the total market value of the propÊrty al rvhich time a
new improvement would mofie tlaú of[sct the cost of demolition and new constructíon. In
analyuing the Highest and Best Use of s propÊrry as improved, it is recognized that the
improvemeats should. continue ta be used until it is finaficially advanùageous tCI altçr
physical slements of the structure or to demolish it and build a nsw one.

Ëhysícally Fossìble - The subject consists of a generally flat valley with rolling
topography and ridgelines around the perimeter. It is assumed that therc arË no geotechrical
issues and that the subject properú;v is feasible for developmerrt. From a physical point of
view the laûd is of sufficient size ard shape ta accammadate developrnent. It has been used
for cattle grazing and it appsars thæ except for areas around a reseryoir and groves of oak
and sycamores, fh^at most lsnd has been deg¡aded of habitat due to grazing. In is an
assutuptioa of this analysis that development c.Õuld take plaee \ryifh little irnpact rn ilty
sensitive habit¿t a¡ea. The prnpefy appears to be and it is assumed t¡ãt it is developable
from a physical perspective.

Legûfiy Permíssíble - The subject land hns several zoning and Gsnersl Plan designation
within tJre two connmunities. Most cf the land in both cíties is zcned for *griculture/ranch
land uses wíth a development density af 0.2 dwellirg units per asse. Diamond Barhas an
areå åt thc norflrem portion of the property aliowing high density residential uses at 30
units per acre and Chino Hills has a similar high density residential xoning adjacent to

Larry W. HEgla¡ & Associa:es
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Grõñd Avenue. In additiort, China Hills has, at this same location along Grar¡d .Avenue
approximately i5 acres zoned Neigbborhood Commercial and 20 acree zoned for Multi-
Use. General Plan designations reflesl the iand uses cf zcning.

A Zo¡e Change and Generål Plân Amendments alcng with other entitlement requirements
would h¿ve to be processed for the pruperlry to obtain entitlements for more intense,
u¡banized developnaent. In addition, ín Chino Hílls, any change in 26nin€ would require a
public vota It would be very difficult to change the zoning in Cbino Hills based on
discussions with developers doing business in t&e city. Based on this information it is
apparent that a pntdênt developer wor¡ld proçess a development plan that woutd be
consistent with cutrent øoning in bÐth juridictíons. A plan to develop a large lot
subdivision that would generally follow along Tqüner Canyon Road u¡ith lots typically
ranging ftom one-half to one acre in sizE with remaining land Ieff in peuaanent oFetr spac€
would be a reasonable use of the lånd. With lots clusteæd mnínly along a cenfral spine
ampte op€n spaçç would be provided. Discussions with developers relating to this noncept
suggest a "fanchÊtte" plûtr where buyers could build a custom home on a large lot bul be
able ta ride horse back on a larger pareel that would be subject to â conssrvafion easement
would be a very salable residential pmduct.

Fínanciølly Feasíblellv{eúmsþ Froductivø - The housing market has improved over the
past several years and there is a general lack of supply ia subject market area. This is
especially true for humes located on large lots" Based on research and analyxes conducte{
it appears that subject land would generate r¡mket profit f,or the low density land use as
well has the high density poekets and conmercialåmixed-use areas. In our opinion, mastsr
planned development with the above describ€d program ur our opinion repre*ents the
highest and best use of the subject site.

Thc most logical buyer for Tres Hermanos Ranch, in our opinion, would be an cntitlement
firm andlcr land developer that would obtain entitlements and possibly develop the major
required infrashuctrue ãfld then scll off varicus cornponønts to sther develapers and
builders.

Larry W. Heglar &,,A.ssocíates
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VALUATION ^PftüCf,Í^Í

There arc th¡cc standard approaches generally used in estimating the valus ofreal propçrLy:

fhe Cost Approach, Sales Comparison Approach (aka: Market Data Ap'proach) aud tbe
Iscome Capitalization Approach. Depending on the specific appnaisal problem and data
avail*ble ÕÍË or more of these approaches are used.

The valuation proress is concluded by analyzing each approach to value used in the
appraisal. lMhen more than one approâsh Ís used each approach is judged based on its
applicabilig reliability and the quantity and quality of the approachos dätå. A final value
opinion is shosen that either ccrresponds to one of the approaches to value, or is a
correlatian of all the approaches used in the appraisal

Cast,4.pproach

The Cost Approach is based on the proposition that an informed purchaser would pay no
more for the subject property than thc cost to produce a substitutc propçrty with Equivalent
utilify. This approach is particularly applicable when ths prrspËrry being appraissd ifivolves
relaiîvely uew irnprovements which represeflt the Highest and Best Use of the land; or
when relatively unique or speeialized improvements are located on the siúe for which there
are few impraved sales or leasçs of comparable properties.

In the Cost Appmacb, tre appraiser forms an opinion of the cost of all improvements,
depreciatíng them ùo reflectany value loss from physical, functional and/orexternal causes.
Estímated land vaiue, enueprcneurial profit aad depreciated irnptovement costs are then
added, resufting in an opinion of value for the subject ptoperly.

Sales Comparisan,{pproach

In the Sales Comparison Approach, sales of comparable properties are adjusted for
differenccs between the subject properly and the sales data to estimate value. A unit of
comparisrr such as price per squãxe foof price p€.Í flLle, price per unit or effective gross

ineome multiplier are typically used to value the prüpÊrty. TVhen developing an opinion of
land valuc, the analysis is based on reccnt salçs of sites of comparable zoning and utility,
and the typical units of comparison are price per sqwile foot of land, price per acre, price
per unit or price pcr square foot of potential building area. In all cases, adjustments are

applied to the unit of comparison ftom an analysis of comparable sales, and the adjusted
unit of comparison is then ilsÊd to dçrivc an opinion of v¿lue for ffre subject property.

Incorne Á.pproach

In the Incomç .{pproach the income producing capacity af the subject property is estimated
by using contract rents on existing lsases and/or estimating market rent from rental activity
at competing properties for leased ÈpâÊÊ. Deductione are then made for vacancy and
ssllection loss and operating expênsÊs. The rcsulting net operating íncome is divided by
an overail capitalization ratc tc derive an indicatiou of valuc. The capitalieation rate
represents the relationship betwèen net operating income and value. This mstltod is refeiled
to as Direct Capitalizatiou.

Larry 1{. Heglcr & Associate¡
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Related to the Direet Capitalization Method is the Yield Capitalization Mefhod or
Discounted Cash Flow [DCF).Analysis. In this method periodic cash flows iwhich con$ist
af net operating income less capital costs) and a rsversioüâry value (at the feffiinåtion of
an assumÊd holding pcriod) are developed and dìsccunted to a present value using an
intemal rate ofreturn that is estimatsd by analyzing cunent investur yield requireroents of
simila¡ invesftnents.

Conclusion

The SaleÊ Compmison Approach t* value is typically the moåt coÍrülrn approach used in
the appraisal of vacant iand. Market value is Êstimat€d by comparing proBerties similar to
dre subject, which have recently sold, are listed for sale, or are under confiåct (i.e., for
which purchæe offers snd a deposit haye been submitted). fn additisu, a Land
Development Analysis can be utilized, especially in markets wlrere comparable lartd sales

are spffse or require large adjusrnenæ to carnpaæ to the subject property. This apprnach
uses componenfs of both the Cost and Incorne Approaches to estiflâtÊ residual land value.

A search of the general Southern Çalifomia flrça wfls conductçd and several sales of
generally comparable lands were found. The locatìon of these cornparable properties is
shorrynonthe following Land Sales Map Á. srmmäry of these sales is shownonthe table
on the following page. E*ch of these data íùerns is disousssd in relation to the subjeet
properfy below followed by avalue estinrøte.

Laûy Vf. Heglar &.Associafos
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üale lt{ame/

& Ioqttion
I Ntsr¡ninusofCataractÁ.ve.,

N/O FooÊhill Elvd-
$anÞimas

2 S/S S.R.60 Frwv @
Rubidoux BIvd"
Yurupa Valley

3 N/S Terrescnl Canyoa R.d,
at El Hermano Rd.
Unincorp. Riversids Co.

4 S1VQCajalcoRd. &,

Intersute 15

Corona

5 N/S Temessål Canyon Rd.,
S/0El HermanoRd.
Unincorp. Riverside Co.

é SE & ì.iEç Mc,4llistsrRd, &
El Sobrante Rd.
Unincorp. Riverside Co.

,4. nølys ís of I,ønú SaÍes

tzlt5

LAlfl
.dr€û

311.60 Ác.
Min l/z

Ac lofs

216.43 Ac. N/A $7,û00,ûût $25,360

1/15 9éû.û,{c. 1,443 $55,000,û00

l2ll4 279.$4,{c. 1"6?l $74,û00,000 ß264,437
f;45,651

4114 536.67.4c. 359 $I4,ûû0,û0t t26,0s7
$38,997

$i20,?70
$57,??1

LàND IâLUE SYfrINECT COMPÁRTSTN

A search of pablic rccords and sn investigation in the field has been m¿de in order to
idenriff sales of land that exhibit chmacteristiçs similar to the subjeet site. Verification of
this infornatÌon including interviervs with agents, sellers and buyens was an impcrtantpwt
of the investigation. The chart below surünårizes the sales data utilized in this technique
to estirnate the value of subject land in an "as is" condition.

Land $sle Sumüarv

Na. Total
I¡ptS. Erigg
65 $?2,000,000

Ðeæmbe¡ 7,2016
Page28

ülÅcrr
$/Lot

s?0,603
$338,461

s5?,292
$38,1 l5

Sale
Eate

1 1/16

3ll4 130.54 Ac. 272 $15,700$0t

Details ofthe land sale dat¿ are susmarized.below.

Land Sple Nq,,1 This property is losated in San Dimas about eight rniles northwest of the
subject and is a recent transactíon closing escrsw in early November, 2016. Prope*y
eûilsists of 3I1.60 gross acrÕs ofwhich approximately g0 acres is considered developable.
It is a hill-side properfy with views maínly to the south of the San Gabricl Valley and
subject location. It ís propnsed as a large lot subdivision with lots a miniuum of one-half
acrre in siæ. According to the Pwchase and Sale Agreement fhe price far the land is
$22,000,t00 or $70,6û3 per acre ând $338,462 pv lot on 65 lots. This is an all-cash
transaction with closiag contingent on t&e buyer obtainïng an Approved Tentative T¡act
Map. Seller of the land is NJD, LTD, a Texas limited partrership. Buyer is Brasada Homes
Land, LLC, a Delaware limited tiability ermpany,

The sale is considsred overall stryÊdûr to the subject because of its smaller size ærd
enfitlemffit stahß at the time of closing. Purchase price however wâÊ established rnorË thffr
a year befbre ciosing.

Larry W^ Heglar & Assosistes
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Land Sal¿ Nc. 2 This sale refers to a property lacatsd on the scuth side of Steúe Route 60
ãtout twenty rniles to úe east oftlre subject The properly is hown as Ernerald Meadows
R¿nch and was a pärt of a portfolio of land assets ordiled by SunCal that went into
foreeloswe at thç beginning of tåe recession. The pmperly had Specific Plan approval
Hritüin the County af Riverside priorto the formafion ofthe City ofJurupa Valley. The city
would like to see mrre commercial development on fhe property and, as a consequence, al
time af sale the property l¡¡äs not entitled In addition, resourre agÊncy permits have either
expired or will bave to be abtaincd to develop the property. There are two sepnratp

olrmerships within the ovcrall property that are not a part and ptarníng afld development
will need to work amund these properties. They sonsist uf older, more rural residestÍal
ncighborhaods in pcor candition. The previcus Specifi.c Flan provided for 1,196 residcntial
units includi ng477 higb-density and very highdensity units. It also provided for a 20 aue
commsrciâl site along with a school and church site,

The location is adjacent to the ñreeway and has gocd access. It is however considernd an
inferior locatioato the zubjeør because of the demographics sumounding the zubject is by
far superior to this location. Because it is a smaller site thc sizE is coasidErod superior to
the s*bject. It was pwchased by a land speculator alcng with one offhç other SunCai assets

inthe portfolio,

L_epÈ Sstt¡{+" 3 Tlis sale is slss located twenty-two nriles to the southeast. Theproperty
has beèn known as the Toscana Specific Pian which was $rbmitÌÊd ta the County of
Riverside in December, 2t06. it was approved for lA43 dwelling units, 4.4 acres of
commercial asd 510 acrcs (53%) of *pen spåce. Topography consists of gently rolling
tcrrain with ssme flat plateaus. It is curre.ntly being dsveloped by the buyer, Farestar

Toscana Development Compan¡ that has e:ipsrience deveþing other large parcels along
the'I-l5 corddor. Furchase of the prop,rty was made in tir.ee phases with the initiel
acquisition in January, 2015. Subsequent takedowns arc scheduled for Feb'ruary, 2017 and
January,20l8.

Loeation of this prûperty is considered inferior to the subject becaus€ of demographic
d.fufferences in the twn lscåtions and the closer proximity of ths subject to major
emplo¡'nTent. Even thougü thrç p¡operty is the largest of thc data fsund it is still less than
hatf the size of the subject making it superior in terms of size. Also, it had Specific Flan
approval at time af sale making it superior fom an entitlement perspective.

Land SaIe Nq, 4 This sale is located in Corcna abor¡t eighteen miles to the southeast, It
is knorryn as Arantine Hitls Specific Plan snd bad an apFrovçd Specific Plan, approved
Generel Plan Amendmen! approved EIR and approved Tentativç Tract Map at time of
sale. Appmvals provided for 1,621 dwelling units and 750,ûû0 squãrç feet of commsrciai
uses. The buyer, The New Home Company, is modifr'Íng tln entitleruents to build fewer
units and only about 1?5,0tû squsrç feet of corrrrnercial. Topography is flat to rolling
tcnain,

This is a good location adjacent to Interstate 15 although still inferisr to the subject location
due to the zubject's closerproximity üo job certters. Overall the sale is considered superior
because of size and entitlement st:atus at tirae of salc.

L¡nd Sats Nq. 5 This site is located just narth of Lake Elsinare ¡sughty ttventy-fÏve míles
southeast of subject Fnlpedy. The property is adjacent and includes a lake il-ee Lake) but
is mostly steep and rocky making it prohibitive for developmenl. Also, much of this area

Larry W. Heglar & ltssociates
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rnay have habitat and the buyerldevelopÉr îs currently negotiating for the sale of a major
portion to a conservation agency. This portion totaÏs about 34i acres and curxently ís beiug
negotiated at a price of about $4.5 million or $t3,343 per acre. The developer is planning
for the developrnent of 359 dwelling units although zoning will allow up t0 50S homes
($2?,559 per dwelling unit). The Furchase and Sale Ägreement for the acquisition indicates
a total land a¡ea af approximateÍy 450 acres indicating a price per acrc of $3 1 ,1 1 I .

For comparison to the subject this site is inferior beçaus€ of location, date of sale and
topagraphy. It is superior iü tenns of size.

Land [slq No. 6 This propeÉy ís locaæd about trventy mìles to the southeast of the
subject adjacent to the city of Riverside. Il cortsists of 130.54 acrcs of vacant, unentitled
land that was purchased by a homç builder who is prrocessing a plan for 272 si"gle fumily
detached lots. The pruprty has trvo parcels separafed by El Sobrante Road. The 100.48
porÉion on the no¡th side of El Sobrante is generalþ flat and is the portion anticipated to
accorrrmodafe tbe?T?lots. The portion on the south side of El Snbrante is relatively steep
and wíll remaiu ín pennanent rpsn space.

This lscation is considered ínferior ûo the subject" Date of sale n¡akes it inferior as well- It
was purchased in m unentitlÊd condilion making that aspect similar to the subject- Property
size howeva, the smallest salc fbund" rnskes it overall zuperiorto the subject

Data Änalvsis

The land market bas stabilized over thv last severai years in mcst Southem Califomia øreas.
Sales rates have slowed slightly over the past two years although sÊme sources (RERCSC)
indicate overall sales h¿ve increased. None the less, curent sales paces årë $till arl
impruvement over thç recessionary times of the late 20ût's.

The dåÍå sr¡rnma¡ized ranges from $25,360 to $264,437 per acre and $38,1 l5 to $338,461
per lot or dwelling unit, prior to adjustments. This wide range is influenced by a number of
factors tlat in*lude entitiement ståtus, locatiotr, propeÉy size, and number of lots.

Following ate some of thE considerations utilized in adjusting the market dafa

Efttitle#e.ntÅ: Properties are generally considered entitled in Califomia once they have
tentative map appmvals aüd ãll disuetionary appravals are obtained with the awner only
required to satisfo nnap conditions to obtain a final map and start development.
Ccnsequentþ there is generally a significant difference in priðes between tand rhai has a
Specific Flan approval and/or Tentative Tract Map approvai and land that doçs not. The sale
properlies were acquired in various stages of entitlement with three sales havíng an
approved tentative tract rnap approval at time af clcsing.

Lqçatísn: As always, location is a primary influerce on property values. Comrnute dist:ånse
to regional job markets, schoal district scÕres, quality of adjacent neighborhoods aud other
losational characteristics hsve a major impact on values. $ubject prûperfy is better located
thån ätl ofthe sale locations.

,Stse.' Pärcel siuÊ also has arr ìnfluence çn value. Larger parcels will generally trade at a lawer
prices per açr€ and per dwelling rmit and smaller parcels ar higþerpricxs. The zubject parcel
ís very large at 2A45.7 acres and larger than any of fhe comparable data. That data ranges
from 13Û.54 acres to 960 acres. The subject is truly unique rryithin Southern Califomia and
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pärcals of fhat sizÊ are basically norr-e:<istent slose to urbanized areas. Also ín{luencing size

is the rafio of developable land relatíve to total land acquired. Parcels that have iarge
amounts of open space orphysicatly rnrdevelopable åreas generally trade at lowerprit*s sn
a gross acre basis. The subject properþ appears tc høvc a lmge arnount that could be

developed from a physical perspective and stíll allowing a large amûunt of land for open
space/buffer.

Síte Conditíons: Developmeut costs can also h¿ve an ínflucnce on land prices, Parccls
requiring excsssive gra.dtqg cnsts \üill typically sell for less than other parcelsthat are more
ecónomicaily feasible to develop. Grading and other development cûsts fûr properties
having hillside topography Brë msrê costly to develop; hcwevet, such properlies usuaily
provide view prcmirrms that can more than offset the additional development costs" The site
eondition adjustnrent is a subjective adjusrnent intended ür æflect difierences in needed

development eosùs such as grading, watÊr, and sewsr on an overall acreage basis,

Siale Ðute: There has been a leveling in land prices over the last fwa years, Cansequently
no adjustuents have been made for time cn sales negotiated ?uithin the time frarne of salE

&ate artú.date of value and ody a minor adjustnrent for older sales.

Ðeal Tenfit This adjusffirent consideration typioally iç used for adjustments duc to
favorable seilerprovided fïnancing but alsa relaæs ta option skuchre$ ûn land sales. Except
for Land Sale No. 3 which is a tltres phase takedowrq all of the sales are eìther all cash or
cash equivalent with market financing and fherefore, no a{jusfinents were made for deal

tenns"

The overall rafigo in the adjusæd dåtå is $24,09? to $i58,06? per açre and $26,681 to

$169,?3I per dwelling unit. This is a wide nügÊ" If Land Sales Nß. I aild 4 are eliminated
the range is tighter between $?4,092 and $102,229 per acre and $2ú,ú81 aud $49,063 per

dwelling unit.

Considering the similarities and differences in the above summarizÊ.d land sale data, it is
our opinion that a value between $40,ûü0 md $45,000 pÊr gross acre ic indicatcd for the

overall subject prÕperty. ûn a per unit basis it is our opinion fhat the data suggeste a price

between $4S,û00 aüd $45,0ûû per prtÊTltiãl developable dwelling unir This considers the

relatively low inænsity of development at less than one unit per acre and the resulting overall
large lot prcduct type that would dominatÊ this type of project.

Esúimated L¡gS,V$tge

Z,Ms.7A Acres @ $aû,OÛû1Acre
2,M5.70 Acres @ $45,00û/Acre

$97,828,00û
$110,056,5ÛÛ

7,248 Ðwelling Units @ S40,0001DU
2,248 ÐwellingUnits @ $45,t00fDU

Rounded to

$89,920,000
$101,160,t00

$l0l},ûoo,{loû

Larry \il. Heglar & ^åssociates
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1"4, N Ð Ð E W L OPI{EN T Afi Tá¿ T-fTS

Subject prûpËrt}'is a unique laud parcel in the Los Angeles Basin Il is larger thaa any

comparaUle- sales th¿t sould be found in the area lts loeation v,'íthix relatively close

connuting distådce to the job markets in t¡s ,{ngeles and Orange Couuties as well, to a
Iesser degree thc Inlaad Empire make it at property that would be highly sought aftg¡ by
developers and builderc. Adjacørt neighborhnods have mnny homes in excess of $1 million
and adjacent schools a¡e all eonsidered gcod.

In addition to the Direct Comparison of land sales, a secondary Land Development

Analysis for thc zubject Froperty was conduetÊd. This is considered a secondary approach

because of varíous reasons but heþs to support tle Direct Cnmparison Apprcach. The

subject propeÍy is rmentitled æd ther€.fore limiled information is avãilable to estimatod

vatuc by a devàbpmental approach. It is not knowr¡ what the unit yield would be after
gûing through an cntitlcmeni process and consequently the nr¡rnber of units has boen

èstimaæd based on currert zoning inforrnation. Details relating to grading quantities and

infrastucture requrrements are rût available for the subje*t properly and typically arÊ nÕt

for propcrties th¿ì are r¡nentitled. Ðevelopment cost information is based on distt¡ssion of
general costs with developers, a developmeilt cost estimator and a revie\ü of cosf estímates

on a close-by masteÍ platrned communitiss.

Rnvenue EstÍnnates

Low frønsity EqtsÍ.q Lots: Current zaning for the subject pravides that most of the zubject

praperty cauld be developed with very low densþ resideutiål product at t.2 units per sçrç

õr a minimum lot sizc of five acrss. It is estimated that I 17 zuch lots could be developed
within Diamsnd Bar on 587 acres. fn Chino Hills it is cstimated thât 34t lots could bc

developed on about 1,7üü acres.

Research was conducted on tlre sale of large lots close to lhe subjeot as well as equestrian

orienæd lots in the east Los Angeles County area and the Inland Empim. The following
chart summarizes sales used to estimate rcreûuss for thc low densíty portions to T¡es

llprmanos Ranclt

Datå Salç Site
No. f¿cation llate fAqr.e*l Eti*.q -t 1Ï38-villagsrÐr., 9i-14 2.43 $505,000

Chino llills
2 15897 ûak TreeXing 5ll5 l"I1 $3?Û,00Ù

Chino Hills
3 920 Everest Ct. 5/16 1.22 $360,000

Chino Hills
4 S3? EverÊst Ct. 9/13 i '61 B4rÙ,000

Chino Hill¡
5 6751 Carbon Canyon Rd. Lìatirrg 10.2 $f'200'000

Brça
6 2244lndian Creek Rd-, Listing 8.481 S2,30û,00Û

Diaruond Bar
? Ol¡t CarbonCanyon Rd. Listing ú.d $1,00Û'00Û

ChinoHills
I tld Cffbor Cmycn Rd. Listing 8.7 S1,000'00t

Chino Hills

Larry lV. Heglar & Ars$iates
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B¿sed on the above summarized data as well æ infonnafion from an ir¡terview with an
âgent familîar with eqüestrian large lot properties, the average revenue to be generated
from subject lots is estíurated ât $750$ü0 pølot.

HiSþ Ð.e!Êiryllflery Hiuh DensÍqo,liwd:.Hígh and very high density areas within tho subject
include about 107 acrçç rn Diaecnd Ba¡ and 15 acres in Chino Hills. The Diamond Bar
portion is on some of the steeper land within Tres Hermanas Ranch and backs up to the
southerly side of Diamond Ranch High School. Elecause of fl'e tapography of this ârea it
is estim¿ted that oaly about half of thar parcel ís developable or 5ü acrss. The Chino Hills
pertion is relatively flaf and close to Grand Avenue. Land salc data helpful in estimating
rÊveoues for the higher densify rcsidential is sumrnarieed on the following oha*.

Lffid S¿1e Ërgntal¡¡,-Iliflþ Densitr Reqidentìal

Dsta Salç Stze & PricÊ/
Ne LocsÉioÂ Ðqte üe¡sity Price åcre & DU
t $lVC South St & 3/t4 1.85 Ac $3,5CI0,000 $1,891,892

Anaheim Ëlvd. 42DV $83,333À¡aheim 22.7ÐUlAc

? NV/C Magnolia,{ve. & 4114 5.66 Ac $10,750,û00 $1,899,293OrangethorpeAve. 108 ÞU $99,537BuensP¿r* 19.1DUiAc

3 SIS LaHabra Blvd. 6115 2.16 Ac $3,600,ûû0 $1,666,667
WlO ldaho St 32Di.d $112,5t0
l¿ Habra 14.8ÞU/Ac

4 gS ôrange-Olive Rd., 3ll4 2.36 Â.c $6,25û,û0û $2,648,3û5
S/O Meats Ave. 35 ÞU $178,571
O'range l4.8DU/Ac

5 SWC Þuttprfield R¿nch 3116 4.62 Ac $9,000,500 $1,948,16ù
Rd. & St Gauderu Dr.., 65 DU S138,¿[69
ChinoHills l4.lDU/"4,c

6 SUiCRammaAvs.& 6/15 8"0ú Aç $2,985,û00 $37û,34?
BìrdfamRd. 95 DU $31,421
Chino Flills 11.8DU/Ac

7 NEC Ridgeview Dr. & I 1/13 2.6 Aç S6,10û,000 $2,346,154
T[¡indmilt Creck Rd. 29DlJ $?10,345
Chinollills ll.lDU/Ac

* SEC Êellegrave,{ve. & 12113 733 Âc $lû,161,6?5 $i,386"313
Celçbratisn Ave. 75 DU $135,4Sp
Ontario 10-2ItU/Ac

Based on the above summarixed data revenuÞ for tle high density and very high density
parcels have bsen estimated at $1,5t0,000 per acre.

NeÌghborhood -C.Wp.mçrcisl and Mixed -tls.e: Tres Hesffanas has 15 acres eoned
neíghborhood commercial, all located within Chino Hills. This parcel ís a{iacent to Grand
Avenue adjacerrt to the higher density site and a mixed-use site- The cha* below
siüÏunãrizes land sale data for wmmçrçial usçs ãnd mixed-uscs that were utiiixed to
ËstfuralËd rÊyçnue forthis land use on the subject.

Larry W. Heglar & Arsociares
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Size&
Use

13.l.Ac
MU

15.63 Ac
.h,1U

ß.32 Ac
MU

36.21Ac
Comm'l

5.4? Ac
Comür'l

3.23 Ac
Comn'l

I.37 Ac
f,çmm'l

$1,5t0,0001Ac
$1,500,0001.{c
$1û/SF
$r5lsF

Pric.ç

$4"0ûû,ûoo

Decanher 7,2416
Fnge 34

Price,/

Sq.lt
$7.0û

75,0t0,0tù
22,5ü0,000

Ë,534,ü0ü
13.068.000

$459,å51,ûû(¡

Land Sde $ummarv-Cammercial & Mixed-U*e

tlûtr Sale
Dste

aß

v16

12115

9ils

Ì0113

50,4.c
15 Ao
15 Ac
20 Äc

I

1

lllo,

J

4

)

6

,]

þfåtion
SìJYC Valley Rd- &,
BeechAve.
Fontana

NWS Soquel Cyn. Pkwy,
d Psmonã. RinconRd.
Chino Hills

SWC Soquel Cyn. Fhwy
& $tarê Route 71
Chinoilills
NES Fairfisld Rssch Rd.
& Monte VistaÀve.
ChinoHills

W8 BakerÂve.,
SiO 9ù Stõet
Rancho Cucamonga

lV/S Monte VislåAvc.
S/û StaTe Str€€f
Mqnclûir

S/S R¡verside Dr,,
E/O Central Åve.
Chino

DiamondBar
China Hills

Nçighbsrhoqd Çomm.eruiaf
Mixed-Use

$t0,?ûÐ$00 915.72

$3,323.5û0 $7.39

$18,0t5,ü00 sl1.42

s2$65,o$o $8.75

s/r3 $1,4û7,0t0 $10.00

4f13 $550,0ûû û9.23

Based ofi the above summarized datarevenue for the conmercial component ofthe subject
property has been estimated at $ 1 CI.00 pÊr square foot. The mixe&u,se síte revenue has been

estim¿ted based on $15.00 per squarc ftoL

Revenue for the variorrs eomponents for the zubject is summarized oû the following ûhari.:

Estimated Rwenuç

Low Dcnsitv Eslate l¿ts Unit Reyeuues Revenue
Di¿mand Êar 1 1? L,ot$ @ $750,Û0Ð/Lot $87,750,üm

Chino Hills 34t l,ots €) $?50'000/Lût 255'0Û0'tÛ0
I-IieL Densitvñ/ery,Hi gh

Ðensity RggídenHal

@
@
@,

@
Total Estimatd Revenue

Ësüm¿ted Development Costs

Major costs fsr â properl.y like Tres Herrf,anos Ranch would typically include itenns such

as clearing gradingo utilíty irrrprovcmenþ drainage improvenrsnts, strÊet$, perimeter walls
and fencing, pffks and common axÊfl land$Çaping. Indirect c*sts including entitlsment
procøssing architecturål and engineering costs, fees andpermits, mmketíng costs, propeify
taxes, insuranee and administrative costs woüld also be incr¡rrod.

Länt/ Y{, Heglar & ÀssÕcis¡es
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457Lots @$220,0001lot
65 Ac @ $625,0ü0/l[c
15,{c @ $225,00ü/Ac
20,{c @ $375,0t014c

ùetsmber 7,2016
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$100,540,0û0
40,625,00t

3,375,000
7.5üû.t0p

ür52,{t4û,0ü{l

Development cssts have been estimnted bããed on discussions with several land developers
as well as a review of budpted r.Õsts Õn a re.latively large rnaster planned cornmunity in
Orange County ând estimÊted costs fo¡ a 60û acre portion of the Cbino Preserve. Costs
have bcen calculated on aper acre basis cxcçtr)t for the esTats lats thal have becu calculated
ûn a per lst basis. The chart below summarizes estimated development casts.

Low Densþ Estate
Hìeh/VÊry Higb Density

Neighborhaod Commercial
Mixed-Use

Nst Rsvenues

Based on the estimated gtoss reveûue and devnlopment côsts, thõ subjact should generate
net revenues of about $3ü?,tt 2,00û, This is the net amor¡nt the property is estirueted to
getremte if it was fully entitled and l¿nd improvements were complete as of date of value.

Timing

For a potential buyer cf the subject properLy, the timing of obtaining entitlements and
starting development is criticai. Subject propørly, as eælier discussed, is a príme parcel of
real estate, that if it could be developed sirnìlar to adjacent commuuities would command
a very high value. Howevern this analysis assumes that a purchâser, in analyzing the
subject, would not attempf to process a zotre change or General Flan Amsnftne'lrt that
would maniffiiuð the unit yield and development opportunity. Even though such ffi efftrt
would likely have a dramatïc ímpnct on value the prudent buyer would most likely only
consider the cunent zaning and üene¡al Plan designations for the property,

Because ofthe subject's size andpotsntiáI irnpacts development might crtatÊ, the subject
would require processing all af the CEQA documents th*t any large development would
need to prúcess. This process normally would take eighteen montlrs to two ysars to pmæss
documents and obtain an Approved Tentative Tract Map. However, in the analy*is
conducted here a renge af between four and five year* las been used tÐ rcflçct the
discounted value of the property.

Ðiscount Rflte

Because tfre zubjeøt property is not in a developed enndition as of dÊte of value the net
revenue needs to be discounted for the time requirod to put the property in a developed
condítion. [n estimatiüg ân appropriale discornt rate for the subjecf several land
developers wcre inüerviewed as wcll as equity investors and land brokers" Representatives
from t-wo major land uvüers/developers rvere interviewed lo gef an indication of a range
on Intemal Rates of Return/Discount Rates tbat they usç ln the analysis of their land
development projects. Generally both companîes indicatsd thãt thefu discount rates tendto
be in the *high teens to low ZûYa range." These hcwever are fer their entitled projects and
they opined that for unentitled land they would be within Ê ränge of 259o to 3001o.

Subjest property's ialue has been estimated based on this Development Analysis using o
range of discount rates betwe en23û/q and SAVI ffi timing to receive revenues befween four
and fiveyears, This shows ârûngê of value indications as sumffiarized oo the ehartbelow.

Lärry W. Heglar & Associates
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NetRevenue
$3û7,812$oo
$307,&1?,000
$3t7,812,000

Ðeeemb* Vr 2016
Page 3ó

DiscÕunt
Rate
25Y"

27.5ù/a

3t%

4 years

{Roundedì
$120,710,000
sl1t,34û$00
$10?,fi50,0t{t

5 years
(Ecr¡¡4ed)

$94750,0ßt
$85,54Û,0û0
$77J?0,û00

The present value indications show a wide rå.uge between $?7"37ü,000 and Sl2û,?1û,000.
This range, akhough wide, tmrds tr support the value indiction as presented in the Direct
Comparison .,4pproaclr"

V*luafion

Basnd upon the analysis and study made, the Land Development Analysis indicates a value
forthe subject prcperlry of $1Ð0"t00,0tû.

I^srry W. Heglar & Àssnciatos
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ÊEC ONCT LL4YTTN .4NÐ TîA LU E C T NTLÛSJú¡T^ç

The subject property is lscated partly within thç city of üiamond Bar and partly within
the city of Chiso Hills. This is a ptimary location in the Los,{,ngeles Basin with very
good access to the Sorfhem California fireway $ystÊm and major emplcyment csrtçrs.
It is zunounded by good quality middle class and upper middle class rssidentiâl
neighborhoods. PÊmranent open späte is on the ssutherly bourdsry of the property.
Retail centÊrs, schools and recreatiorml facílíties a¡s lCIcatcd close by with the Chino Hiüs
State Pârt just to the southeast"

Both Diamond Bar in Los Angeies C.nunty and Chino ÏIills in S¿n Bernardino County
are generally considèred built-up communities with good quality housing although Chino
Hills has areas, mainly on the eâstÊtly sidc of to'trvn, thaf ate still being developed. There

is a general lack of supply of new housing in lhe area eslxcially for large lots. It is
believed that a low intrnsity development offering equestrian/esta,te lots with rorple
room for ûpen sprwe and habifat areas represents the higbest and best use of the pmperty
with higher densþ residential and commçrcial services located adjacent to major access.

The housing market within the general area is sfåble and supply is becoming more limitsd
both in the ncw home market and re+aleÊ. Sales and prices have been increasing over
the past several years and there would be sfong demand for the subject location.

Several large, raw land sales involving laud for potential development were found for
dirert comparison to the subject site. This dara was used to mríve at a value estimate for
the subject lâsd in ite cuffent'oa$ is" caudition based on a price per åcre and price per

potsntiåt unit basis.

The Direct Compariron provided a value indìcation of $10û,ûtÛ,000. As a

secondary approach a Land Development.A,nalysis was also conducted. This approach

is t¡'picatly rnost applicable when land parcols are entitled, the number of units to be

developed is a knawn factor and costs to develop the land are known. This analysis
provided a range ofvalue that was also concluded at $1üü,000,000.

Based upon the investigation and analysis conducted, subjert to the lirniting conditìons

and assuurptions set forfh in this report, on the following page is ê swnmary ofthe value

estimatçs as ofNovember 7,2016:

$r0{¡,lloo,ooo

ONE HUNDRED MILLION NOLLÀRS

LarryW. Heglar & Associ¿tes
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LTMITING CTNÜTrcTNS

This report is mäde expressly subject to the fullowing conditions and stipulations.

I ) No responsibiliry is assumed by the appraisers far roatters that are legal in natur€.

?) No opínion of title is rendered and the Froperty is appraised as though free of all
cncumbraÉces Ðnd the titlc marketable.

3, The appraisal Êovers the property described only.

4) No snrvey of the bo¿indaries ¡f the properry hås been made. All areas and dimedsions
fürnished the appraiser is â.ssumed tc be correct.

5) Sources cf information are believed to be corrcct and, where feasible, have bÊên

verifrcd.

6i That the Inrm'rtnsrhet value" as used in this rqpûrt is defined and qualifie.d as being:

"the most probabte púce which a property shodd hring in a compefitive and open

market under all cûnditions requisite to a fair sale, the buyer and seller eath aøing
prudently and kncwledgeably, and assumíng the príce is not affected by undue
stimulus. knplicit in this definition is the consummation sf a sale as of a stræcified

date and the passing oftitle from ssller to buyer undcr canditions whereby:

4. buyer and seller arctgpicaþ mctivatsd;

b. both pmties ¡re well informed or well advis¿d, and ncting in what thvy ænsider fteir best intsrcsts;

Ë. a reãssrüble time is allowed fct exposure in fhe open nnarke{

d, pûymerrt is m¿de in f+rnTs of cssh in U.S- dollars or in terms of financial årr¡rigements camparable

åereto; aud

e. the price represenls the nomal cansideration for the properry sold unaffècted by specìal cr creative

financing or sales concessions granted þ anyonÊ associtred rvith the sale,o'

?) Th¿t thc date of value to which the conclusions and opinions expressed in this report

apFll, is set forth in the letter of foansmittal. Further, that the dollar âmorxfi of any
value opinion herein rendered is ba¡ed upon the purchasing powÊr of the 'A.merican
dollar on that date.

S) That the appra:isers assume no rcqponsibility for Êüonomir or physical factors, ¡phich
may affect tlre opinions herein st¿ted oecurring at some date after the date nf value.

9) That the a¡praisers resçrye the right to make such adjustnrents ts the valuåtion herein
reported, âs mäy be required by considera1íon of additionsl dats ormore rcliable data

that may become avaílable.

That maps, plats, and exhibits inclnded hercin ars fsr illustration only as an aid in
visualizing matters discussed within the report. They should not bc ccnsidered as a
survÊy, or relied upon for any other pu{:osç> nor should they be removed åom,
reptodueed, or used apart fr{im this report.

10)

Larry 1i¡', Heglar & Assacirtes
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11) By reasnn of this âpp¡aisat, the appraisers ar* not required to give testimony or to be" 
inattendanca in court or at any gûvemmeßtäl or other hearing with referenee to the

property without prior arrangenrelrts having been made relative to sush additional

employment.

12) In this Ëngrgement, Lan"l'W. Heglar, MAI has used his best efforts to perform tha

appraisal id a professional rnannsr to the St¿ndards of the Appra.isal ltrstiûIte

h,iw*oero no warranlics, âssurärces or guarantees of any kind are expressed cr

irnptied and the appraiseds) accepts no liability in frrmíshíng this report'

13) Disclcsure of the contents of this appraisal rcport is govemed by the By-Laws and

Regulations of the Àppraisal Institute.

Neither all nor any p¿rt of the coffÊ.nts of rtris rqport (especially any conclusisns a$

tû value, the ideatity of the appraisero or eny reference to the Appraìsal f¡tstitute, or

to rhe MAI or nfuf aesignation) shall be disseminaæd to the public tluough

advertising mediA public relations media, sales media or any other public rneans of
communication witnout the prïor written consent and approval of the authars-

14) This appraìsal report is prepared for ihe sole and exclusive use sf the client identified- 
herei1ior the stated intended use. Na third partîes are authorlzed to rely upon this

report wiîhaut the expless prior wrítten corxent of l¿rry rI/. Heglar, MAI'

f,årry W. Heglar & AssociatËs
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CERTIFICATION

Larry W. Heglar, MAI certifies that, to the best of his knowledge and belief,

the appraisal assignment was not based on a requested minimum valuation, a specific valuation, or
the approval ofa loan;

the statements of fact contained in this report are frue and correcq

the reported anatyses, opinions, and conclusions are limited only by the reported assumptions and
limiting conditions and are our personal, impartial, and unbiased professional analyses, opinions,
and conclusions;

I have no present or prospective interest in the properfy that is the subject ofthis report and no
personal interest with respect to the parties involved;

I have no bias with respect to the prope(y that is the subject ofthis report or to the parties involved
with this assignment;

lv{y engagement in this assignment was not contingent upon developing or reporting predetermined
results;

My compensation for completing this assignment is not contingent upon the development or
reporting of a predetermined value or direction in value that favors the cause of the olient, the
amount of the value opinion, the attainment of a stipulated result, orthe occr¡rrenc€ of a subsequent
event directly related to the intended use ofthis appraisal;

the reported anaþses, opinions, and conclusions were developed, and this report has been prepared,
in conformity with the requirements of the Code of Professional Ethies and Standa¡ds of
Professional Appraisal Practice of the Appraisal lnstitute, which include the Uniform Standa¡ds of
Professional Appraisal Practice;

ihe use of this report is subject to the requirements of the Appraisal Institute relating to review by
its duly authorized representatives;

I have made a personal inspection ofthe properly that is the subjecl of this report;

no one provided significant real properly appraisal assistance to the person(s) sigrring this
certification; and

in accordance with the USPAP Competency Provision, we certi$ that we have the knowledge and
experience to complete this assignment and have appraised this property type before.

Respectful ly submitted,

\ry
A

Larry W. Fleglar & Associates
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Sabiect Phatographs



Subject Photographs

Looking north over Diamond Ranch High School from highest knoll

Looking north at knoll ofprevious image



Subject Photographs

Looking southerþ from northeastern portion of property with Chino Hills Parkway at left

Looking to the southeast at Chino Hills Parkway from northeastern portion of subject



Subject Photographs

Lookingnorth along Tonner Canyon Road at grâzing cattle from center of subject

Looking west at Diamond Bar from central portion of the subject property



Subject Photographs

Looking southerly at tunnel running under Grand Avenue

Looking norttr along Tonner Canyon Road with homes in Diamond Bar at left



Looking ìvest over Arnold Reservoir at the

Subject PhotograPhs

central portion of site just south of Grand Avenue

Closer view of Arnold Reservoir looking west



Subject PhotograPhs

Only residential structure on property looking to the southwest

Old farm/ranch structure on the property looking south



Subject Photographs

Looking northerly along Tonner Canyon Road from the southerly portion of propertY

Foundation of destroyed home on knoll in south-central portion ofsubject property



Subject Photographs

Looking west at some of the estate homes in Diarirond Bar from southern portion ofsubject

View of southerly boundary of subject properfy from Tonner Canyon Road



EXITIBIT Ë

SabJeú, Zoníng nnd Generul PItn MaPs



ço\¡Ê

f\)l\:
ßP
8P
b

i0
ms
H
E}

t)Ë
rL 

--.v T
-E
ÊsE
?Éi+Êoãô

ffiæÚ;t

aÍ0ñ

I*o
üs
äç,
È# i

Þ

Þ

I
3
ß

F

iù

ls
üs
sq
tÞ ï¡
ùsè

6q¡o7zo

II
$u
Rx

EËÞÞ

!t
x
s
Ê

8EJA

*
õtf
Þ

ã{
rr¡

ûJci
N¡A-ñ

f¡r
z.o-gx*

L

z,o

I
I
I
I
ti

.+f
I

I
I

I
I
I
t

M 144-t2-1S

SAN BERNARÞINO üÐ
;

f¡fa
-..1
(:)
Èt or

)

\\
\

sdË
Frþ
ãËs

=üg

Ef;Ë
Eüe

Eqfi

ãËã

gr*
gEf,

trl
E,

À
tr>
rI1r,

cqh

s

üt
€
J5

ci¡ñt,

{-

(JJ

#
clååËeä

fs

@

È5C
FF¡¡

q

s



8701

H
,qi i 3

PG
?2

lllÁpFt{q A¡{D 613
â*,rcH1

3C,ÀLg. ll * ãÂry

oo
o
&tl
È
a
Ë
ul
Ê¡

4
ûl

&m

SAN BERNARDINO CO

âLL2tdÉ*tEBÞÁnrEl.Ê

llt¡LEsS tYl{ER1¡JrtÊ HCtrElr

OFFICE OFÏlEAS9ÉgSOF
ÊûUhITY OfIOSAN€ËLES

tÔÊYRElir9¡00Ê

SEÂRûII ì{Os80411ô5ûSF{r0e-2?
f01?ôttgt2.?¡
æ1r0ßt46&tt

RB4SEI'
100216
$rqt

lRA
'19001

F. Á-
p8E-r1I

SllEFf

@
átålÊrAC
++-0!ër- g
{trd Foñæ*

ncß

*

Tt$

+ã

*
Ê

F
È
p
fr5
?
p
tr
5

PG
ts

ocï 0 ä ?!T2



IilS t¡Ìl l$ lôl fHt Puf,tost
è¡ r! 'lÄtünlu fü¡flfll ¡lltr

Pln. Rsncho Santo Ano Ûel thino, M.B. 1/fi' thlno 0ulsldt rooç-tÍ
Tqx
24t3 D-*æ9. aæ

f.t 5,, ß,8 r.
ì Í.z s., R.! tt,

1.¡ @¿ì\9F6
þ'

\9

Æ\E]/

Ð

Éì\y

/ã\9

r¡AR 0 t ?sìs

nr
r{t l¡

ll¡
u.r. r5{l¡

Þ

u.g
lt.¡

8. tlt/0-t1
S, llt/l-5, Amenúing

! {5/2J:J{, lnenii ng

,ä
r\9

P

F

P

ô
¡
I

J

!

:
¡

a

¡

Þ

t't
ê,
À

@

@

\

ï
T1\

'l{
\\r

'tfl
rä\ t

N

ÉÉ\
Ë\g

rrø Ë
\

f'

tb"
+\t$ r@

ns* /llt
\ìr,l\

Ar19

,t

JÀ[ llt0 Iroc

ll+. llt I 5. i, ll
l{0. l J9l5-[, ü

flo. l2ii?, fl,t r¡, É. ät[/r2-t$

ln. irocl l{o

lr. lrnrl tlo
Ìn. lrocl l{l

I t90û, t
1.19 r 5- 9,
I]st5-[,

I¡r/1i"tt
. t1l1Il-3J
. zJ5/r1-?1

Äs¡¿ssot't'lldÞ
Book 100û Pqé* 05
Sqn Bernurdlnö Counfy

t1tt1fií tc
ù?r'ltl{ ¡c
ûl/IlirlS 8l



å,çJ For. Rancl¡o S{irfo &w Ðsl Ghfi¡o

M.8, rr&,

Clty ol thirn Hlllç
Þr Foiê Aruû
åøp3'4

Ae¡egsor'a liw
SooI 

'OOO 
W æ

Ss¡ funødino $o¡rffy

ßoa-Q2

*"æþ.*

d
e
å

o"

ü

@
¡ts!

ff,
!s/

@

!

F

t
vflfa
s-?Í-66
*22'/ê?9t1tÌè ÈÁ
e â 73 .Gál
tlzit92 6

t
r$

û
J
.¡.:
>ç
19

L:

a

à
g
å*

B

*
rE
Ð
ä

@
d

*Hi 
-

k 44Í. l95l



t1
tt
et

'¡r t¡'tr
@
I to'l

dr

x lol't¡ld

st-t'tl1!Tr"fì

'1r t¡'ur

r R\tr

--\1\"q\

@

i

!1r

,r E'ü

'¡Y l{'¡t
\\'x\ú!

0¡'fl¡ ¡

b

ß¿l

1\

Ì tql

l,l fiiü¡

'3T t¿'¿d

I

'1f tt'{fl

@
ff 101 'Iû0Ð 'lil¿

¡v 06'¡9

@

,(¡unog o_ulprouleg uog
l0 alFd 0û01 ì008.. dol{ s¡iossa$sY

g6ù ç o ¡uH

@

$r-0tlûtl'[,il,sû]]t'0ü ¡re¡l .r0d

9t-!I/¡{¿'û'jt dr¡ !u lprrury
:I¡"$t/¡t¡'t'ft'rÌ9il'0lr¡ tr¡r['¡ûi

fl-llt¿¿'
Bû-tû/f¿¿,

0

ú

n'lt-l$9Il'o¡l l]ùrI'rùd
n'ft-tçsfl 'r$ lilrl -rôd

!$6t'l}nT

@

@

+

',rl

,t
ã,

ngt?¿' fÊ0r¿
00JY r{þt x0I
.åp!sfn0 *qulqg

@

I
'.1ô9'J

E

{ffi
t r ín0¡

'rltû rÍr¡Yrrt n!8û1Tå (T Jt
¡lt¿ilt¿ ¡¡t tôl Í dflt sþil' I g :000t ;,.. 7,1/l'fl'n 'ou!t{l lp0 ÐuV.Dlr¿0S 0qcuDU,'JFd



CTIYOF
POTiONA

cnyoF
IfiIDU6IRY

cllv oF
CHÚ¡O I{ILLS

OraDÉ6

fl m ragr.sr4-rñ'ì r ô¡lar
fJ*.L-tu,,*.-"._= "-; 

=l 

.i
L_iLc-be¡*p*ñ.¡tr!!:Æ,r 

f,ø artm¡E8l Ð.¡¡.fu &-!, Þrre c rÈ,! 'Æ¡

=*".,*;;;";*"iT'' 
re:'-"*

ñ",."*ãì"-i.-:,-îî"::"*' Iæ-.'w.o'

=täï=ï#,ïtÏ* 
* 

", =*_ Ð ;":äffi:=x
-.".;:;=,;;,:: j;;;; ir.+'en
I.".æooo*-,,o,0,.*, 

''::ã

lr,rç-x,.r¡=,,:¡.,, Þs'
ñ",.;.;J; - -"" !r*-*
EË'.- 

*' lr+*r-:+
Ë¡n."; jlla" c¡,.¡os-1,,

¡-Jse_,c_*

lll*ì*,**

Land Use Map

L-å-J'**
N

^

' ., (,,

City of Diamond Bar



LEGEIID

ffi ecnrcurrunE, RAñcH€s rriioÂsül
f-l nun¡L nestoËr{TùAL tgsg A€6)

fl-l'l low os¡srrv RËsrDErrlA!{3778AsÉ)

MEDIUI! DENSrV ßÊS¡OÊl{l¡Ât l3å1 AsBl
HIGH DENSIÍY RESIDEHÎ¡AL {315 Acræ)

VERY HlBll OEhlSlIy BESIDETì¡nAL ÍJ3^frEs¡
COr4HÊRCIAL{4õ,lAsrs¡ |

llD(ED USE (¡6^d¿s)

INSIITUTIO¡|AL/ PT BUC FåClLlTy (633åsrs)

COltlM€RClÂL RECft ËATION {8st Aæsl

PUAL¡C PARK f?81Äcr!6j

PRMATE OPEN SPACE (1343 AcrÊs¡

PUBUC OPE¡.| SPÂCE {3r!8eræ}
CHDrO HLIS STA'Í Ê PÄRK f¡¡66 As, æl

,,+,
s

0 0¿1 0f i

-ug

lM'¿æbd
RÉI,ISEÐ: 13SP,q{,2AÐOPTEÞ BY CITY çOUNCIL

2I FEBÊUAFY?016

CITY. OF CHINO HILLS
GENERAL PLA,N

LAND USE



CITY OF CHINO HILLS
ZONING MAP

ltotÊ.u:mtffi
mo?Enw

I
I;1

Legend

SP Spedlh Plan

PD Planned Developmenl

. R-A Agr{Grlhrrs-Randl

R-R Ru¡alResldential

R€ LwJ Density Resldenlia¡

: RM-1 Medlum Density Resldential

ffi n¡¡-Z Htgh DÊnsfty Res¡dential

J nm-O V€ry H¡gh Ðenslty Re-sldenttal

MU Mlxed Uso

e-F FrBe{raycommerc¡El

I ae Geneml commercíat

. C.N Nelghborhood Commercial

lF? c-o office commercial

tffi ep Businesspa*

I Ll Ughilndushtat
' 

. l-: lnstitulional - ptiÌ/ate

i :. 3W lnstitutional-public

il an commercíat Recrsation

; l*I pp pubtic par*

f os-r private op€n space

ffi os-e pubtic open spaca

N Smatl Lot0vortay

f chlnoH¡üsStarepa¡k

i Hementa¡y Scfiool

,T Junlor High Scirool

å H¡gtt s"+!*l

Ë c¡ry Govemment

H

-+"
s

0 0.25 0.5 Ir-Miles
1 inch = 2000 feot

REMSÊD: l4Zc04 ÄÞOPTÊD By Clly COUNCIL
24 FFERUÁRY2O15

I

!

.

:

t!ãr

1

ÞH

æil-

E&!

ErÐ
'.Þmt i

'*l



SJüIBIT C

Legølheserþtion
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LEGAL DESCRIFTION

, (Trnn llermffiüs)
ÅFN 8lûl{rlr-!?r,

i 8?0r.012-170 & t73

THE L.ANI) REFEfl.ED Tû HËREIN IS SITUILTEI) IN TIIE STATE OF CÅtlFûFtriln,
C0UNTY ÚF LOS AT¡TELOS,.AT*.ID IS NESCRÍBED ÅS FOLLOIT¡S:

A FORTITN OË SËCTION I ÁND .å.LL ÛF SECNON IE TCI\UNgHIF 2 SOUTH, R¡,NüE 9
WEST, SA}-I ÐERNARDINO MERiDIAN, IN THË COTJNTY ÛF LÛS A}TCELH$, STATE
OF CALIFTR}.fI,{" ACCORDING TO Tfæ OFFICIAL PL.åT gF SAIÐ LAND, ÐESCRIBED
A,S FOLLOT#S;

BËGINNING.å.T THE sûLm{l#Esr coRNER tF sEcTIûN 12: THE}üCË Ê,4,$T s0
CHAI¡{S TÛ ÏlIE SOUTHE,q.ST C.ORNER ûF SECTION 14 T}IENCE NûRTH 80 CHAI}ft
To rHE NORTHEå$T CûRNËR GF $AID sECfiüN t2; TIIEbÍCE ûN .4. ctuRgE oF
ABcvE ¡{ûnrl{ 610 2E' wEsr 90;s3 CH,{IN$ Ivlt*.E oR LEss, Tû A FoINr IN TIIE
wEsT LINE ÐF S,,{U} SECTITN i, nlgrnl.{r43.03 CH^É|IHS NORTH tF THE
StUTHltrEST CTRNER THEF.E4F; THEÏ''¡CE SOUTH.ALONG THE WEST LIHES OF
sAlD SECTION I AHD tl rt TqE pürhrT ûF 8ËütNNiNc.

EXCEFT THËR.ËFRüM THAT PqE.TTON THEREOF INCLUÐED WTTITIN THE LANÐ,
DESCRIËED TN THE DEEN TO THE STATE OF CÅLIFÛRNIA RÊCORÞEÞ ÛN JULY 5,
1968 ÅS II{STRT.IMENT NT. 399 TSI BTÛK D-44û5 PAüE 9ç] DF TFFICIAL RECÛRDS, I}*I
THE TFFICE OF THE CCITJHTY ñ.ECANOPE ÛF S.ÀÞ COTfi..ITY.

^A.IST EXCEPT THEREFROM T}X,{T PORTIOhI THERNOF, INCLUDED 1VITHIN THË
LAND, DESCRIBED II'i TÎ{E NENPS TT THE STATE OF dALTFCIRI{I.4., RECÛRDEÐ üN
NwËIUEËR 17,19"¡1.åS INSIRüMEF¡TS N0. 253 AI.{D ?54 IN BûOK D5?59 PÁûES 626
AHÐ 630 TF OFFICI.ú,L RECÛRD'$ IN SAIÜ CÛTTNTY RECORÐËR-

Â,ffiO EXCETT THERËFROM THAT FORTITI-{ THER-ÊOF, INCLUDEI} $¡ITHIN THE
L^AHT, DBSCRIBED IN TT{E DEEÞ TOTHE MËTRÛFOLITAN T¡ÂTER DTSTRJCT OF
STUTFIERN CALTFÛRNTA RECORDED ON MARCH 7,Ig75 AS INSTRUMENTS NO. 28I
.A,ND ?T? IN BOOK D65?9 PÀûES.I ÁT\ID I I OF TFFICIAT RECTRPS IN $.{TD COUNTY
RECTRDER.

ALSO E'XCËPT THÊN.ËFROM THAT FORTTON TI{ERECIF, INCLUÛED \ÍfITHIN THE
L.q,NÐ NE$CRIBED Ä.S PARTEL A-, IN THE GR^åNT ÐEÊÞ TT POMON,q. {]NIFIED
scHool- DIsrRIcr, REctRnEqAFRIL ?, 1993 Á.S ûOCUMEHT Nû, 93.6535??, ü-r rHE
üFFICE OF ITIE COUNTY RETORDER TF $AID CCIUNTY, MORË PARTICTJLARLY
ÐESCRIBED Á.S FÛLLOIVS: :

þr

l t?*Xdt{ûfl t 3l0tllr t "doc

-62-
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-arurrrrLr I ¡trl-¡tla.t. r tll+ r.rLrr I Rt lTtJ I Afl Uf F¡UIAL l{hÇ(JHU.

PARCEL Á.: :

THAT PORTION TF THE SOTJ-I T,H¿LT OF SECTION 1 ÂÎ-ID THENORTH T{ÅLF OF
SECTTON 12, TTWNSHIP 2 SOT]-ÍT{. RÅNGE 9IilEST, $AN BERN,{AÐINO Þ¡ÍBR,IDI,{N,
IN THE CITV OF NIAM$NN BAR, CTT,JNTT ÛF tOs AhIËELES, STÅTE OF
cA^trFtRMA, ACCORDINû TÕ TifE OFriflÅL FLAT THEREOF, ÐESCHBED Åfl A
IIrHÛLE,4.S FtllCIrlt¡S:

BEGINNINü .{T TFIE MOST SO$:fi{ËRtY CTKNER üF PdtRCEt 3 OF PARCEL MAP
NO. t33S0 AS FER M,EF FILEÐ q¡ BOOK 144 ÂT PATES l? ANn 13 tF påRCDL MA.pS,
IN THE OFFICE OF THE COUNTtr REæRÐËR OF SAID COT,ÍNTY, Á RADIÅL LINË
TFTROUGH SAID PTINT BËARS NûRTH 65" 13' 44'\UE$T; TËIËNCEAIûNG TIIË
SOTJTHT{ESTERLY LINE OF SÁ.ID P.ARCEL 3 NüRTH 6I" 55' 24'' WEST 242.81FENT TO
THE Mü$T EA$TERLY CORNEB OF S^ArD IAND.A.S DESCRIBËÐ IN THE DEED Tû
THE STå,TE tF CÄLIFORM,A, BÇCORDED 0¡f NûVEIIÍBËR l?, 19?1, AS IN$TR{IMEMI
Hû. 254 tN BOOK D-5259 PAGE ilt30 OF ûFFICIAL RECORD{¡; THËNCE ALONG TI{E
SÕUTHIVE$TERLY BOTINDÂ,RTES ÛF SÄTD DEED TÕ THE STÂTE OT CATTFÛRHI,{
AS FûLLûWS: SOUTH 8t ?6' Z1"I[/EST 35?Jg FEET, NORTH 39o 50' 49'' WEST tfi4.8&
FEET; NORTH tfi" 58' 2ó" IryEST :136.31 FEETTû THË $OUTfm¡ESTgRtY LINE tF
FARCEL I Â.S SHû1ilH ON RECqRD tF SLTRVEY FrLEn rH BOÛK t3 FAGES 62 ^åNÞ 63
OF RECORI] OF SURITEYS, IN TT{E OFFTCË ÛF THË CTTjNTY RËCüRDËR ÕF ËÅID
CÐUHTY; THET{CEALüNG SÁ,Þ f"¡q,$T MENTTONEÞ SüUTHSfE$TERLY tII'lE
NOA.TH 6lo 55' 24" lPËST 244d^g2 FEËT; TFIENCE SOUTH ?;6" il4' 3ü" \ryEST 915.??
FEET Tt TT{E BEGINNTNG OF A.TANGEÎIIT CURVB CONCAVE T0 THE SÛUTIIE¡IST
HAVING A RÀDIUS oF l5ûû.ü0 lEEr; TI{Eï{CË STUTHV¡rESïERLY AtONt SAÍD
CURVE THRTUGH.å. CEßTTRÅL åNüIE OF 15" TO' ÛO'" Á}TÁ.RC ÞTSTANCE OF 392.70
FEET TO THE NEffT.INING OF.åICOb{PÛUND CURVE CTT{CAVE TT THE
}'IÛRTHEAST ÁNtr I{ÅVIHG A Rå.NruS OF 120.üü FEET. ^å RÅÞ[.AL LINE THRTUTH
S.a'IÞ FüIHT BEARS NORTH ?8o å5' 24' lilE$T; THENCE SCIUTHERLY ALûN0 8å,In
CURVE THRTUüH Å CENTRåL ¡qNCI,E OF ó0" OO' Oü*, A}T ARC DI$TÁNCË OF 125"66

FEET; TFIENCE TAlttENT TO S4ID LÂËTMENflONED CURYE, SûUTÎI48o 55' 34"
EA,ST I?0.?I FEET TO THÊ ÊEõTÌ{NTNT ÛF,å. TÅNüENT CURYE CONC,{VE TO fiM
NORTT{ËÅST Al'fn HAV['{G À R ÈDIUS OF 25tü.üt FEET; THEHCE SüUTHEÀSTERLY
ATONG SÅIÞ CURVE THRTT'GH A CENTRÁ-I å}'{GtE 16O T2' 34". A}I ARC DTSTÂNCE
ûF ?ÛO.OO FEËTTT ÎËIE BECITI{NINT OF.å. COMPOUT{D CT.IRVE CONCAVE TO TTIE
NORTÍT HAVING å. RANIUS TF 1ii25.ffi FEET, A. RADIA,L LINE THRTUTH $å,TD TÛINT
BÊARS SOUTH 25 02', ü2" IVÊSTi THËNCE E{STËRIY ALONG SÅrD CTMFOLJNÐ
cuRvE THROUüH Á. TBNTRAL'ÁÞÌüLE OF 73" 27'afi", ÅN ARC ÞtSTAÌ-rCg tF
1442-31FEËT; THENCE TANGENTT0 SAID ffiMPOUND CUR1¡E HüRTH 41" 34' 3ü"
EåST 125.00 FEET; THENCE SOL}ïTI 6l q 55' 24' ËAST ?t ${l FEEï Tû T}IE BEGINNINT
ûF A TltNüÉhlT CURYE CTNCA\iE TO THË NTRTH Hrq.Vft-¡t ¿. AÂDIUS tF 100.ûû
FEET; THENCE Eå.STERLY ÂL0ÏlG S.A.ID t¡rST MEhITIÛHEII CURYE THROUTH À
CENTRAL åNGLE ÕF 60s 00' ÉO'! nN ÅRC DTSTANCE tF L}L.Tt,FEËT T0 TI{E
BETIHNINfi TF A RËVERSE CURYE CTNçATE TO THE SÛTJTH HA\rINü A R"A,ÐruS
OF ?5.0û FEET; A RÀIIIAL LINE T,IIROUÛÍI SAIII FOINT BE{RS SOUTH 31" 55' 24'
EA8T; THEHCË EÁ$TERLY AtOl*ü S^å.ID REVERSË C{JRlrE THRTUüH A CET{TRAL
ANGLË OF 7fl1¡ 3Û' OO'ÁN -Ê.PC NTSTÂNCE OF IO?.7S FEET TO THE EEçTNNING OF À

f$

I 22i3-{XX¡nll3tû32ï t.dûc
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;þ|Jrrutr,rt n4ËMLr: I tüË uL¡l'Y tÊ NrJl âH Uf.þIUIAL HtsüOHU,
;

COMPoTJND CURvE CTNCAYE:To THE SOUTHIYEST HAVINO A. RåDIUS OF 35ü.SÛ

FËET" A. R.å.DIAL LTNE THRüUTH SåIÐ POIHT BEARS NOR${ 46" 34' 3f'EASÏ;
THE,NCE SOUTHE,A$I.EÊLY AT"TNG S.åJT CüIìÉPOT,ND TI'RVE TTIROUGH À
fENTRAL ,{Ì.[GLE OF ?2o J0' ûû'", ÅN ARC DISTAHCE tf' 137.44 FEËT; THENCE

TANTENT TO FAID LAST ÇOI\æI]UND CUR1¡E SÛUI"H zto 55' 24" EAST lû5'00 FEET

T0 THE EËüINNINç üF it TåNÛENT CUEVE CONCAYE TO TI{E NORTH.AHD
H.ÂVINü A RAnIUg tF 2ú,5.t0 punr; TIIENCE EASTER"IY Å.LÛNG SAID CURVE

THROUGH ¡{ CEHTR¿.L ÂNctE OF I 12o ûS' 0t'o Å},1 .dRC DISTÂNCE ûF 51t.tt FEET;

THENCE Ti{Ì.IüENT TO LAST ItfE}tTIOhlED CURYE NORTH 47o 64' 36" EAST t3?.Û2

FEET TT THE BEGTNhIINT OF Ä TAHCH{T TURVE CÛNCAïE Tü THE SûT.TTH A}{D

HAVÍNG A **ADIUS OF 200.00 FEET; THENCE EAÍITERLY ALONG s'ÅIÐ tASr
T\,IEHTIû}TED CUR\¡E THROUGtrT A CENTR.TL À}IüLE OF 67" 27' 44", AhI ARC
ÐISTANCË OF 235.49 FEET; THËNCE TåT-íßENT TO $AID LAST MHT{TIONED CIJRVH'
SOUT}I $5O 2?' 4T'' EAST 3L64 EEET Tû THE IVESTËRLY TINE OF CHINO HILLS
PARKWå.Y ([O'T.Oû FEET WIDT¡;¡5 HüÛTEÐ TN AFRJL 5, 1993, AND A$
E$TÅBLTSHED BY TIfÈ CtIÎff:f E$¡ÛINEER OF 8ÀI'{ aERNÁ,RDINO; TÍIEHCË
,FLIONü $ÅtÞ CHIN0 HIttS PÁSKWAY, ^ÀS FOLLQTtrS: NTRTH lÅ 12'30" EÅST 72.06

FEËT åNÐ NÕË.THERLY AIONÊ ,å. TAI'ÍGENT CURVÊ CüNCAVE NTRTHIüESTERJ"I¡
ÂÎ-tu HAVING Â R"åDruS OF l?5û,t0 FEËT TIIROUCH A CENTRÂL,ÀNtLË OF tÛ" fl6'
T4', ÁN ARC DTSTAI.¡CE TF 3.09 FEETTO THE POINT OF EEGTHNINT.
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Profession¡l Erperitnce

Åpptúal

Cownhfurg

.PÃOF'¿'.C,CIOAä{ L $UA LI FICÁTIONS
LÅRRY W. FEGT'Å'ß, IIûAI

Mr_ Heslar has experjence in the æpraìsal of va¡ious residential and income-producing properties i:rcludìng

ä*tn,;liläiÃ;ü;-q ;tüi.*i¿, in¿usrrial, otræ, ¡nedical buiklings, apartunent buildin#' plaftnÊd

ti"tr å"iJioprr"tÊ, sltûppiní ;;htl noÉir *A ¡roæts, restau$nùs, post office buildirgs, oorporaæ head"

;""tñ *å rutri*se pm¡ects. He has more than 4t yeøs of reel esure experíorce.

Mr. lleglar s expe¡isn€+ hæ inctuded acquishion¡ an{ dispositions of resìÍential zubdivision ProryrÞt-T1É-
ã;ñ;"d *ntil"nitie*, p"rU:oUoøvictisrræegiesplanniug; higþcst and bestuse studins, projecrfeasibifi[i

and markcting studies.

Frofes¡ioual EmoloYm+nt

Nav, 2tI2 ro heseñ-híncìpøIlâwner, Luryt W. Heglw & Åtsotløer, flarfrkgton $cûch, CÁ

Orange Counry based appraisal and consulting firm providing a haad scope of rml mÞtc services inoluding appraisals^ markef

studies and litigation strprpsrl Pmjeds includ* rnastsr plannäd eommunitiss, zubdivisions and largt invesnueot properties' L'o'

eåtions itrcluded pmpmties maìnly ln Soufhern Califomia.

IÉs, 2tQ1 to NLt,¡rber 2t ta-sqe cowflA'¡íÛ GrúøP, cot'Í¡ufrat$ Newpoa ñeaÊrr, cÅ

Dcvelops snaegyime*hodologt for disposition sf lafid assets ¡n Cstifumi&Nçvadaand Arizona Ássists in developing shÛhry

for ir¡stitutional Ínve.siq¡r in ñ acq¡dsliion orlrrd asscts during cconomic slorr-dor¡æ. Àssists ia managtnænt of l¡nd ass€ts for

Sage übmmuuity Ëroup and for fiaa¡rcial inrtitr¡tions on REO Âs$ets.

Feb \MI ta Oct 2tllö - Fulte ßantæ, VlcøPrc*tdeú of Lattd '4eqvirílíøn' 
Irulæ CA

ovçrsaq, rhe purchase r"d sfltË;i-ña for orargÁ coimtylsoutr'Riversióe county Divisioa as wcll as North Inland .0mpirc

Èi"irio,t trans¡ctionzt o<pericnCt thmughout Sou*¡ern Csli-tomia ln most major markets'

Reqponsibfifies included seeking devcto¡ment oppor¡¡¡nities, arralysis of potentiat aaquisitions, ægotiofioû of tcrms, coatdina'

tioíof heal docurnedLeiion and í¡¡tcm¿l laud purchas"e apprnvals.

Hired and traÍoed professionsi land personnel.

løn 1993 ø Feb 2NÍ - ftlnúpøl/Owner, La'7y V' Hqlør & Ássoclalæ, t@e Cl
õ,glrgr Cilt Uasø æp"¿i"al and consufting fi* prooidiog u broad scope o.lreal,¡ftate sarvices including qaraisals' r¡ârket

;t-diä; *d f-á-ibittty .i,inlyr*. p*i."e inst;dêd oiu"r"r ptõ*ø communitics,-military.bnscs, subdivisi¿ns, IarEe inveúrrcnt

p-,;åp.rt ãã¿ p"md¡o p*íf"ttiur,io.ut¡o* íncluded ffiøtícs mainly in southern califomisss wetl asNortharn califo¡'nia

ColoradÕ, Florids-

ûffice and associãtÊd with Instinfíçnal Houuìng Farfnerr, e CalPers advisor.

Ànrìl 1981 ta Isn 1993 - The lwítt¿ Co¡wgn!, VÎce'F¡æIúcnt Lsn¡I Sales, Naeporl Seøch CA

îäni;iú;Ëffi;ád;d;;ã".ãäitt1"'*aiysis, negoriations and documentaio¡ of æsidential zubdivision and institu-

tiorfu r-¿ *lut for TË'e Iäíne compan¡-NegotiåÉd more-that 80 transÐctions for ever $6ó0 $illion tut la¡rd rcr'r¡uc'

Oversaw Ëscrow proçegs and colleudun sfbuìldcrpayment ofprice and profit particípaîion'

Jøn IftES to,4prtt 1981 -.{pmísør, ,Iohn Û. Adattts &. ,4ssocìdes, !íøoport Beøch C'4

dÑilrt æs¡ãu*uot" speðifuizing ln iocome properties locsted in Southem California 
ì

J*n 1979 to ,Iaø I9&! - Mørira*er af ApptuìsøIs, The {mÍæ Conçtny, Nevpoø Beaù *t
Con.Onræ¿ tfre appraisal reqù-irerËotu *it¡ onFidc valuation tÐtt$dtanfs a¡¡d reoomnended strdegics {t uppÉr mantrgemeÛf'

Feb I9?8 to.Iün 1979 - rqíonol.4ppmìsø, llnltglcolìfornlt Mongqc conp.øny'Tusth cÁ
L[i-irr"nìppr"¡s*, ror ¡¡ã *oIffi-burki"g ;p"*tronË of uc¡irüst-Inremã¡e eilrk ín ûrange countv' Responriblc for el!

loan appraisals on inanme pmpertìes.

I*tv 1971 lo Feb 1978 - Real Ectste AnulÍst, ÇslúwÈIl Esrrlwf,Ias Angelø C'Å

üíd#ä-*ñ"¡"Á;;r-;ilt*Jor f"pilãiiø .rtatr;nàu¿¡ne rældeñri¡I, courmercial indusffi¡l and special use pmperties

*uinfi io Ca'liforniabut also ini¡arytsid, WasÏingfoqNew Jersey and lllinois'

Educ¡tion
tâü $rÊgo Üttle unrf€rsrft - Hacnglor or Ans m

.4,ppr*isal Inrtitlt* tou¡seg -
¡ Course IA 1¿¡¡g¿, - trincíples of Rtal tistafe Âppraising 1972

r Course IB {ÂIREA) ' Principles ofR+al Ê)stale Appraising' 1974

¡ Coursetr(AIREA)-Urban Real Esfac Appraisal, l9?5

. Cour* VI (.clREA} -TÞcbniques and Mathemdi*s cf Capitalizatio4 19??

r Course IV {AIREA} - Condemnation rlppmisal Practíce, 1978



I Siândå¡ds ofProfsssiontl Practice' 1990

r course 410 & 420" Stãndsldôof Profcscio¡¿l Practicê' {ÂpFraisnl tnstitute}, 1995

r conlin[itrg Education - The A¡praisal-Ine¡altÈ-ånd caiifomia ofüce af Roal Ëstate Appraisers pmvides ñuñrtrous

seminars and s¡grtshops Ìa s*isry cvatinuing educatiã* i"q****ntç The u¡ban La¡d insdtr¡tc and othcr reâl esf8tc

Lærr-irrtrit" .r-" pto';¡d;p*ffio;ìt"t ¡¿r.-Hçgtæ has arËnded for cortinuing edrnarior requitements'

Froft¡riontl .'{ffili¡tiots

U¡ban Land lrsit{¡t€" AssoeistË Mc¡nbe¡

Lambda Alphe lnbematicnal. Honorar¡ La¡d Economícs socicty" Sormer chapla President ard Intsrû*tioÛsl Ðoa¡d of ücverno¡ç

Officer

elÁ, OraæË CountY

Board of Direcmrq lrvine CarnPus Housìng Authority, I 999 tt 2008

Äppraisal Institrtc, MAI Designaiiou, (Member l{o. 66t?}

Ilotel ProPertier'

Land Apprai*els

Reprerentrtivc Apprair*l Àssigrments {tittrla post ten years}

lnco mc ProprrtY ÅPPr*irals

Indushiql-

r l?120 Main Sireel, Ga¡¿aua, 186,ü00 square fret in üree boildings cn 9.40 Acres- Leased to ür$c ftflãnts

r 13226.{IsdrdraB*ulevard, ce.nitos, 12s,000 squarc fee* on 5.42 acræs' Singlt tenant

¡ LAMBÉRT PALM BUSIì{ESS cEl'i]'E& I"âif¡brã, 188,64a square foo! multi4enanibusinæs park

, ¿fnpOiT IIISTRIBUnON CENTER f¿s VËgrå 69,592 squanv foo! mutti-tEnÊflt busineæ park

. 24ü f,pECTRUM BOTILEVARD, t,as vegûs,45,394 squarc foo(, nulti-teetant business pork

¡ COMMEECE CSNTER" Saota Fe springl, 81,1 l7 squre foot, multi-tenant h.rsiness park

¡ pUM¡CÈ.CARMENTTÀ r¡inusrni¿lÞÀn¡r, :c.$0* square foo! multi.lenant busitress pû¡'h

r CL.4ü8ET INDUSTRJAL PARK 1û3,546 squarc foot, mufti.tc¡rantbusiness prk
t 1350 Philadelphia strest Pomooå, 85,851 squae foot utrcling-facility on l l.76Acres

r 3 jól ffrii;"fpfria Stteet, Ctrino, Id 36û square fioot rn¡k_rne facïlify on 4.137Àcrcs

. l09OE.BchãntSficsLOnt4r¡o, l1s,S:,zsquarcfootdisrib[tiolfhcilityan 1123 Acrcs _,
c 1.773 Whittrer Ayenr¡e, basta Mesâ, jO,tOOiqua'e foof multi'tent¿nt business park on 1.137 Acres

r tilead Sriffrccc Sun ór+us, Faur bio-mcd/offrce buiklings tuttlllng l9r,l00 squtre fËËt on 12'?8 Âçres

Àp*rtmentr-

r TIIE P.âRK @ËrE IRvtNE sPECTRUh¡f, ?fz rmît aparrnent poject o1-l-3.1t áores

r S,{N CARL4IApARTMENIS, Irçine, 354 unit aparunørt pmJect on 21.398 ¡lcr€s

r SAIITA üL.{RA AFARTMI.INTS, I¡vtoe, 3?8 unit ryartmmt projeçÌ ûn 163ó8..4¡res

. füRnÀCE P0INT.APARTÃ'ÍENTS, lrvin¡, 342 unit aparment projett oû 15^028 Acrts

Rstril Centcrs'

r ,ÀLTON SQUARE SHGPPING CENTE& Irvine, 35,451 square fool Shopping centtr on 1 I 'JJ9 acres aûd achored by

RalPb's Markct illd CYfì Drug Stote

Officr Buildlngr-

ûNË, GTLDEN SHûRE, Long Êçsih, 3x000 square foot ofüæ buílding on 2.42 Acrçs

Portfolio of six hçtet prôpcflÍes wittr fcllowing locations: Seal l3ti'h (t l5 ruom1),€orona{1?l rooms)' ß¡dlands (107

¡fr*-i; M;r*" V.rr|y ilZiiã*o"'), Cni¡ofr¡t¡s {ll4 ¡noms) & Diamond Ba¡ (125 n¡oms)

t

I

r HIGHLÁND HILLS, SAN BERNARII|No, 543 acres efltitled for 1,516 rçsidef¡tial uaitJlqts-

. vÀIL LÄKr: RANCHO CÂLIFORNI,E- Lt,c, 49? acresaf vacan[ unendtled land' Purpose forbank¡¡plry proceedlags'

r pAllK FLÀCE, SANTA. CLARITÂ, LOS ÀNGELÉS Çt., 5ã.2 acrcs of raw læd wiih.{pproved Tenlative Tract Map for

492 rssidffûíal lot$.

r Jp RÅNCld CÁLIMESA" RTVERSIDË CO.,3S æree d¡dicated for open spucelwildlifc oonidor

¡ NAKå.SE NURSERY, LAKB FORtstT^ oRAN{ìts CO,, 1?0 uncotitled lan4 Gcmral Flan lbr busincss par{< usc'

ICHIItoHILL8'cHINo,sÅHftERNAfi.DlNoct''40Ûarresofopenspace'

r LrHTVERsIlty PARK, p¡\LM DEstiRlì RlyERSlllE cÐ., 1ó5 Acres partiolly ímprovcd land with Approved Teutativc

Tract MaP for 169 lols.

r ,AD.ÀIv!ScÂHyoNRÀNtt{.S.ANTAPÂUL,A,YEñTUR"A cu.,4,7t4asrsspfvâcs$tlafldadiatsnrtothecityofsantå
Paul¡.



' tros VIFI,¡]0S, TIIOUSA}.¡Ð ÜAKg VENTURA Ç{),, 1'ûÛ0 acres ofvapant' ravç land,

r CHIN0 PRESERVq cI{INo, ÇA-southerty portion cf masterplanned conrnunly consisting of appro:dm8lely 614 acres

ffd ço¡ifteÉe¡lts fcr d56ó resideJitial unirs æd *rtrmffcial dçvålcpnent Pu¡pose was for $tatt planning'

¡ MFIsAVERDHESTATIS spEcIFIc I'I,{N, CÂLIÀ4SSA" cÂ-À'iasrerplanncd community with 1,492 acraqar¡d sntitle-

ments fot 3 ,450 units plus commereial rlevelopmørl Purposc was fcr bantruptcy proccedings' 
- - -

r stNSET RlDoE, wlLFoMÅR CÂ-Måsûer;¡a¡¡nà community consisring of approximarely 79? ates and proposed fsr

sboutl,lS0rcsideritiål ün!ß-Pu4rosewasforbuy-outofpartner' . r ---,.ii-.-^- --*.,- àr,
¡S}îE.dTRILOGÍRIvERslDÈ:ct.,C*Àpproximateryesqaclesofvacartlandsurrrrundùganaclivcadultcomrgunify

and golf comse adjacent b Corona in unincorporated niíerside county' Þurpçse was for dçdicstion of Ûpen Spa+e Cott-

,"ruãtion land ond dedic*isn of 'rvetlærds conservstisn EaEEñlrrt

r 0NTARIO rgsTrvA,r" olrr,{Rlo, cÀ-Proposed mixed-use developmant.onopproximdeiy 24 acrcs consi¡ting of 3l I

residcnlisl units 
^¿ 

Z.i acto of 
"**o"olul -tittemetrts. Purposc xas for bankrupfoy pro*eeding'e

¡ TALE6À Y¡,tLF:Y, S,4I{ C[.ÊMSNT$ ÇÄ'orange co¡nty' coastal n¡åstff pla¡nÞd cornmunþ cotrsisting of 3',4?9

açres s$d ÍrorÊ thsn 4.00t residsrúial lots r¡¡itb cnr¡ire¡eiôI, äpporr instituticnat arrd re{reatisriÊl uBês'

r MC^A.S TUSTIN, C,t-Formc¡ Tusria Marine corpr sås6 *Ltsr-pr*trcd for a.l,2t8 acrecurmunityto bø inrproved with

mo¡e th¡u f ,:OO resi¿cnflai onitytots *ni* indusrial. comne.rciá support instlt[tional asd rnccatinnal uses'

r D,{NÂ FOINT I{E/ìDLANDS, DANå. por¡¡'r, c¿-gow ¡æd with þrential for approxinraæly ?t0 *cean oriørfed tsi-

dential totr plus hotsl ând commereial site'

r FORSTER RANCll, SAN SLËMENIT; CA-Mastrr planned community whh about 534 acrcs and I,037 residential 1ot5

plurrecrcaticnal usea
. F0RTA BItLL,q,, S,4,UGUSNEIVHALL, cÄ-sprcific pian for approximaæly âCot loùs along rrith rc(ail aornme¡cial &

ir&grial land uses on 99ó ac¡es-

r EEL MÁRI!¡ KEYS v, MARIN coIII\iTY, c,{-spcific plan for approximately 8{Ð rcsidmtial lae on morc than l,ð00

asr,es with affess to San Francisco Bey.

r Ë1, DOR 4DO IIJLLS, EL IIORADO COuNTY, ÇAÆpecific plan for approximat*ly 2'700 lotgunils on 2'245 acfst in-

cludirg about ?00 acres of commerciaUindustrial uses'

r gÁÞDLEBA.CK MEÁDOWS, ORANGE COLNI'Y, CÂ-Planned for approxima:ely ?û5 lot* oa 22? alts'
r tERR-Al.io HEIGHT5, OneÑes coUNTY, tA-Spoeifiu plrr for 1,2iû lor{units {tr 533 ¿c*os inoluding recrearional

uses,

e MISSIüN oÄKS RÄNCI{, ËUgLrôN AREÀ sAf\iIÁ BAREARA COLNTY' CA-Âppnoximatcly 3'900 aøes of raw

grgzing land plannpd for'la¡rchefl deveþmeilt'
r PARÀDISE }IIÍ,I, SÄ¡¡ BERN.A&DINÙ; CÄ'Specífic ptan for 5M lats ou approxirnetely 402 arres'

* Two si:rgle family subdivisions in theVillage ofNorthwood" Irvine'

¡ Ston€cr$t yütage. $an Díego. Singte fiunily residsntiat sub;ivision with 88 tots rrith avcrage size of 4,50û squarç fe€(

r Õrangeorest Hills, Riversidã Singlã raû¡ity rcsidenti¡l subdivision with 132 lots srífft minimum iol sive of ?,200 square

fect.
I LagËûû BËactr/Crystal Cove SîstE pôrk, Total af nppmximatety 4Û acrcs for possiblc txchange of la¡rd bet,ree'lr Sta¡e of

Cal¡fsråia sehsol dìsfilct snd private land owner'

r pcnlnsulapointq Ranchopatos Verdes. Rcsidcntial subdivisiún wittr 37 lots ranging Ëom 12,0û0 ta 25,000 9Quæc ftor

. single ftmily subrlivision in Tuslin Ranch" 162 lots with 6,390 square foot mlnimum lots sizcs'

. sinlte family subdivision in Aliso Viejo. I54 lor+ with 5,100 quare foot minimum lot sizc'

. rh{¡on Vist¡, Oceansirte. Approximateþ 55 atrss flpprovert frr 93lot single family subdivision'

r sa¡¡h Rosa colony lL venura co, AppÎoximately so *r** of raw land. Putcntial for development with tow density zubdi-

vision' 
foot minimum size'r Rancho san clemer*- E4 lol single lanrily subdivision rvift IoTs 5,000 tquare :

¡ Brwtwood project in Rancho Cucomonga Propose{ 90 IoT residcntial subdíuiti* *ith 9,000 sçare foot minimum lot

sit*.,
r Willû\,eb¡ook project ìr Mountain Gste Plåntred Ccmmünit¡ Corcna Lots in an cxisting subdivisron totaling 5l with a

minimum lot síze of ?,2ffi squart feol
r Hesher Ridge pro¡eciin ¡otorrrrtain cat" Planned commrnit¡ Corona Lots in an nxisting subdivision totaling 58 with ¿

minimum lot size of d750 square feet

. Long Canyon, Simi vãüey. Total of I,813 acres wilh sr¡tìtlsmsnt for 652 residertial units' atl single family detar'hed'

. Onc Faß place, Irvine. Rernainíng z6 aore sitc which is a portion of an existing apãrtneilt pnjcct

r Las Flores ?lanned Communiry, iouth ûrange County. Ftoposed 14? lot suhdivision with 2,464 sqoaru foot minimum lot

size,
r Las Flore¡ planned community, Soutb orange C'ourty. Pmposed 4t lot zuþdivision wiÌlt 6000 square ùot minimum lct

si¡c,
. 'l.wenty ßtils conidor for FootfúIllEusþrn Transportation corridar. Rig$t-Of-r*ay runs thrurrgh unincorpomtcd otnnge

counly rerirory *d dt;;;gh tìt; ùtes of Anaheim, õ"*gr *a n'iuel Tout larul re* of 468 a¡;¡es acguired for right-of-

way and approximately 28.800 acres *ppraised'



Reprce*ntative CliÊrh:

,{'ttorneïr:

Alleq Matkins, Lech 6ambts, Mattory & Natsis, Ll'P
Friedman, Sûoffs & GetÉrrd' P.C.

Jackso4 Ðe Marcc, Peckinpaugb& Titus

Palmîeri, Tyler, lViorer, Wilhelm & Waldrcn

Paut, Hastings, Jnno&þ& ìfalher
Songslad e Ra¡tdell' LLP
TV-irthmp Couthot Pr¡fecsional Corporation

Paul Minerích Frufessíonal Corporatiol

Finrrclal lasúitntiory, Re*t Estrtc Mmrglnent & Dcvtlopmtnf Coup*nir*;

Bank of åmeriea
F¡rsf IntcrslstÞ lv[ortgege
Ho¡sing C*pital ComPanY
lñrclls Fargo Bank
Frud€ûtial Insuaace ÇomPmY
ï¡f stçap üorportat¡o{t
Lewis flperating ConPanY
BE.TEK
The ShopoffGroup
FresleyHomes
Iolm Laing Homes

Rìchmocd Amcricü HomË$

Pulte Homes
Stenrlard Pacifiq lIoÉes
Te¡'lor \Mood:aw ttromm
The lrvine CcmpanY
rrYitlia¡¿ Lyon llomes
lViltiaÌn Lyott,{ssei hdenagelÄent

Ëovernmr¡l¡l Agmeiodl nrtitutionr:

City of lrvÌne
City of Tustin
Cfu oftcs Angcles
Fcdcr¡l Dcposit Insu¡ance Corftoratisn
County of Oraoge
Iryine Rsnçh Vater Disri¡t
lrvinc Unified School Disrict
Metropolhon Waær Distictof Southsrn Cslifomie
Uaited Süfet DcPrnnent of NavY

University of California' Irr'ine



Ë,qFrRrßHCE

Active in real estre appraisal since 1972. Formerþ employed by Landauer,4.ssociates and Ûoode and

üoode Resl Esai; Àidraisers md Counselors. seíf ernployed as a real eslate appraiser sinc6 1981

AF'F'ILTATIONS

Mcmbor ofthe Appraisal Instituæ" MAINo' 6583

Cerriñed General Real Estste Appraiser by the Statc of C¿lifornin - Certificate No' ÀG003806

EpucaTroI{

P NQF ES SrO NÁL gAÅLr FEAT Í $trs
MICfiÁEL W. F,J^¡nfjttt* *t¿t

21û71 fenner
Lø*e Foresl, Ca. 9263 û'7078

(e49) á8e-3438

California State University lnng Beach' 196?

Bachelor sf Arh in Bu*ine;s Adminishation

Àppraisal ln$tih¡lÞ
All ssurÊes frr the MAI designation snd numerous othsr real estafe courses and semin¿rs

couRÎqxfERls$cE

Quatifie.d as an expert witness in the state sf Nevada ar¡d Fedefål Bankrupæy Court

TYPES OF PRÍ}PERTY

CommercÍ¡¡: Shopping Centers, Ûffice Buildings, Hotels, Restaurants, Commerci¿l Êuildings eto'

Indnst¡isl: lVarchouse,Ê, Manufasturing Facilities, Research and DevelopmentEnildings, Mnlti-Tenant

Buildings, lndushiål Fart¡s

Resideutish Residential Subdivisions, Aparünent Buildiugs, Condominium hojwn, Mobilc Homç

Parks, LuxurySingle FamilY Homcs

Other; Vacant Land, Automobíle ÞealsrshïFs, Partial Inierests, Feasibilþ $h:dies, Special Purpose

Fmpertios




