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June 10, 2016

Ms. Andrea Vona, Executive Director Job No. 16-075
Palos Verdes Peninsula Land Conservancy

916 Silver Spur Road #207

Rolling Hills Estates, California 90274

Re: Vacant Land: 280+ feet northwest of the junction of Bronco and Martingale Drives,
Rancho Palos Verdes, California 90275
APN 7568-006-008, Tricia L. Bouma, etc., et al., Ownership

Dear Ms. Vona:

In accordance with our contract, we have made an investigation and analysis of the above-referenced property
for the purpose of expressing an opinion of the Market Value of the subject property as of May 17, 2016. The
intended use of the report is as the basis of negotiations with the property owners for potential acquisition by
the Palos Verdes Peninsula Land Conservancy. A legal description is provided in the Addenda to this report.

This is an Appraisal Report which is intended to comply with the reporting requirements set forth under
Standard Rule 2-2(a) of the Uniform Standards of Professional Appraisal Practice (USPAP). This report
presents only summary discussions of the data, reasoning, and analyses that were used in the appraisal process
to develop our opinion of value; supporting documentation is retained in our files. The depth of discussion
contained in this Appraisal Report is specific to the needs of the client.

This Appraisal Report has been prepared for the sole and exclusive use of personnel with the Palos Verdes
Peninsula Land Conservancy, the client and intended user, and is not intended for any other user. We request
that our written authorization be obtained before releasing this report to any other party. Any third party who
relies on this appraisal does so at their own risk. The user of this Appraisal Report is directed to review the
General Assumptions and Limiting Conditions and Extraordinary Assumptions before making a
decision on the subject property. The market value opinion is strictly contingent upon the General
Assumptions and Limiting Conditions and Extraordinary Assumptions.

The attached summary and exhibits provide the basic details of the property and our analysis. Additional data
has been retained in our files. This Appraisal Report is not based on a requested minimum or specified

valuation.

The market value of the fee simple interest in the subject property, as of May 17, 2016, is:

THREE HUNDRED THIRTY THOUSAND DOLLARS

.................................................................................................. $330,000.




Ms. Andrea Vona, Executive Director
June 10, 2016
Page Two

This letter of transmittal, including the General Assumptions and Limiting Conditions, Extraordinary
Assumptions, and Certifications on the accompanying pages, must remain attached to this Appraisal Report,
which contains 31 pages plus related exhibits, in order for the value opinions set forth to be considered valid.
We hereby certify that we have no interest, present or prospective, in the property appraised and that our opinion
is in no way contingent upon the basis of our employment.

Respectfully submitted,

RIGGS & RIGGS, INC.

Mark D. Brusca, SR/'WA Joyce L. Riggs, MAI, SR/WA
SCREA AG 036814 SCREA AG 005451
Expires March 29, 2017 Expires April 7, 2017
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EXECUTIVE SUMMARY

The subject property is located 280+ feet northwest of the junction of Bronco and Martingale Drives in the City
of Rancho Palos Verdes, County of Los Angeles and State of California. The U.S. Postal Zip Code is 90275.

The subject property comprises 14.63 acres, or 637,283 square feet, of raw, vacant land. It is irregular in shape,
and is essentially a canyon consisting of moderately-to-steeply sloping topography on the east and west, with
an intermittent “blue line” stream in the middle. According to the Los Angeles County Assessor’s plat map,
the subject includes a Flood Hazard Area totaling 13.01 acres and a Restricted Use Area totaling 0.51 acres,
leaving a net area of 48,352 square feet, or 1.11 acres. The site does not front along a public street, although it
is assumed to have legal access from Bronco Drive based upon the vesting deed provided by Chicago Title
Company, and visibility and accessibility are considered fair for the purposes of analysis. Please refer to
Extraordinary Assumption No. 23. Although there are no utilities immediately available to the site, utilities
are generally available at Bronco and Martingale Drives. There is no sewer system in the vicinity of the subject.

The subject is zoned OH, Open Space Hazard, with a corresponding General Plan land use designation of
Natural Environment Hazard Area. The site utility of the subject is considered poor overall, due to the
topography, Flood Hazard and Restricted Use Area encumbrances, and zoning and General Plan land use
designations, which effectively limit it to open space use. This will be transmitted in greater detail in the
sections to follow. Please refer to Extraordinary Assumption Nos. 22 and 24.



SUMMARY OF SALIENT DATA

MARKET VALUE OPINIONS:

MARKET VALUE OF THE SUBJECT PROPERTY ...ccooviiiiiiiiiiieneeneeneeecetceeeeeeeeen $330,000
VALUE INDICATION BY COST APPROACH.........cccccooiiiiinieiiieeeeeeecneeee e N/A
VALUE INDICATION BY INCOME CAPITALIZATION APPROACH ......c..ccocvvvivviieneenn N/A
VALUE INDICATION BY SALES COMPARISON APPROACH........cccceviiriiriinncne $330,000

SUBJECT DATA
GROSS LAND AREA ......cooiiiiiiiieeiineeeceeee e 637,283 SQUARE FEET, OR 14.63 ACRES
NET LAND AREA ..o 48,352 SQUARE FEET, OR 1.11 ACRES
PRESENT USE OF THE LAND .....ccceeciiiiiieiinieeneneceere e VACANT (RAW) LAND
ZONING.....oiiiiiiiiiteteee et CITY OF RANCHO PALOS VERDES, OH
(OPEN SPACE HAZARD)
GENERAL PLAN ....ccoiiiiiiiicicceecce e CITY OF RANCHO PALOS VERDES,
NATURAL ENVIRONMENT HAZARD AREA
HIGHEST AND BEST USE AS-VACANT .......ccccoiiiiiiiiiiiies MAINTAIN AS OPEN SPACE
OWNER OF RECORD ....c..ooiiiiiiiniiiiiiicecececececeeeeeeeee TRICIA L. BOUMA, ETC., ET AL.
DATE OF REPORT ..ottt sttt ettt sttt sttt sttt sttt st esnene s JUNE 10, 2016
DATE OF INSPECTION .....oiiiiiiiiiiiiettettetesite sttt ettt ettt et e sbe e b e saee e MAY 17,2016
DATE OF VALUE ..ottt ettt st st st sae e s MAY 17,2016
PURPOSE OF THE APPRAISAL ..ottt MARKET VALUE

i



GENERAL ASSUMPTIONS AND LIMITING CONDITIONS

This Appraisal Report has been made with the following general assumptions:

1.

10.

11.

12.

No responsibility is assumed for the legal description provided or for matters pertaining to legal or title
considerations. Title to the subject property is assumed to be good and marketable unless otherwise
stated.

The subject property is appraised free and clear of any or all liens or encumbrances unless otherwise
stated.

Responsible ownership and competent property management are assumed unless otherwise stated in this
report.

The information furnished by others is believed to be reliable, but no warranty is given for its accuracy.

All engineering studies are assumed to be correct. The plot plans and illustrative materials in this report
are included only to help the reader visualize the subject property.

It is assumed that there are no hidden or unapparent conditions of the subject property, subsoil, or
structures that render it more or less valuable. No responsibility is assumed for such conditions or for
obtaining the engineering studies that may be required to discover them.

It is assumed that the subject property is in full compliance with all applicable federal, state, and local
environmental regulations and laws unless the lack of compliance is stated, described, and considered in
the appraisal report.

It is assumed that the subject property conforms to all applicable zoning and use regulations and
restrictions unless a nonconformity has been identified, described and considered in the appraisal report.

It is assumed that all required licenses, certificates of occupancy, consents, and other legislative or
administrative authority from any local, state, or national government or private entity or organization
have been or can be obtained or renewed for any use on which the opinion of value contained in this
report is based.

Any sketch in this report may show approximate dimensions and is included to assist the reader in
visualizing the subject property. Maps and exhibits found in this report are provided for reader reference
purposes only. No guarantee as to accuracy is expressed or implied unless otherwise stated in this report.
No survey has been made for the purpose of this report.

It is assumed that the use of the land and improvements is confined within the boundaries or property
lines of the subject property described and that there is no encroachment or trespass unless noted in the
report.

Any allocations of the total opinion of value in this report between the land and the improvements applies

only under the stated program of utilization. The separate values allocated to the land and buildings must
not be used in conjunction with any other appraisal and are invalid if so used.
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13.

14.

15.

16.

17.

The comparable properties utilized in this report were inspected and photographed where possible.
Properties that could not be inspected, such as landlocked properties and properties in gated communities
or remote locations, were analyzed based upon aerial imagery and information obtained from various
sources. In some cases, historical imagery from CoStar/LoopNet, MLS, Google and/or Pictometry may
be utilized.

Possession of this report, or a copy thereof, does not carry with it the right of publication. It may not be
used for any purposes by any person other than the party to whom it is addressed without the written
consent of Riggs & Riggs, Inc., and in any event, only with properly written qualification and only in its
entirety.

Riggs & Riggs, Inc., by reason of this appraisal, is not required to give further consultation or testimony
or to be in attendance in court with reference to the subject property in question unless arrangements
have been previously made.

Neither all nor any part of the contents of the appraisal report shall be disseminated to the public or any
unauthorized third party through advertising, public relations, public meetings/hearings, news, sales, or
other media without the prior written consent and approval of Riggs & Riggs, Inc. Riggs & Riggs, Inc.,
assumes no liability for the unauthorized release of this report.

An inspection of the subject property was made by Joyce L. Riggs, MAI, SR/WA, and Mark D. Brusca,

SR/WA. Ms. Riggs and Mr. Brusca gathered all the information, reviewed the data, and prepared the
analysis in the appraisal report.

v



EXTRAORDINARY ASSUMPTIONS

An Extraordinary Assumption is defined in the 2016 - 2017 USPAP as: an assumption, directly related to a
specific assignment, as of the effective date of the assignment results, which, if found to be false, could alter
the appraiser’s opinions or conclusions. This Appraisal Report is strictly contingent upon the following
extraordinary assumptions and conditions affecting the subject properties. The client is urged to review these
extraordinary assumptions and conditions and to obtain experts in the field as needed.

18.

19.

20.

21.

22.

This is an Appraisal Report which is intended to comply with the reporting requirements set forth under
Standard Rule 2-2(a) of the Uniform Standards of Professional Appraisal Practice. This report presents
only summary discussions of the data, reasoning, and analyses that were used in the appraisal process to
develop our opinion of value; supporting documentation is retained in our file. The information
contained in this report is specific to the needs of the client and for the intended use as stated in this
report. Riggs & Riggs, Inc., is not responsible for unauthorized use of this report.

Although requested, Riggs & Riggs, Inc., was not provided with a soils or geological report for review.
The subject property is not located within an Alquist-Priolo Earthquake Fault Zone according to the
Special Studies Zones maps published by the California Department of Conservation, although it is
located within an area that is subject to earthquake-induced landslides. Nearly all areas in Southern
California are susceptible to intermittent earthquakes. For the purpose of this appraisal, it is assumed
that the soil and geological conditions are not unfavorable for open space land. No responsibility is
assumed for any such conditions or for any expertise or engineering knowledge required to discover any
defects in the property. The client should retain experts in the field and make their own assessment of
the physical condition of the property before making a decision on the subject property. Riggs & Riggs,
Inc., reserves the right to amend the opinion of value if additional information is provided
subsequent to the date of this report.

Riggs & Riggs, Inc., was provided with a Phase I Environmental Site Assessment report prepared by
GeoSystems, Inc., on April 27, 2016. According to that report, the subject property has been
undeveloped since before the 1920s, and it is unlikely that soil or groundwater contamination from an
off-site commercial or industrial facility has negatively impacted the site. Although water from nearby
septic systems and urban runoff drain to the site, the possibility of relatively low levels of hazardous
substances in the stream is considered minimal. The subject property was therefore appraised assuming
that it is clean based upon Phase I Environmental Site Assessment report. We have relied upon this
information, and we assume that it is accurate. Riggs & Riggs, Inc., reserves the right to alter the
opinion of value if provided with information to the contrary subsequent to the date of this report.

According to the City of Rancho Palos Verdes, the subject property is located within a potential habitat
area for coastal sage scrub, salvia and rhus. Any proposed land use would likely require a biotic resources
report. For the purpose of this appraisal, it is assumed that the subject property is not negatively impacted
by potential habitat issues. Riggs & Riggs, Inc., reserves the right to alter the opinion of value if
provided with information to the contrary subsequent to the date of this report.

Riggs & Riggs, Inc., was provided with a Preliminary Title Report, along with links to the underlying
documents for the noted encumbrances, some of which were partially or totally illegible. Flood Hazard
and Restricted Use areas noted in the Preliminary Title Report are depicted on the Los Angeles County
Assessor’s plat map and were considered in the site utility rating of the subject property. Although
requested, Riggs & Riggs, Inc., was not provided with an ALTA Survey or a map plotting the remaining
encumbrances, and therefore could not determine the specific impact of those encumbrances on the
subject property, if any. For purposes of analysis, it is assumed that the subject is not negatively
impacted. Legal access was undetermined in the Preliminary Title Report, as discussed in Extraordinary
Assumption No. 23. Note that the subject property is in tax default as of the date of this appraisal, and
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23.

24.

25.

26.

27.

any liens or debts would need to be paid off prior to acquiring the property. We make no legal opinion
nor express any warranty about the title, property rights, lines, encroachments, or easements
affecting the subject property. Further, this Appraisal Report has been prepared assuming the
property is free and clear of any liens or debt recorded against it. A copy of the provided
Preliminary Title Report is included in the Addenda section for further review. The user of this
report should review the Preliminary Title Report and all underlying documents and consider the
impact of any items that may have an effect on value. Riggs & Riggs, Inc., reserves the right to
alter the opinion of value if additional information subsequent to the date of this report.

Although the legal description contained on the vesting deed provided by Chicago Title Company
includes a road easement that appears to provide legal access to the subject property from Bronco Drive,
the legal description included in the Preliminary Title Report makes no reference to legal access.
Commercial Title Officer Fernando Alegre stated that the vesting deed was uninsured, and therefore may
be unreliable. Mr. Alegre was unable to determine whether the subject property has legal access as of
the date of this report, and he indicated that it may not be possible to definitively determine whether the
property has legal access due to the uninsured vesting deed. It is therefore assumed that the subject
property has legal access from Bronco Drive, and visibility and accessibility are considered fair for the
purposes of analysis. Riggs & Riggs, Inc., reserves the right to alter the opinion of value if provided
with information to the contrary subsequent to the date of this report.

The subject property is identified as Los Angeles County Assessor’s Parcel Number (“APN”) 7568-006-
008. According to the Los Angeles County Assessor’s plat map, the property contains a gross area of
14.63 acres, which includes a Flood Hazard Area totaling 13.01 acres and a Restricted Use Area totaling
0.51 acres, leaving a net site area of 1.11 acres. The Preliminary Title Report identifies the subject as a
portion of Lot 4 from Parcel Map No. 967, and also notes the Restricted Use and Flood Hazard Areas.
Although Parcel Map No. 967 references a document that gives the County of Los Angeles the right to
prohibit residential or residential accessory buildings within the Restricted Use Area, there is no
explanation for the Flood Hazard Area and no underlying document related to it. The subject property
has been appraised based upon the gross site area, consistent with the way that open space land generally
transfers in the subject market, and the Flood Hazard and Restricted Use Areas were considered in the
site utility rating of the property. Riggs & Riggs, Inc., reserves the right to alter the opinion of value
if provided with additional information regarding the Flood Hazard and Restricted Use Areas
subsequent to the date of this report.

This Appraisal Report has been prepared for the sole and exclusive use of personnel with the Palos
Verdes Peninsula Land Conservancy, and is not intended for any other user. We request that you seek
our written authorization before releasing the report to any other party. Any third party who relies on
this report does so at their own risk.

The liability of Riggs & Riggs, Inc., is limited to the fee paid for the appraisal services. Riggs & Riggs,
Inc., is not responsible for erroneous information provided by others.

Riggs & Riggs, Inc., is not a necessary party in any inquiry or judicial proceeding and will not be called
to testify in any litigation or other proceeding arising out of their duties in this matter. If Riggs & Riggs,
Inc., is compelled to incur court costs, attorney fees or other out-of-pocket expenses in connection with
court proceedings, such costs or expenses together with the appraiser's usual hourly per diem of $300.00
per hour for professional services for study preparation, testimony or travel will be paid by the party (or
parties) who acts to bring any suit requiring a judicial proceeding.
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CERTIFICATION OF THE APPRAISER

I certify that, to the best of my knowledge and belief:
The statements of fact contained in this report are true and correct.
The reported analyses, opinions, and conclusions are limited only by the reported assumptions and
limiting conditions and are my personal, impartial, and unbiased professional analyses, opinions, and

conclusions.

I have no present or prospective interest in the property that is the subject of this report and no personal
interest with respect to the parties involved.

I have performed no services, as an appraiser or in any other capacity, regarding the property that is the
subject of this report within the three-year period immediately preceding acceptance of this assignment.

I have no bias with respect to the property that is the subject of this report or to the parties involved with
this assignment.

My 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 client, the amount of the value
opinion, the attainment of a stipulated result, or the occurrence of a subsequent event directly related to
the intended use of this appraisal.

My analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity
with the Uniform Standards of Professional Appraisal Practice.

I have made a personal inspection of the property that is the subject of this report.

No one provided significant real property assistance to the persons signing this certification.

The reported analyses, opinions, and conclusions were developed, and this report has been prepared, in
conformity with the Code of Professional Ethics and Standards of Professional Appraisal Practice of the

Appraisal Institute.

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

As of the date of this report, I have completed the requirements of the Continuing Education Program of
the Bureau of Real Estate Appraisers and the International Right of Way Association.

Respectfully submitted,

RIGGS & RIGGS, INC.

Mark D. Brusca, SR/WA
SCREA No. AG036814

Expires March 29, 2017
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CERTIFICATION OF THE APPRAISER

I certify that, to the best of my knowledge and belief:
The statements of fact contained in this report are true and correct.

The reported analyses, opinions, and conclusions are limited only by the reported assumptions and
limiting conditions and are my personal, impartial, and unbiased professional analyses, opinions, and
conclusions.

I have no present or prospective interest in the property that is the subject of this report and no personal
interest with respect to the parties involved.

I have performed no services, as an appraiser or in any other capacity, regarding the property that is the
subject of this report within the three-year period immediately preceding acceptance of this assignment.

I have no bias with respect to the property that is the subject of this report or to the parties involved with
this assignment.

My 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 client, the amount of the value
opinion, the attainment of a stipulated result, or the occurrence of a subsequent event directly related to
the intended use of this appraisal.

My analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity
with the Uniform Standards of Professional Appraisal Practice.

I have made a personal inspection of the property that is the subject of this report.

No one provided significant real property assistance to the persons signing this certification.

The reported analyses, opinions, and conclusions were developed, and this report has been prepared, in
conformity with the Code of Professional Ethics and Standards of Professional Appraisal Practice of the

Appraisal Institute.

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

As of the date of this report, I have completed the continuing education program for designated members
of the Appraisal Institute. As of the date of this report, I have completed the requirements of the

Continuing Education Program of the Bureau of Real Estate Appraisers and the International Right of
Way Association.

Respectfully submitted,

RIGGS & RIGGS, INC.

Joyce L. Riggs, MAI, SR/WA
SCREA No. AG005451

Expires April 7, 2017
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APPRAISAL REPORT

IDENTIFICATION OF THE PROPERTY

The subject property is located 280+ feet northwest of the junction of Bronco and Martingale Drives in the City
of Rancho Palos Verdes, County of Los Angeles and State of California. The United States Postal Zip Code is
90275, and the 2010 U.S. Census Tract Number is 6707.02.

LEGAL DESCRIPTION

Riggs & Riggs, Inc., was provided with a Preliminary Title Report for the subject property dated May 16, 2016
and prepared by Chicago Title Company, Order No. 00054938-994-LT2-JC. A copy of the Preliminary Title
Report, which contains a complete legal description for the subject property, is included in the Addenda to this
report for reference.

PURPOSE OF THE APPRAISAL

The purpose of this appraisal is to develop an opinion of the Market Value of the subject property as of May
17,2016.

INTENDED USE/USER OF THE APPRAISAL

The intended use of this Appraisal Report is as the basis of negotiations with the property owners for potential
acquisition by the Palos Verdes Peninsula Land Conservancy. This appraisal has been prepared for the sole
and exclusive use of personnel with the Palos Verdes Peninsula Land Conservancy, the client and intended
user, and is not intended for any other user. Any third party who relies on this appraisal does so at their own
risk.

PROPERTY RIGHTS APPRAISED

The property rights to be appraised consist of the fee simple interest in the subject property.

DATE OF REPORT

The date of report is June 10, 2016.

DATE OF VALUATION

The date of value is May 17, 2016.

DATE OF INSPECTION

The date of inspection was May 17, 2016.

OWNER OF RECORD

According to the Preliminary Title Report, the fee title to the subject property is vested in:

TRICIA L. BOUMA, SUCCESSOR TRUSTEE OF THE JUDY CAKE
REVOCBALE TRUST, DATED FEBRUARY 14, 1995, EXECUTED BY JUDY
CAKE AS SETTLOR AND AS ORIGINAL TRUSTEE, AS TO AN UNDIVIDED
50% INTEREST; AND TRICIA BOUMA, A MARRIED WOMAN, AS HER SOLE
AND SEPARATE PROPERTY, AS TO AN UNDIVIDED 50% INTEREST,
SUBJECT TO ITEM NO. 10



DEFINITIONS
Market Value:

“The most probable price which a property should bring in a competitive and open market under all conditions
requisite to a fair sale, the buyer and seller each acting prudently and knowledgeably, and assuming the price
is not affected by undue stimulus. Implicit in this definition id the consummation of a sale as of a specified
date and the passing of title from seller to buyer under conditions whereby:

1. buyer and seller are typically motivated;

2. bother parties are well informed or well advised and acting in what they consider their own best
interests;

3. areasonable time is allowed for exposure in the open market;

4. payment is made in terms of cash in U.S. dollars or in terms of financial arrangements comparable
thereto; and

5. the price represents the normal consideration for the property sold unaffected by special or creative
financing or sales concessions granted by anyone associated with the sale.”

Fee Simple Estate

“Absolute ownership unencumbered by any other interest or estate, subject only to the limitations imposed by
the governmental powers of taxation, eminent domain, police power, and escheat.”

EXPOSURE TIME

Exposure time reflects the market appeal of the subject property and represents a reasonable exposure period
to affect a sale of the subject, if it were available for sale in the open market. USPAP 2016-2017 defines
Exposure Time as the “estimated length of time that the property interest being appraised would have been
offered on the market prior to the hypothetical consummation of a sale at market value on the effective date of
the appraisal.”

The subject property consists of vacant open space land. Our investigation revealed that a moderate level of
demand exists for comparable properties in the subject market. Conversations with market participants in the
course of our verifications indicated that the exposure times of the comparable sales ranged from approximately
2 weeks to 28 months. Based upon this information and our analysis of the market, we conclude an exposure
time for the subject property of approximately 12 to 24 months at Market Value.

SCOPE OF THE ASSIGNMENT

The scope of this Appraisal Report involved a thorough analysis of the subject property with respect to physical,
legal, and economic factors in order to make reasonable opinion of value. An inspection of the subject property
was conducted. Various services, such as MLS, Costar Group, Inc., and Realist.com, provided information
concerning land sales data, and industry experts and agents provided information concerning supply, demand,
and market rates. Buyers, sellers, or their representatives were contacted to verify information when possible.
This investigation also included discussions with city officials, as well as researching recent market trends.

Our employment has been to value the subject property on a fee simple basis using traditional approaches to
value. Only the Sales Comparison Approach to value is applicable, since the subject property is vacant land.
A number of transfers were considered reasonably comparable to the subject and suitable for further analysis.
Data items included open space and physically constrained land sales in the market which exhibited the greatest
similarity to the subject. In order to provide an opinion of the market value, the subject property was evaluated

! Definition from regulations published by federal regulatory agencies pursuant to Title XI of the Financial Institutions
Reform, Recovery and Enforcements Act (FIRREA) of 1989.

2 Dictionary of Real Estate Appraisal (Sixth Edition 2015), Appraisal Institute, page 90.



based on the Sale Price Per Acre Method utilizing the Sales Comparison Approach. Sales data for similar
properties was gathered, compared and analyzed. The results of this process provided the basis for the opinion
of Market Value for the subject property as if vacant and available for its highest and best use.

PROPERTY HISTORY

According to the Preliminary Title Report, the fee simple interest in the subject property is currently vested in
Tricia L. Bouma, etc., et al. Ms. Bouma appears to be an heir and/or descendant of Jewell “Judy” Cake, who
acquired the subject property from Jewell Land Co., a related party, on November 6, 1981, the earliest
transaction reported in public record. There were several subsequent transfers, and the current vesting appears
to be the result of a Quitclaim Deed recorded on August 6, 2010 as Document No. 1092765 and an Affidavit —
Death of Trustee recorded on September 5, 2008 as Document No. 1602599. No transfers are known to have
occurred within the last five years, and the subject property is not currently listed for sale or available in the
open market. The subject property is currently in tax default, and the Los Angeles County Treasurer and Tax
Collector recorded a Notice of Power to Sell Tax-Defaulted Property on August 16, 2013 as Document No.
1203869.
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REGIONAL DATA

The subject property is located within the County of Los Angeles. The following is a discussion of the
environmental, governmental, social, and economic forces affecting the stability of the real estate market and
the subject property. This section of the report will analyze the effect that these forces have on the economic
bases of the state, county, and subject's trade area, relative to the subject property.

California had a Gross Domestic Product (GDP) of approximately $2.43 trillion in 2015 and would rank 6™ as
a separate nation, ahead of France, India, Italy, Brazil and Canada. The Los-Angeles 5-County Metropolitan
Area accounted for almost $1.1 trillion and would rank 16" as a separate nation, ahead of the Indonesia,
Netherlands, Turkey, and Switzerland. Clearly, the region is a major economic center of development.

The State experienced a period of economic growth between 1995 and 2001, during which time it underwent
a transition from a predominantly aerospace and defense industry reliant economy to a diversified economy
with the expansion of radio, television and film industries, a rise in the professional and service sectors and an
increase in trade and manufacturing resulting from its position as an entry point for Pacific Rim goods. The
state slipped back into recession in late 2001, emerging in late 2003 and 2004 due to higher spending by the
Department of Defense and other governmental agencies leading to modest job gains. The state experienced
modest growth between 2005 and 2006.

California is in its seventh year of recovery from a deep recession that started with weakness in housing and
mortgage finance in 2007 and 2008, and subsequently spread to the rest of the economy. The state experienced
an annual unemployment rate of 6.2% in 2015, and that is expected to fall to 5.5% in 2016; nonfarm
employment is expected to grow by 2.5 percent, or 402,900 jobs, in 2016. While the state has managed to
stabilize its finances after several years of deficits, and progress has been made in the management of ground
water resources, ongoing concerns include the unfunded liability of state retiree healthcare costs, ongoing
deferrals of critical infrastructure projects, a severe shortage of affordable housing, and a relatively high poverty
rate.

According to current forecasts, per capita personal income in the state is expected to increase by 3.6 percent in
2016 and by 4.6 percent in 2017. Taxable sales are expected to grow by 5.5 percent annually in 2016, while
new housing permits are expected to increase by 14.0%, and non-residential building permits are expected to
increase by 9.3%. Overall, California's economy is expected to experience continued growth in 2016.

Location and Physical Factors

The subject is located within the Los Angeles County Metropolitan Area (LAMA). The LAMA contains five
counties: Los Angeles, Ventura, Orange, Riverside, and San Bernardino. San Diego County is not considered
part of the LAMA, but is located within Southern California.

Los Angeles County contains 4,084 square miles, and is the largest county in the state in terms of population.
The County is comprised of 88 cities and unincorporated areas. Los Angeles County is located in the
southwestern part of California and borders the Pacific Ocean to the south and west. It is bounded by the
following regions:

ON the NOTTH ..ottt st seb e s b e esbeesbe e seessaenenas Kern County
ON the SOULN ....ouviiiiiiiecie et s nnees Orange County
ON the EaSt....ccciiiiiiieiicceeeeeee et San Bernardino County
ON the WESE ...viiiiiiiiciicieee ettt ettt e staestaessbeesbeesseesseenens Ventura County



The terrain of the County varies from a broad coastal plain, known as the Los Angeles basin, to mountain
ranges separated by interior valleys. Major mountain ranges include the San Gabriel Mountains, Santa Monica
Mountains, Santa Susana Mountains, and Puente Hills. The interior valleys include the San Fernando Valley,
San Gabriel Valley, Pomona Valley, and Antelope Valley. There are several minor fault lines located in Los
Angeles, which connect to California's major fault line, the San Andreas Fault.

Los Angeles County experiences a Mediterranean-like climate, sunny and warm, with a mean annual
temperature of 61.7 degrees Fahrenheit. Due to the mild climate, Los Angeles County has lower heating and
air conditioning costs than most cities in the United States. The mean annual rainfall is 12.9 inches, and its
mean annual humidity is 65%. A favorable climate has contributed greatly to the growth of the region.
However, during the past several decades, the area has experienced increased air pollution due to smog.
Governmental agencies at the state and local levels, through zoning and transportation regulations, have had
moderate success in reducing this hazard.

Sociological Factors

According to U.S. Census 2010, the population estimate for Los Angeles County was 9,818,605, which
accounted for 26.4 percent of the California population of 37,253,956. The population growth for the County
has been relatively stable, increasing only approximately 3.1 percent since the 2000 Census population estimate
01 9,519,338. The chart below reflects the age distribution of Los Angeles County.
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According to the U.S. Census 2010, Los Angeles County residents are predominantly under the age of 18 years
old (24.5%). Los Angeles County has over 3.4 million housing units and an average household of 2.98 persons.

There are many social and cultural facilities that enhance the desirability of the County. Recreational amenities
include beaches and harbors along the Pacific Ocean, marinas, golf courses, parks, theaters, and entertainment
centers. Cultural facilities include numerous colleges and universities, libraries, and museums. Health care
facilities, including hospitals and acute-care nursing homes, are well-represented in the County. Some points
of interest within the County are: Los Angeles Civic Center, Chinatown, Dodger Stadium, Aquarium of the
Pacific, J. Paul Getty Museum, Huntington Library, Griffith Park, Greek Theatre, Hollywood Bowl, Santa
Anita Racetrack, TLC Chinese Theatre, Hollywood Walk of Fame, La Brea Tar Pits, Los Angeles County
Museum of Art, the Museum of Contemporary Art, the California Science Center, Los Angeles Zoo, Los
Angeles County Music Center, Norton Simon Museum, Queen Mary, USS lowa, Rose Bowl, Six Flags Magic
Mountain, and Universal Studios. These points of interest attract local residents and are also visited by millions
of tourists worldwide.

Some new and major projects under construction or renovation in Los Angeles County include the 1.4 billion
dollar Alameda Corridor East Project, Los Angeles/Long Beach Port Expansion, MetroRail line extensions,
the expansion of Los Angeles International Airport, and “L.A. Live,” a retail/entertainment/hotel complex in
downtown Los Angeles.



Economic Factors

Los Angeles County is a major economic center for the city, state, and national level. According to the 2016 -
2017 Economic Forecast & Industry Outlook, Los Angeles County's GDP would be $664.2 billion, which
would rank 20™ in the world if it were a separate nation. Los Angeles County has a very diverse economic

base, as indicated in the following table.
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The economy is diverse with no single sector dominating the market. The majority of the state’s employment
sectors added jobs in 2015, with construction up 5.9%, leisure and hospitality up 4.2%, and wholesale trade
and health care and social assistance each up 3.5%. Modest job losses were seen in the manufacturing,
information, finance and insurance, and natural resources sectors.

The excellent public and private services offered in Los Angeles County are major industries in their own right.
A vast network of hospitals and health care facilities, educational institutions, entertainment productions, and
sporting events are major building blocks that demonstrate the growth of Los Angeles County. The County
has a number of local programs to successfully integrate students into the workplace. The area will continue
to progress with its vast pool of skilled and unskilled workers and economic activity. Business, cultural, and
geographic diversification of Los Angeles County will play a prominent role in the local, regional, and national
economies.

The per capita income for Los Angeles County area was $51,200 in 2015, up by 3.6 percent from 2014, but
slightly below the 2015 state average per capita income of $52,700. Total personal income for Los Angeles
County is expected to grow 4.4 percent in 2016. According to the U.S. Census Bureau 2010 American
Community Survey, Los Angeles County has a median household income of $52,684, and 17.5 percent of the
people are considered to have an income below the poverty line. The following chart illustrates household
income in Los Angeles County.
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According to the California Association of Realtors, Los Angeles County has the fourth highest housing cost
in Southern California, while neighboring Orange County has the highest cost. The median Los Angeles
County home price was $457,720 as of April 2016, up from $427,010 one year earlier. The chart below shows
the median housing selling prices in Southern California as reported by the California Association of Realtors
in April 2016.
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During the past four years, Los Angeles County's economy underwent major job restructuring due to the
recession between 2007 and 2010. As presented below, the economy experienced job growth between 2003
and 2007, although the rate of growth slowed in 2007. The county experienced job losses between 2008 and
2010, with job growth returning in 2011 and continuing to the present. Los Angeles County added 94,700 jobs
in 2015, and current forecasts anticipate growth of 1.7% in 2016 and 1.0% in 2017. Los Angeles County had
an unemployment rate, not seasonally adjusted, of 5.0% as of March 2016, down from 7.1% one year earlier.
California had an unemployment rate, not seasonally adjusted, of 5.6% as of March 2016, down from 6.7%
one year earlier.
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(LAEDC 2016-2017 ECONOMIC FORECAST AND INDUSTRY OUTLOOK)

Historically, Los Angeles County has been the second largest business and post-industrial economic center in
the United States, due to its diversity of people, cultures, scenery, climate, and physical environment. It has
been a highly influential force in the Western United States and the Pacific Rim. Los Angeles County accounts
for one-third of California's total economy and is the nation's leading manufacturing and aerospace center.
Although the manufacturing, trade, and service sectors are predominant, the County is a major center for
economically resilient industries such as telecommunication, motion pictures, computer and communications
equipment, medical laboratories, television, and business services.



In summary, Los Angeles County is expected to experience slow sustained economic growth throughout 2016.
Personal income, taxable retail sales, and nonfarm employment are all expected to increase. According to the
Los Angeles County Economic Development Corporation 2016 - 2017 Economic Forecast and Industry
Outlook, some of the factors that will influence economic conditions in Los Angeles County in 2016 include:

A 1.7% overall increase in non-farm employment, with increases in most sectors;
e Upward pressure on wages leading to a 4.4% increase in total personal income;
A 5.5% increase in taxable sales due to increasing personal income, coupled with a strong dollar and
weak inflation;
e Continued growth in new home construction; and
Improved finances for local governmental agencies due to increases in local sales and use tax revenues.

Transportation Factors

Regional transportation in Los Angeles County includes highways, air, rail, and other means of travel. The
heart of the County's vast transportation system is its advanced highway system. This mass transit system,
consisting of hundreds of miles of highways and freeways, connects Los Angeles County to the rest of
California and the United States. The freeway system that serves Los Angeles County includes, but is not
limited to, U.S. Interstate 5, U.S. Interstate 10, U.S. Interstate 405, and Highway 101. Los Angeles County has
the largest freeway system in the world and allows commuters to travel in any direction within the County.

Los Angeles County is situated near several major airports with relatively short driving distances. Los Angeles
International Airport (LAX) is the primary international airport that services the region. It is the 3rd largest
airport in the world and the key facility in Southern California airport network. Fueled by the growing volume
of LAX activity, intensive development of commercial land is noticeable in the airport area. Bob Hope Airport
(BUR) does not offer international service, but provides commuter air service to major national cities. This
airport caters to 4.9 million travelers per year on six major carriers, with more than 70 flights daily. The Los
Angeles County Metropolitan Area has three other metropolitan airports to serve the region: John Wayne
Airport (SNA), Ontario International Airport (ONT), and Long Beach Airport (LGB). This network of airports
serves as a travel medium for residents and an economic portal for businesses.

Los Angeles County provides both public and commercial rail use. MetroRail commuter rail lines provide
linkage to neighboring counties and are quickly becoming an alternate source of transportation. Long Beach
and Los Angeles County Harbors are found in the heart of Los Angeles County. They are the second and third
largest economic ports in the nation, respectively. They contain 9.2 square miles and as one entity rank as the
2nd largest economic port in terms of dollar value of exports and imports. Together, L.A. and Long Beach
Harbors handle more than half of the United States Pacific Coast tonnage. This vast maritime center is an
economic stimulus to the region, generating nearly 300,000 jobs and billions of dollars in annual revenue. Port
Hueneme and San Diego Harbor are found west and south of Los Angeles County, respectively. National and
international businesses use these ports as their gateway for trade with North and South America, Europe, and
Asia.

Technological advancements in transportation and innovative changes in the workplace will continue to
improve, including flexible work schedules, child care facilities for employees, and telecommunications
systems for employees to work at home. Since 1975, air quality control programs have evidenced a 35 percent
decline in emissions of reactive organic gases and nitrogen oxides. Carbon monoxides emissions have dropped
by 45 percent during the last decade; smog alerts have declined 60 percent. With modern technology,
transportation and air quality should continue to improve.



Governmental Factors

Los Angeles County consists of incorporated and unincorporated cities. The unincorporated portions of the
County are governed by a five-member Board of Supervisors elected to four-year terms. The County provides
key municipal services, such as fire and police protection, to many of its unincorporated cities. The larger
incorporated cities provide their own municipal services. Los Angeles has an elected mayor who leads the
administrative branch of the government. The legislative branch, represented by 15 City Council members, is
elected by voters to 4-year terms to administrate over the City and its services.

Additionally, the State of California provides many services for residents through their employment services,
state parks, regulatory agencies, and state highway system. The services provided by the City, County, and
State agencies have been adequate, despite budget cuts resulting from the passage of Proposition 13 in 1978
and past recession. Given the continued stability of local government, along with adequate revenues, these
municipal services are expected to continue.

Future Outlook

The area's extraordinary expansion has created important challenges to its future growth (i.e., affordable
housing, clean air, adequate water supply, and traffic congestion). Los Angeles County is a freeway county
with many centers of economic activity. Distance is measured in terms of driving time, not miles. As traffic
congestion increases, freeway and light rail access have become critical considerations for Los Angeles County
and its commuters.

Despite the challenges that Los Angeles County faces, the region is expected to retain its premier position in
the world for decades to come. This is supported by its strategic location, role among trading nations of the
Pacific Rim and South America, vast transportation network, vital marketplace, skilled workforce, and climate.
The region is expected to experience modest growth through 2016.

[The following articles and sources have been used in development of the Regional Analysis: “These include: “The Kyser Center for Economic
Research 2016-2017 Economic Forecast & Industry Outlook,” Los Angeles County Economic Development Corporation; various articles from the Los
Angeles Times; 1994-2016 Labor Market Information, California Employment Development Department; www.factfinder.census.gov, U.S. Census
Bureau website; www.bls.gov/lau, U.S. Department of Labor Bureau of Labor Statistics website; lacounty.info, Los Angeles County website;
www.car.org, California Association of Realtors’ website]
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CITY DATA

The subject property is located in the central portion of the Palos Verdes Peninsula in the City of Rancho Palos
Verdes. Rancho Palos Verdes is situated approximately 25 miles south of Downtown Los Angeles and is
bounded by the following surrounding cities and unincorporated areas:

ON the EaSt...coiuiiiiiiiiieie ettt Los Angeles
ON the WESt....iiiiiiiiictceeee ettt e s Pacific Ocean
On the SOULh......coiiiiiiiiic e Pacific Ocean
On the North......cccoviiiiiiiiieceeeee, Rolling Hills Estates/Palos Verdes Estates

Established in 1834 by Jose Dolores Sepulveda, the Palos Verdes Peninsula consists of four incorporated cities
(Palos Verdes Estates, Rancho Palos Verdes, Rolling Hills and Rolling Hills Estates), along with two small
unincorporated areas of Los Angeles County. The peninsula has retained a largely residential setting, with
commercial uses limited to isolated areas and industrial development prohibited.

Incorporated on September 7, 1973, Rancho Palos Verdes operates with a City Manager/City Council form of
government. The city has limited staffing and contracts with a variety of private firms and governmental
agencies to provide most services. Law enforcement services are provided by the Los Angeles County Sheriff’s
Department, while fire protection is provided by the Los Angeles County Fire Department. Public education
is administered by the Palos Verdes Peninsula Unified School District, with ten elementary schools, three
middle schools, and two comprehensive high schools.

Rancho Palos Verdes encompasses a total area of approximately 13.5 square miles, which includes 7.5 miles
of coastline, 15 parks, a community center, an interpretive center, three golf courses, and Marymount College.
Land use is mostly residential, with properties generally ranging from slightly upscale single family homes,
condominiums and townhouses to multimillion dollar mansions. CoreLogic reports a median home price of
$1,156,250 as of March 2016.

According to California Department of Finance estimates, Rancho Palos Verdes had a population of 43,041 as
of January 1, 2016, and the city had a median household income of $120,697 according to the US Census
Bureau’s 2010-2014 American Community Survey. The State of California Employment Development
Department reports a citywide labor force of 19,300 as of March 2016, with an unemployment rate of 2.4
percent. The city’s Fiscal Year 15-16 Budget In Brief identifies the largest employers as Palos Verdes
Peninsula Unified School District, Terranea Resort, Trump National Golf Club and Marymount California
University.

The Palos Verdes Peninsula is essentially encircled by Palos Verdes Drive North, South, East and West, while
major north/south arterials include Western Avenue and Hawthorne and Crenshaw Boulevards. Western
Avenue and Hawthorne and Crenshaw Boulevards connect with the San Diego (405) Freeway, and Palos
Verdes Drive North connects with the Harbor (110) Freeway by way of Anaheim Street, providing access to
the Southern California freeway system. Regional rail service is provided by Metrolink via its station in Long
Beach, and bus service is provided by the Metropolitan Transit Agency. Los Angeles International Airport is
approximately 15 miles northwest of the city.

In summary, Rancho Palos Verdes is a well-established community with adequate access to healthcare,
shopping, parks, churches, schools and financial institutions. New commercial and residential construction is
controlled due to a landslide moratorium, preservation of sensitive biological habitat, and an overall slow
growth attitude of city administration and peninsula residents. Economic conditions in the City have improved
following the national recession, and the City is expected to experience continued growth in 2016.

10



W02 8WLIO[aP MMM

7102 ®VSN Sejly }8aiS swuoTeq 'suloTeg ©
"8sua9l| 0} J08lqns esn ejeq

(.1ZL) N

G-Cl wooz eleq YOY98T=.l
00z 0
NL

w 0004 008 009 007
—— e —
D — —— — ————

Yo 0007 000€ 0002 000+

00S
G/E'VE 1 | 8eds

o

dVIN AOOHHOGHODIAN
AWAOTIA G

Y102 ®VSN sepv j9a13g awlioTaqg



NEIGHBORHOOD DATA

The subject property is located in the northeastern portion of the City of Rancho Palos Verdes. The
neighborhood is bounded by Palos Verdes Drive North on the north, Palos Verdes Drive South on the south,
Palos Verdes Drive East on the east, and Hawthorne Boulevard on the west.

The majority of the subject neighborhood consists of residential land uses, with open space, commercial, and
public/institutional uses present to a lesser degree. Single-family residential uses are predominant, although
there are some multi-family developments in the northwestern portion of the neighborhood. Commercial uses
are primarily located between Hawthorne and Crenshaw Boulevards and at the intersection of Hawthorne
Boulevard and Palos Verdes Drive West.

The subject property is located 280+ feet northwest of the junction of Bronco and Martingale Drives, two
secondary streets. It is surrounded by single family residential uses to the northwest, south and east; vacant
land to the northeast; and a combination of vacant land and single family residential uses to the west. George
F. Canyon Nature Center and Preserve is adjacent and northeast of the subject.

Major and primary north/south arterials in the subject neighborhood include Hawthorne Boulevard, Crenshaw
Boulevard, and Palos Verdes Drive East; major and primary east/west arterials include Palos Verdes Drive
North, Palos Verdes Drive South and Crest Road. The closest access from the subject property to the Harbor
(110) Freeway is at Anaheim Street approximately 4.8 miles northeast of the subject.

The subject neighborhood is located in proximity to employment centers, commercial shopping, major
thoroughfares and regional transportation systems, which provide linkages to rail, airport, shipping facilities
and the Southern California freeway system. Community facilities including libraries, parks, golf courses,
schools, and hospitals are all located nearby. The neighborhood is in a stable stage of development, and the
continued and future acceptance of the neighborhood appears good. Economic conditions in the subject
neighborhood are expected to improve along with the national, regional, and local economies.
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SITE DESCRIPTION

Location

The subject site is located 280+ feet northwest of the junction of Bronco and Martingale Drives in the City of
Rancho Palos Verdes, County of Los Angeles and State of California. The US Postal zip code is 90275. The
subject site is also identified as APN 7568-006-008.

Size and Shape

The subject site consists of an irregularly-shaped site with a gross area of 637,283 square feet, or 14.63 acres.
According to the Los Angeles County Assessor’s plat map, the subject includes a Flood Hazard Area totaling
13.01 acres and a Restricted Use Area totaling 0.51 acres, leaving a net area of 48,352 square feet, or 1.11
acres. Please refer to Extraordinary Assumption Nos. 22 and 24. Please refer to the plat map on the
accompanying page for reference, as the dimensions of the site vary.

Topography/Drainage

The subject site is essentially a canyon consisting of moderately-to-steeply sloping topography on the east and
west, with an intermittent “blue line” stream in the middle. The site is located in Zone X of FEMA’s National
Flood Insurance Program (NFIP) Map No. 06037C1940F, effective date September 26, 2008. Zone X is
defined as an area of minimal to moderate flood hazard, and is not considered a special flood hazard area.
Flood hazard insurance is available, but not required by federal regulations.

Although the subject is not located within a special flood hazard area according to FEMA, the 14.63 acre site
includes a 13.01 Flood Hazard Area according to the Los Angeles County Assessor’s plat map. Please refer
to Extraordinary Assumption No. 24. The Los Angeles County Assessor’s plat map does not have an
explanation for the Flood Hazard Area, and the Preliminary Title Report attributes the area to Parcel Map No.
967, which does not have an explanation for it, either. The City of Rancho Palos Verdes was unable to provide
an explanation for the Flood Hazard Area, although Riggs & Riggs, Inc., noted that the city’s 1975 General
Plan shows that the subject property is situated within a potential flash flood channel related to a facility
identified only as “No. 11.”

Nuisances and Hazards

Riggs & Riggs, Inc., was provided with a Phase I Environmental Site Assessment report prepared by
GeoSystems, Inc., on April 27, 2016. According to that report, the subject property has been undeveloped
since before the 1920s, and it is unlikely that soil or groundwater contamination from an off-site commercial
or industrial facility has negatively impacted the site. Although water from nearby septic systems and urban
runoff drain to the site, the possibility of relatively low levels of hazardous substances in the stream is
considered minimal. The subject property was therefore appraised assuming that it is clean based upon Phase
I Environmental Site Assessment report. Please refer to Extraordinary Assumption No. 20.

Soils and Geology

Although requested, Riggs & Riggs, Inc., was not provided with a soils or geological report for review. The
subject property is not located within an Alquist-Priolo Earthquake Fault Zone according to the Special Studies
Zones maps published by the California Department of Conservation, although it is located within an area that
is subject to earthquake-induced landslides. For the purpose of this appraisal, it is assumed that the soil and
geological conditions are not unfavorable for open space land. Please refer to Extraordinary Assumption
No. 19.
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Environmental

According to the City of Rancho Palos Verdes, the subject property is located within a potential habitat area
for coastal sage scrub, salvia and rhus. Any proposed land use would likely require a biotic resources report.
For the purpose of this appraisal, it is assumed that the subject property is not negatively impacted by potential
habitat issues. Please refer to Extraordinary Assumption No. 21.

Utilities

The subject site is located 280+ feet northwest of the junction of Bronco and Martingale Drives, in an area that
does not have a sewer system. Although there are no utilities immediately available to the site, utilities are
generally available at Bronco and Martingale Drives. There are no off-site improvements (such as sidewalks,

curbs, gutters, and streetlights) adjacent to the subject.

Accessibility and Visibility

The subject property does not include any frontage on public streets. Although the legal description contained
on the vesting deed provided by Chicago Title Company includes a road easement that appears to provide legal
access to the subject property from Bronco Drive, the legal description included in the Preliminary Title Report
makes no reference to legal access. Commercial Title Officer Fernando Alegre stated that the vesting deed
was uninsured, and therefore may be unreliable. Mr. Alegre was unable to determine whether the subject
property has legal access as of the date of this report, and he indicated that it may not be possible to definitively
determine whether the property has legal access due to the uninsured vesting deed. It is therefore assumed that
the subject property has legal access from Bronco Drive, and visibility and accessibility are considered fair for
the purposes of analysis. Please refer to Extraordinary Assumption No. 23.

The distance between the subject property and Bronco Drive ranges from approximately 280 to 350 feet, and
the topography is generally level to slightly sloping. Although there is a private driveway at the junction of
Bronco and Martingale Drives that comes within approximately 35 feet of the subject property, it is unclear
whether this driveway provides legal access to the subject. No traffic was observed in the vicinity of the subject
property at the time of the site inspection, which was conducted during normal business hours.

Zoning

The subject site is located within the City of Rancho Palos Verdes and zoned OH, Open Space Hazard. Uses
permitted in the OH zone include, but are not limited to, outdoor passive recreation, such as parks, trails or
other suitable facilities; the preservation of areas of outstanding scenic, geologic, historic or cultural value; the
preservation of natural resources; single-family residential structures that were existing as of 1975; and the
growing of crops and/or fruits on one acre or less for noncommercial purposes. Additional uses that may be
established upon approval of a conditional use permit include, but are not limited to, maintenance buildings,
public utility structures, limited outdoor active recreational uses that do not involve permanent structures or
significant alterations to the existing topography, and agriculture and horticulture uses of more than one acre.
There are no stated development standards for the OH zone. The subject property is also located within the
Equestrian Overlay District, which allows the keeping of horses, cows and other large domestic animals subject
to the terms of the district.

General Plan

The subject currently has a General Plan land use designation of Natural Environment Hazard Area. According
to the city’s 1975 General Plan, Natural Environment Hazard Areas “possess extreme physical constraints and
will be maintained in open space at this time, with very light intensity uses permitted such as agriculture and
recreational activities, for the protection of public health, safety, and welfare.” The OH zoning designation is
consisted with the General Plan land use designation.

The City of Rancho Palos Verdes is currently in the process of updating the General Plan. As of the date of
this report, it is anticipated that the General Plan land use designation for the subject property will be changed
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from Natural Environment Hazard Area to Open Space Hillside. According to the current draft of the General
Plan, “Open Space Hillside areas...possess extreme physical constraints and will be maintained in open space
at this time, with very light intensity uses permitted such as agriculture, recreational activities, and very minor
structures, for the protection of public health, safety, and welfare.” Although the General Plan update is
expected to be adopted in approximately late 2017, the change is not considered to impact the subject property,
as the new land use designation is very similar to the old.

Encumbrances

Riggs & Riggs, Inc., was provided with a Preliminary Title Report for the subject property prepared by Chicago
Title Company, Order No. 00054938-994-LT2-JC dated May 16, 2016. According to that report, the subject
property has been declared tax defaulted for non-payment of delinquent taxes for the fiscal years 2009-2010,
2010-2011, 2011-2012, 2012-2013, 2013-2014 and 2014-2015; the total amount due was $283,686.14 as of
May 31, 2016, which will increase to $286,337.40 as of June 30, 2016.

The Preliminary Title Report identifies the following encumbrances impacting the subject property: two
easements for pole lines, guys, anchors and incidental rights; various covenants, conditions and restrictions; an
easement for pole lines and incidental rights; an easement for road purposes; a storm drain easement; and all
easements, offers and dedications as shown on Parcel Map No. 967, which includes Flood Hazard and
Restricted Use Areas. There are also references to five liens for unsecured property taxes, any invalidity or
defect in title related to the trust and the community interest of Tricia Bouma’s spouse.

The Flood Hazard and Restricted Use areas are depicted on the Los Angeles County Assessor’s plat map and
were considered in the site utility rating of the subject property. Although requested, Riggs & Riggs, Inc., was
not provided with an ALTA Survey or a map plotting the remaining encumbrances, and therefore could not
determine the specific impact of those encumbrances on the subject property, if any. For purposes of analysis,
it is assumed that the subject is not negatively impacted. It should be noted that any liens or debts would need
to be paid off prior to acquiring the property. Please refer to Extraordinary Assumption No. 22.

Site Utility

The subject property is an irregularly-shaped site comprising 14.63 acres, of raw, vacant land, which includes
a 13.01 acre Flood Hazard Area and a 0.51 acre Restricted Use Area. The site is essentially a canyon consisting
of moderately-to-steeply sloping topography on the east and west, with an intermittent “blue line” stream in
the middle. There are no off-site improvements (such as sidewalks, curbs, gutters, and streetlights) adjacent to
the site, and utilities are generally available at Bronco and Martingale Drives approximately 280+ feet southeast
of the site. It is assumed that the property has legal access from Bronco Drive, and visibility and accessibility
are considered fair for the purposes of analysis. The site utility of the subject is considered poor overall, due
to the topography, Flood Hazard and Restricted Use Area encumbrances, and zoning and General Plan land
use designations, which effectively limit the site to open space use. Please refer to Extraordinary
Assumption Nos. 22, 23 and 24.

Real Estate Assessment Data

The subject site is identified by Los Angeles County Assessor’s Parcel Number 7568-006-008. The tax rate
area is 07091. The 2015-2016 tax rate is 1.068318 percent.

Real estate taxes are 1.00 percent of the fair market value of the property, as of a specified base year, plus a
rate needed to pay interest and redemption charges for voter-approved indebtedness. The base year valuation
is the 1975 Assessor's market value estimate, the market value indicated by a sale, the market value based upon
a new valuation, or a reappraisal of the property brought about by new construction. A maximum 2 percent
per year increase in the assessed values assigned to the land and improvements is allowed to compensate for
inflation if there is no sale or new construction. Assessed values and real estate taxes due for 2015-2016 are
shown following:
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SUBJECT TAX ASSESSMENT

Assessed Values

General Special Total Taxes
APN A
Land Improvements Total Taxes ssessments Due
7568-006-008 $3,184,074 $0 $3,184,074 | $34,016.03 $1,110.28 | $35,126.31

According to the Los Angeles County Auditor/Controller’s office, the subject property was assessed based
upon a land value of $3,184,074 as of the close of the 2015-2016 tax roll. Although information reported above
was current at that time, the assessed value of the property was reduced to $401,000 after the 2015-2016 tax
roll closed, and current information based upon the new assessed value was unavailable. Riggs & Riggs, Inc.,
confirmed that the subject property was in default as of May 31, 2016, with a total outstanding balance of
$283,686.13 according to the Los Angeles County Auditor/Controller’s office.

excludes the amount due for the 2015-2016 tax year.

15

The outstanding balance




HIGHEST AND BEST USE

Highest and best use is defined on Page 332 of The Appraisal of Real Estate, Appraisal Institute (14th Edition,
2013), as:

“The reasonably probable use of property that results in the highest value.”

The concept of highest and best use represents the premise upon which value is based. In the context of the
market value definition used in this report, other appropriate terms can also reflect the highest and best use
concept. These are the most probable and most profitable use for the site, first “as if vacant” and then “as
improved or proposed.”

The determination of highest and best use is based not only on an analysis of the property in question, but also
on an analysis of the overall community, its history and trends, zoning, market conditions, as well as the basic
principles of land utilization.

There are four elements in highest and best use analysis that must be considered. The highest and best use of
a property is that use, among alternate uses, that is legally permissible, physically possible, financially feasible,

and maximally productive.

The following factors must be considered:

Legal Use: The use must be legally permissible (or it is reasonably probable to render it so).
Physical Use: The use must be physically possible (or it is reasonably probable to render it so).
Feasible Use: The use must be financially feasible.

Productive Use:  The uses that meet the three criteria of reasonably probable uses are tested for
economic productivity, and the reasonably probable use with the highest value is
the highest and best use.

Factors controlling highest and best use include:

Type of use;

Duration of use;

Location of use; and

Degree of intensity of use-density.

The highest use of land is dictated by zoning and other government and/or private restrictions. The best use is
constituted by that single use from the possible alternative types of improvements which will produce the
greatest economic advantage.

The following are our conclusions of Highest and Best Use As-Vacant:
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As-Vacant

The Highest and Best Use of the subject as vacant assumes that the property is vacant or could be rendered
vacant by demolishing the existing improvements. Based on that assumption, possible uses for the property
can be considered among those uses which are legally permissible, physically possible, financially feasible,
and maximally productive.

Legal - The subject property is located within the City of Rancho Palos Verdes and zoned OH, Open Space
Hazard. Permitted uses include, but are not limited to, outdoor passive recreation, preservation, single-family
residential structures that were existing as of 1975, and the growing of crops and/or fruits on one acre or less
for noncommercial purposes. The site is also located within the Equestrian Overlay District, which allows the
keeping of horses, cows and other large domestic animals subject to the terms of the district. There are no
stated development standards for the OH zone. Approximately 92.4 percent of the site is encumbered by Flood
Hazard and Restricted Use Areas. Please refer to Extraordinary Assumption Nos. 22 and 24. These are
the legal uses of the land.

Physical - After identifying the legal uses of the site, the physical uses of a vacant site are considered.
Development constraints imposed on a site vary by its configuration, size, and topography, which are fixed as
of the date of value. The subject property is an irregularly-shaped site comprising 14.63 gross acres, of raw,
vacant land. The site is essentially a canyon consisting of moderately-to-steeply sloping topography on the
east and west, with an intermittent “blue line” stream in the middle. According to the Los Angeles County
Assessor’s plat map, the subject includes a Flood Hazard Area totaling 13.01 acres and a Restricted Use Area
totaling 0.51 acres, leaving a net area of 48,352 square feet, or 1.11 acres. There are no off-site improvements
adjacent to the site, and utilities are generally located at Bronco and Martingale Drives approximately 280+
feet southeast of the site. It is assumed that the property has legal access from Bronco Drive, and visibility and
accessibility are considered fair for the purposes of analysis. The site utility of the subject is considered poor
overall, due to the topography, Flood Hazard and Restricted Use Areas, and zoning and General Plan land use
designations, which effectively limit the site to open space use. Please refer to Extraordinary Assumption
Nos. 22, 23 and 24.

Economic - The best use is considered to be that single use from among all the physically possible uses legally-
permitted by zoning which will produce the greatest economic advantage to a vacant site. This is due to the
fact that real estate is fixed in location and return on land arises from the residual income remaining after all
operational and financial expenses are deducted from the gross income.

The subject property is immediately surrounded by single family residential uses to the northwest, south and
east; vacant land to the northeast; and a combination of vacant land and single family residential uses to the
west. The site is effectively limited to open space uses due to its topography, Flood Hazard and Restricted Use
Areas, and zoning and General Plan land use designations. The maximally-productive use is considered to be
that single use from among all the legally permissible and physically possible uses that will produce the greatest
economic advantage to a vacant site. After review of the legal, physical, and economic factors mentioned
relative to the subject, it is our opinion that the highest and best use of the site is to maintain it as open space
land.
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APPROACHES TO VALUE

The valuation of any parcel of real estate is derived principally through the three basic approaches to market
value: the Cost Approach; the Income Capitalization Approach; and the Sales Comparison Approach. The
methodology used in the following sections of the appraisal include:

Cost Approach - This approach to value is devoted to an analysis of the physical value of the property; that is,
the current market value of the vacant land, to which is added the cost to construct the improvements. Any
accrued depreciation is deducted for physical deterioration, functional obsolescence, and external
obsolescence. Physical deterioration measures the physical wearing out of the property as observed during the
field inspection. Functional obsolescence reflects a lack of desirability by reason of layout, style or design of
the structure. External obsolescence denotes a loss in value from causes outside the property itself.

Income Capitalization Approach - Investment properties are normally valued in proportion to their ability to
produce income. Hence, an analysis of the property in terms of its ability to provide a sufficient net annual
return on invested capital is an important means of valuing an asset. An opinion of value by the Income
Capitalization Approach is arrived at by capitalizing the net income at an interest rate or investment yield
commensurate with the risk inherent in the fee ownership of the property. Such a conversion of income
considers competitive returns offered by alternative investments. Commercial developments are considered to
be desirable real estate investments.

Sales Comparison Approach - This approach to value is based upon the principle of substitution; that is, when
a property is replaceable in the market, its value tends to be set at the cost of acquiring an equally desirable
property, assuming no costly delay in making the substitution. As no property is identical to another, it is
necessary to make adjustments for any differences.

The indications of value derived by the three approaches are not always possible or practical to use. The nature
of the property being appraised, and the amount, quality, and type of market data available dictates the use or
non-use of one or more of the approaches to value. In this appraisal, only the Sales Comparison Approach was
utilized since the subject property is vacant land.
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SALES COMPARISON APPROACH

The application of the Sales Comparison Approach produces an opinion of value for the subject property by
comparing it with similar or comparable properties which have recently sold. The comparison process is used
to determine the degree of comparability between two properties. This process involves judgment. Similarity
in value factors, such as property rights, buyer expenditures, financing, condition of sale, market conditions,
location, and physical characteristics are considered meaningful for this analysis.

The sale prices of the properties deemed to be most comparable establish a range in which the value of the
subject property should fall. Further consideration of the comparative data will result in a figure representing
the value of the subject property -- the most probable price at which it could be sold by a willing seller to a
willing buyer as of the date of the value.

The technique is fairly straightforward in nature. Sales data of comparable properties are gathered,
investigated, and verified. Data sources have been discussed, and each sale is confirmed with buyer, seller, or
representative when possible. After verification, comparison is made between the comparable and the subject.
Adjustments, if required, are made for any differences between sale and subject. The result is some unit or
units of comparison which will be helpful in evaluating the subject property.

The Sales Comparison Approach is used to estimate the value of real estate, based on the theory that an
informed and prudent buyer would not pay more for a property than the cost of acquiring another property with
the same utility. It is, therefore, based upon the principle of substitution. This approach requires an active
market and the availability of other properties from which a buyer can make a choice.

Several transfers are considered reasonably comparable to the subject and suitable for further analysis. Data
items are narrowed to those sales which exhibit the greatest similarity to the subject. In order to determine an
indicated value, the subject is evaluated based on the Sale Price Per Acre Method, net of road easements, where
applicable.

Market Data Summary

The subject property is zoned OH, Open Space Hazard. A search was made for open space and physically
constrained land sales within the subject and surrounding markets over the past three years. These sales were
gathered, compared and analyzed. Data items were narrowed to those sales which exhibit the greatest similarity
to the subject. The results of this process provide the basis for the opinion of value for the site as if vacant and
available for development to its highest and best use. All of the sales are adjusted for quantitative factors, when
applicable. The market data is summarized on the following summary chart, and is accompanied by a location
map and detailed data sheets depicting each sale.
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SALE NO. 1

Physical Description

Location:

Assessor Parcel Number:

Land Description

62 Portuguese Bend Road
Rolling Hills, CA 90274
7567-012-038

Site Area: 89,124 square feet, or 2.05+ acres (gross)
79,976 square feet or 1.84+ acres (net of a private street easement)
Shape: Trregular
Topography: Slightly to moderately sloping
Utilities: All available to site
Zoning: RA-S-2 (Residential Agriculture-Suburban), City of Rolling Hills
General Plan Land Use: Re51dent1al City of Ro%hng Hills
Sale Data
Interest Sold: Fee Simple
Date of Sale: April 1, 2016
Deed Date: February 1,2016
Document No: 364535
Sale Price: $45,000
Sale Price Per Acre: $24,457 (based on net)
Grantor: James B. Evans and Sonya R. Evans, etc.
Grantee: Jacob S. Mabhalli, etc.
Financing: All cash transaction
Verification: Leslie Stetson, Listing Agent

Comments: This unentitled site consists of an interior location along a private street. The property is located
within an active landslide area in the city of Rolling Hills, and is tl%erefore considered undevelopable. The
buyer reportedly purchased the property because he wanted a Rolling Hills address and access to community
facilities. The site has homeowners’ association fees of $0.20 per $100 of assessed value, which had no impact
on the purchase price according to the listing agent.
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LAND SALE NO. 2

Physical Description
Location:

Assessor Parcel Number:

Land Description
Site Area:
Shape:
Topography:
Utilities:
Zoning:
General Plan Land Use:

Sale Data
Interest Sold:
Date of Sale:
Deed Date:
Document No:
Sale Price:
Sale Price Per Acre:
Grantor:
Grantee:
Financing:

Verification:

0.05 miles northwest of Condor Ridge Drive and
100+ feet west of western terminus of Rim Road
Yorba Linda, California 92886

326-021-42

452,850 square feet, or 10.40+ acres

Irregular

Moderately to steeply sloping

All available nearby site

PD (Planned Development), City of Yorba Linda
OS (Open Space), City of Yorba Linda

Fee Simple

June 30, 2015

June 25, 2015

341526

$180,000

$17,308

John Smith Services, LLC, etc.
America Prestige Assets, LLC, etc.
All cash transaction

Maggie Teng, Selling Agent

Comments: This unentitled site is located approximately 100 feet west of the western terminus of Rim Road,
and does not front along a public street. There is no legal access according to the selling agent. The buyer
reportedly purchased the site as an investment and may acquire adjacent parcels for future development.
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LAND SALE NO. 3

Physical Description
Location:

Assessor Parcel Numbers:

Land Description
Site Area:
Shape:
Topography:
Utilities:
Zoning:
General Plan Land Use:

Sale Data
Interest Sold:
Date of Sale:
Deed Date:
Document No:
Sale Price:
Sale Price Per Acre:
Grantor:
Grantee:
Financing:

Verification:

0.80 miles east of East Santiago Canyon Road, 0.35 miles south of
Williams Canyon Road

Silverado (Unincorporated Orange County), CA 92676
876-021-06, 105-201-17, 24, and 25

3,465,634 square feet, or 79.56+ acres

Irregular

Moderately to steeply sloping

Water and electricity available to site, septic/propane area
A-1 (General Agriculture), County of Orange

1A (Rural Residential), County of Orange

Fee Simple

December 4, 2014

November 18, 2014

523796

$242.,000

$3,042

Michael F. Grisanti, Trustee, etc., et al.
Tian Ming Chen and Li Tan, etc.

All cash transaction

Luanne Chou, Buyers Broker

Comments: This unentitled site is located 0.80 miles east of East Santiago Canyon Road and 0.35 miles south
of Williams Canyon Road, and is accessed by easement only. The site comprises two non-contiguous areas:
APNs 105-201-17, 24, and 25 totaling 60.00 acres and APN 876-021-06 totaling 19.56 acres. The buyer did
not have immediate plans for development.
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LAND SALE NO. 4

Physical Description

Location:

Assessor Parcel Numbers:

Land Description

Grantor:

West side of Old Topanga Canyon Road,

South of Dry Canyon Cold Creek

Calabasas, CA 90290

2072-024-005, 015, & 016; 2072-025-014, 015, & 016;
2072-027-003; 2072-030-010

Site Area: 4,156,931 square feet, or 95.43+ acres

Shape: Irregular

Topography: Moderately to steeply sloping

Utilities: Electricity, phone, gas and water in street

Zoning: HM (Hillside Mountainous) and RC (Rural Community),
City of Calabasas

General Plan Land Use: HM (Hillside Mountainous) and RC (Rural Community),
City of Calabasas

Sale Data

Interest Sold: Fee Simple

Date of Sale: April 1, 2014

Deed Date: March 21, 2014

Document No: 325150

Sale Price: $680,000

Sale Price Per Acre: $7,126

Asia Pacific Telecom, Inc., etc.

Grantee: Garuda Partners, Ltd., as Trustee of the Mulholland Ridge Trust
Financing: All cash transaction
Verification: Bill Korek and Larry Lynch, Listing Brokers

Comments: This unentitled site consists of an interior location along on three streets. Although this was an
REO sale, the property was on the market for 519 days, received full market exposure, and sold at market
according to the listing brokers.
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LAND SALE NO. S

Physical Description
Location:

Assessor Parcel Number:

Land Description
Site Area:
Shape: N
Topography:
UtHitiges:
Zoning:
General Plan Land Use:

Sale Data
Interest Sold:
Date of Sale:
Deed Date:
Document No:
Sale Price:
Sale Price Per Acre:
Grantor:
QGrantee:
Financing:

Verification:

3858 Carbon Canyon Road
Malibu, CA 90265
4451-011-045

186,872 square feet, or 4.29+ acres
Irregular

Slightly to moderately sloping

All but sewer available to site, septic area
RR2 (Rural Residential), City of Malibu
RR2 (Rural Residential), City of Malibu

Fee Simple

January 15, 2014

January 8, 2014

44580

$195,000

$45,455

Neil G. Berkman, etc.

RE Max Development, LLC, etc.
All cash transaction

Chris Frost, Listing Agent

Comments: This unentitled property consists of an interior location along a primary street. The buyer
reportedly intends to develop a single house on the site, although this may not be possible due to the topography

of the site according to the listing agent.
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SALE NO. 6

Physical Description

Location:

Assessor Parcel Number:

Land Description

66 Portuguese Bend Road
Rolling Hills, CA 90274
7567-012-035

Site Area: 96,616 square feet, or 2.22+ acres (gross)
71,526 square feet, or 1.64= acres (net of a private street easement)
Shape: Trregular
Topography: Slightly to moderately sloping
Utilities: All available to site
Zoning: RA-S-2 (Residential Agriculture-Suburban), City of Rolling Hills
General Plan Land Use: Re51dent1al City of Ro%hng Hills
Sale Data
Interest Sold: Fee Simple
Date of Sale: December 27, 2013
Deed Date: December 19, 2013
Document No: 1810199
Sale Price: $65,000
Sale Price Per Acre: $39,634 (based on net)
Grantor: TLB Holding LLC, etc.
Grantee: Damoder P. Reddy and Soumitri P. Reddy, Trustees, etc.
Financing: All cash transaction
Verification: Charles Raine, Listing Agent

Comments: This unentitled site consists of an interior location along a private street. The property is located
within an active landslide area in the city of Rolling Hills, and is therefore considered undevelopable. Althou h
the buyer reportedly purchased this property to protect or enhance the adjacent property to the south, which
already owns, the price was consug) red market according to the listing agent. The site has homeowners
association fees of EO 20 per $100 of assessed value, whic% had no impact on the purchase price according to
the listing agent.
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Discussion of Adjustments:

All of the land sales have been adjusted to the subject property for property rights, buyer expenditures,
financing, conditions of sale, market conditions (time), location and physical factors, as applicable. These
adjustments are defined below:

Property Rights at Sale

This category adjusts for property rights conveyed and takes into account differences in legal estate between
the subject and each comparable property. Generally, property rights are either fee simple interest or leased
fee interest.

Buyer Expenditures

This category adjusts for additional costs incurred by the buyer which are required to make the property ready
for development and/or use. This includes expenditures for demolition costs and other expenses paid by the
buyer in addition to the purchase price.

Financing

This category adjusts the sale price of each comparable into its cash equivalent or modifies the price to current
market financing. Favorable financing often leads to a higher selling price and unfavorable financing may
reflect a lower selling price.

Condition of Sale

This category adjusts for atypical conditions of sale and reflects any difference between the actual sale price of
a comparable and its probable sale price if it had been sold in an arm's length transaction.

Market Conditions (Time)

This category adjusts for market conditions and reflects changes in the prices paid due to changes in market
conditions over time. In reviewing the market, we found six land sales that cover a marketing time from
December 2013 through April 2016. These were the most recent open space land and physically constrained
land sales in the market. There was an insufficient amount of data regarding open space and physically
constrained land sales in the market over the past 3 years in order to discern a market conditions (time) trend.
Therefore, no adjustment was applied for market conditions.
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Location and Physical Conditions

These categories consider differences between the subject and each comparable property for location and
physical conditions. We considered differences in location, zoning/land use, size, site utility, and
visibility/accessibility. Each is defined below:

Location - This category adjusts the sales for differences in location for linkages, area, and other factors.

Zoning/Land Use - This category adjusts for differences in zoning and land uses.

Size - This category adjusts for differences in the size of each comparable relative to the subject site. Typically,
smaller properties require downward adjustment as they tend to reflect higher unit prices than larger sites.
Larger properties require upward adjustment as they tend to reflect lower unit prices than smaller sites.

Site Utility - This category adjusts for differences in the utility of the site and takes into consideration the
topography, configuration and usability of the site.

Visibility/Accessibility - This category adjusts for major differences in the visibility and accessibility of each
sale relative to the subject site.

The adjustment grid on the following page summarizes the adjustments for each of the sales as they apply to
the subject property. Adjustments for differences between the subject and each comparable property are
expressed in percentages for property rights, buyer expenditures, financing, condition of sale, and market
conditions based on our analysis of the market, as applicable. Qualitative adjustments have been applied for
the location and other physical characteristics of each sale compared with the subject. A superior rating
indicates the market data item is being adjusted downward to the subject. An inferior rating indicates the
market data item is being adjusted upward to the subject. Each physical characteristic may not be weighted
equally. Then, an overall rating is assigned to each sale as it compares with the subject.
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Analysis and Conclusions

The adjusted sales range from $3,042 to $45,455 per acre, before adjusting for physical characteristics. Based
on our analysis, the overall ratings of the adjusted data items compared to the subject property are as follows:

Inferior (Sale Nos. 2, 3 and 4) $3,042 to $17,308 per acre
Similar N/A
Superior (Sale Nos. 1, 5 and 6) $24,457 to $45,455 per acre

Based on our analysis, an expected value indicator for the subject should fall between $17,308 and $24,457 per
acre. Sale Nos. 2, 3 and 4 were considered inferior to the subject overall at $3,042 to $17,308 per acre, adjusted,
and set the lower limit of value for the subject. Sale Nos. 1, 5 and 6 were considered superior to the subject
overall at $24,457 to $45,455 per acre, adjusted, and set the upper range of value for the subject.

After considering adjustments for differences in property rights, buyer expenditures, financing, conditions of
sale, market conditions, location and physical characteristics, it is our opinion that an appropriate value
indicator for the subject site is $22,500 per acre, which is within the range of the market. The following is our
calculation of the market value of the subject site:

LAND MARKET VALUE
Land Area Price/Acre Indicated Value
14.63 AC X $22.500 = $329,175

Indicated Market Value of the Subject Site
by the Sales Comparison Approach Rounded To: $330.000
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RECONCILIATION AND FINAL OPINION OF VALUE

The final step in the appraisal process is the correlation of the three indications of value derived by the Cost,
Income Capitalization, and Sales Comparison Approaches. In correlating these three approaches into a final
opinion of value, the appraiser has taken into account the purpose of the appraisal, the type of property, and the
adequacy of the data processed in each of the three approaches. Most important is which approach most nearly
reflects the actions of buyers and sellers in the market. The Cost and Income Capitalization Approaches to
value were not relevant since the subject property is vacant land. Only the Sales Comparison Approach to
Value is applicable.

The Sales Comparison Approach was considered most appropriate in valuing vacant land. There was adequate
information of similar land sales in the market. The indicated value was based on the analysis of open space
and physically constrained land sales available in the market. We utilized the Sale Price Per Acre Method.
Comparable sales were reviewed, inspected, and verified to ensure the reliability of the data used in this
approach. All adjustments made were judged to be reasonable and given adequate support through the use of
market-derived analysis.

Conclusion

The final conclusion or opinion has resulted from the application of the Sales Comparison Approach. The
Sales Comparison Approach is considered to be the primary approach to value when valuing land, and is most
commonly used by market participants. Based on the data presented, analysis, and reconciliation, the Market

value of the Fee Simple Interest in the subject property as of May 17, 2016 is:

THREE HUNDRED THIRTY THOUSAND DOLLARS.....uuiiiiniineissnicssecssecssecsne

...................... $330,000.
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ADDENDA



SUBJECT PHOTOGRAPHS

SUBJECT PROPERTY LOOKING SOUTHWEST FROM
NORTHEASTERN PROPERTY BOUNDARY

SUBJECT PROPERTY LOOKING WEST FROM
NORTHEASTERN PROPERTY BOUNDARY




SUBJECT PROPERTY LOOKING DOWN INTO CANYON

SUBJECT PROPERTY LOOKING NORTHWEST FROM
EASTERN PROPERTY BOUNDARY




VIEW OF PRIVATE STREET NEAR EASTERN BOUNDARY
OF SUBJECT PROPERTY LOOKING NORTHWEST

VIEW OF PRIVATE STREET NEAR EASTERN BOUNDARY
OF SUBJECT PROPERTY LOOKING SOUTHEAST




STREET SCENE LOOKING NORTH ON BRONCO DRIVE
WITH SUBJECT PROPERTY OFF PHOTO TO THE LEFT

STREET SCENE LOOKING SOUTH ON MARTINGALE DRIVE
WITH SUBJECT PROPERTY OFF PHOTO TO THE RIGHT




Chicago Title Company

725 South Figueroa Street, Suite 200, Los Angeles, CA 90017
Phone: (213) 488-4300 e Fax: (213) 488-4377

Issuing Policies of Chicago Title Insurance Company

ORDER NO.: 00054938-994-LT2-JC Escrow/Customer Phone: (213) 488-4300

Andrea Vona

916 Silver Spur Rd., Unit 204
Rolling Hills Estates, CA 90274
ATTN:

Email: avona@pvplc.org

Ref:

PROPERTY: VACANT LAND, RANCHO PALOS VERDES, CA

Title Officer: Jordan Curiel (LA/Comm)
Title Officer Phone: (213) 488-4371

Title Officer Fax: (213) 612-4171

Title Officer Email: UnitX23@ctt.com

PRELIMINARY REPORT

In response to the application for a policy of title insurance referenced herein, Chicago Title Company hereby reports that it
is prepared to issue, or cause to be issued, as of the date hereof, a policy or policies of title insurance describing the land and
the estate or interest therein hereinafter set forth, insuring against loss which may be sustained by reason of any defect, lien
or encumbrance not shown or referred to as an exception herein or not excluded from coverage pursuant to the printed
Schedules, Conditions and Stipulations or Conditions of said policy forms.

The printed Exceptions and Exclusions from the coverage and Limitations on Covered Risks of said policy or policies are set
forth in Attachment One. The policy to be issued may contain an arbitration clause. When the Amount of Insurance is less
than that set forth in the arbitration clause, all arbitrable matters shall be arbitrated at the option of either the Company or
the Insured as the exclusive remedy of the parties. Limitations on Covered Risks applicable to the CLTA and ALTA
Homeowner’s Policies of Title Insurance which establish a Deductible Amount and a Maximum Dollar Limit of Liability for
certain coverages are also set forth in Attachment One. Copies of the policy forms should be read. They are available from
the office which issued this report.

This report (and any supplements or amendments hereto) is issued solely for the purpose of facilitating the issuance of a
policy of title insurance and no liability is assumed hereby. If it is desired that liability be assumed prior to the issuance of a
policy of title insurance, a Binder or Commitment should be requested.

The policy(s) of title insurance to be issued hereunder will be policy(s) of Chicago Title Insurance Company, a Nebraska
Corporation.

Please read the exceptions shown or referred to herein and the exceptions and exclusions set forth in Attachment One of
this report carefully. The exceptions and exclusions are meant to provide you with notice of matters which are not covered
under the terms of the title insurance policy and should be carefully considered.

It is important to note that this preliminary report is not a written representation as to the condition of title and may not
list all liens, defects and encumbrances affecting title to the land.

Chicago Title Company

Authorized Signature

CLTA Preliminary Report Form — Modified (11/17/06) Page 1



Chicago Title Company

725 South Figueroa Street, Suite 200, Los Angeles, CA 90017
Phone: (213) 488-4300 e Fax: (213) 488-4377

PRELIMINARY REPORT

EFFECTIVE DATE: May 16, 2016 at 7:30 a.m.
ORDER NO.: 00054938-994-LT2-JC
The form of policy or policies of title insurance contemplated by this report is:

A Preliminary Report Only

1. THE ESTATE OR INTEREST IN THE LAND HEREINAFTER DESCRIBED OR REFERRED TO COVERED
BY THIS REPORT IS:
A FEE

2. TITLE TO SAID ESTATE OR INTEREST AT THE DATE HEREOF IS VESTED IN:

TRICIA L. BOUMA, Successor Trustee of the Judy Cake Revocable Trust, Dated February 14, 1995,
executed by Judy Cake as Settlor and as Original Trustee, as to an undivided 50% interest; and
TRICIA BOUMA, a married woman, as her sole and separate property, as to an undivided 50% interest,
Subject to Item No. 10

3. THE LAND REFERRED TO IN THIS REPORT IS DESCRIBED AS FOLLOWS:

See Exhibit A attached hereto and made a part hereof.

CLTA Preliminary Report Form — Modified (11/17/06) Page 2
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PRELIMINARY REPORT Chicago Title Company
YOUR REFERENCE: ORDER NO.: 00054938-994-LT2-JC

EXHIBIT “A”

LEGAL DESCRIPTION

THE LAND REFERRED TO HEREIN BELOW IS SITUATED IN THE CITY OF RANCHO PALOS VERDES, IN THE
COUNTY OF LOS ANGELES, STATE OF CALIFORNIA, AND IS DESCRIBED AS FOLLOWS:

PARCEL 4 OF PARCEL MAP NO. 967, IN THE CITY OF RANCHO PALOS VERDES, IN THE COUNTY OF LOS
ANGELES, STATE OF CALIFORNIA, AS PER MAP FILED IN BOOK 24, PAGE 34 OF MAPS, IN THE OFFICE OF
THE COUNTY RECORDER OF SAID COUNTY.

EXCEPTING THEREFROM THAT PORTION CONVEYED TO CHARLES V. LEIMBACH AND REGINA V.
LEIMBACH IN THAT CERTAIN DEED RECORDED ON AUGUST 7, 1970 AS INSTRUMENT NO. 1457, OF
OFFICIAL RECORDS, CITY OF RANCHO PALOS VERDES, COUNTY OF LOS ANGELES, STATE OF
CALIFORNIA.

APN(s): 7568-006-008

CLTA Preliminary Report Form — Modified (11/17/06) Page 3
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PRELIMINARY REPORT Chicago Title Company
YOUR REFERENCE: ORDER NO.: 00054938-994-LT2-JC

EXCEPTIONS

AT THE DATE HEREOF, ITEMS TO BE CONSIDERED AND EXCEPTIONS TO COVERAGE IN ADDITION

TO THE PRINTED EXCEPTIONS AND EXCLUSIONS IN SAID POLICY FORM WOULD BE AS FOLLOWS:

A Property taxes, which are a lien not yet due and payable, including any assessments collected with taxes to be levied
for the fiscal year 2016-2017.

B. Property taxes, including any personal property taxes and any assessments collected with taxes, are as follows:

Tax ldentification No.: 7568-006-008

Fiscal Year: 2015-2016
1st Installment; $17,563.16, DELINQUENT (Delinquent after December 10)
Penalty: $1,756.31
2nd Installment: $17,563.15, DELINQUENT (Delinquent after April 10)
Penalty and Cost: $1,766.31
Homeowners Exemption: $$0.00
Code Area: 07091
C. Said property has been declared tax defaulted for non-payment of delinquent taxes for the fiscal year 2009-2010;

2010-2011; 2011-2012- 2012-2013; 2013-2014; 2014-2015.
APN No.: 7568-006-008

Amounts to redeem for the above-stated fiscal year (and subsequent years if any) are:

Amount; $283,686.14, by May 31, 2016
Amount; $286.337.40, by June 30, 2016
D. Notice of Power to Sell tax defaulted property for non-payment of delinquent taxes for the fiscal year 2009-2010.
APN No.: 7568-006-008
Default No.: 7568 006 008
Original amount: $934.77
Recording Date: August 16, 2013
Recording No.: 20131203869 of Official Records
E. The lien of supplemental or escaped assessments of property taxes, if any, made pursuant to the provisions of

Chapter 3.5 (commencing with Section 75) or Part 2, Chapter 3, Articles 3 and 4, respectively, of the Revenue and
Taxation Code of the State of California as a result of the transfer of title to the vestee named in Schedule A or as a
result of changes in ownership or new construction occurring prior to Date of Policy.

1. Water rights, claims or title to water, whether or not disclosed by the public records.

2. Any policy of title insurance issued under this application will not insure a legal right of access to and from said
Land. Insuring Provision as purported on the policy contemplated will be deleted.

3. Easement(s) in favor of the public over any existing roads lying within said Land.

CLTA Preliminary Report Form — Modified (11/17/06) Page 4
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PRELIMINARY REPORT Chicago Title Company
YOUR REFERENCE: ORDER NO.: 00054938-994-LT2-JC

EXCEPTIONS
(Continued)

4. Easement(s) for the purpose(s) shown below and rights incidental thereto, as granted in a document:
Granted to: Southern California Edison Company, LTD., a corporation and Palos Verdes Water
Company, a corporation
Purpose: Pole lines, guys, anchors and rights incidental thereto
Recording No: in Book 16325, Page 270 of Official Records
Affects: said land more particularly described therein

Reference is made to said document for full particulars.

5. Easement(s) for the purpose(s) shown below and rights incidental thereto, as granted in a document:
Granted to: Southern California Edison Company, LTD., a corporation
Purpose: Pole lines, guys, anchors and rights incidental thereto
Recording Date: July 27, 1942
Recording No: in Book 19132, Page 25 of Official Records
Affects: said land more particularly described therein

Reference is made to said document for full particulars.

6. Covenants, conditions and restrictions but omitting any covenants or restrictions, if any, including but not limited to
those based upon race, color, religion, sex, sexual orientation, familial status, marital status, disability, handicap,
national origin, ancestry, source of income, gender, gender identity, gender expression, medical condition or genetic
information, as set forth in applicable state or federal laws, except to the extent that said covenant or restriction is
permitted by applicable law, as set forth in the document

Recording Date: July 7, 1944
Recording No: in Book 21089, Page 122 of Official Records

Said covenants, conditions and restrictions provide that a violation thereof shall not defeat the lien of any mortgage
or deed of trust made in good faith and for value.

Modification(s) of said covenants, conditions and restrictions

Recording Date: September 17, 1956
Recording No: in Book 52317, Page 348 of Official Records
7. Covenants, conditions and restrictions but omitting any covenants or restrictions, if any, including but not limited to

those based upon race, color, religion, sex, sexual orientation, familial status, marital status, disability, handicap,
national origin, ancestry, source of income, gender, gender identity, gender expression, medical condition or genetic
information, as set forth in applicable state or federal laws, except to the extent that said covenant or restriction is
permitted by applicable law, as set forth in the document

Recording Date: February 2, 1949
Recording No: in Book 29297, Page 273 of Official Records

CLTA Preliminary Report Form — Modified (11/17/06) Page 5
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PRELIMINARY REPORT
YOUR REFERENCE:

10.

11.

12.

13.

EXCEPTIONS
(Continued)

Modification(s) of said covenants, conditions and restrictions

Recording Date: December 14, 1950
Recording No: in Book 35079, Page 355 of Official Records

Chicago Title Company
ORDER NO.: 00054938-994-LT2-JC

Covenants, conditions and restrictions but omitting any covenants or restrictions, if any, including but not limited to
those based upon race, color, religion, sex, sexual orientation, familial status, marital status, disability, handicap,
national origin, ancestry, source of income, gender, gender identity, gender expression, medical condition or genetic
information, as set forth in applicable state or federal laws, except to the extent that said covenant or restriction is

permitted by applicable law, as set forth in the document

Recording Date: September 21, 1950
Recording No: in Book 34350, Page 300 of Official Records

Said covenants, conditions and restrictions provide that a violation thereof shall not defeat the lien of any mortgage

or deed of trust made in good faith and for value.

Easement(s) for the purpose(s) shown below and rights incidental thereto, as granted in a document:

Granted to: Southern California Edison Company
Purpose: Pole lines and rights incidental thereto
Recording No: in Book 36894, Page 258 of Official Records
Affects: said land more particularly described therein

Easement(s) for the purpose(s) shown below and rights incidental thereto as reserved in a document;

Reserved by: Joel H. Prescott Jr., et ux.

Purpose: Road purposes and right to dedicated same
Recording Date: January 27, 1953

Recording No: in Book 40821, Page 305 of Official Records
Affects: said land more particularly described therein

Easement(s) for the purpose(s) shown below and rights incidental thereto, as granted in a document:

Granted to: County of Los Angeles

Purpose: Storm drain

Recording Date: January 16, 1961

Recording No: in Book D-1093, Page 255 of Official Records
Affects: said land more particularly described therein

All easements, offers and dedications as shown on the official map

Parcel Map No.: 967, in Book 24 Page 34 of Parcel Maps

Easement(s) for the purpose(s) shown below and rights incidental thereto, as delineated on or as offered for

dedication on

Map/Plat: Parcel Map

Recording Date: March 2, 1970

Recording No: in Book 24, Page 34 of Parcel Maps
Purpose: Restricted Use and Flood Hazard
Affects: as shown on said map

CLTA Preliminary Report Form — Modified (11/17/06)
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PRELIMINARY REPORT
YOUR REFERENCE:

EXCEPTIONS
(Continued)

Chicago Title Company
ORDER NO.: 00054938-994-LT2-JC

14. A lien for unsecured property taxes filed by the tax collector of the county shown, for the amount set forth, and any

other amounts due.

County: Los Angeles

Fiscal Year: 2010/40550375
Taxpayer: Judy Cake Decd Trust
County Identification Number: 11202-00067
Amount: $44,273.44

Recording Date:
Recording No:

July 22, 2011
2011-0980100 of Official Records

15. A lien for unsecured property taxes filed by the tax collector of the county shown, for the amount set forth, and any

other amounts due.

County: Los Angeles

Fiscal Year: 2010/49955430
Taxpayer: Judy Cake Decd Trust
County Identification Number: 11202-00068
Amount: $45,377.80

Recording Date:
Recording No:

July 22, 2011
2011-0980101 of Official Records

16. A lien for unsecured property taxes filed by the tax collector of the county shown, for the amount set forth, and any

other amounts due.

County: Los Angeles

Fiscal Year: 2010/49955431
Taxpayer: Judy Cake Decd Trust
County Identification Number: 11202-00069
Amount: $4,684.01

Recording Date:
Recording No:

July 22, 2011
2011-0980102 of Official Records

17. A lien for unsecured property taxes filed by the tax collector of the county shown, for the amount set forth, and any

other amounts due.

County: Los Angeles

Fiscal Year: 2010-40450163
Taxpayer: Judy Cake Decd Trust
County Identification Number: 11220-00119
Amount: $14,648.16

Recording Date:
Recording No:

August 9, 2011
2011-1064378 of Official Records

CLTA Preliminary Report Form — Modified (11/17/06)
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PRELIMINARY REPORT Chicago Title Company
YOUR REFERENCE: ORDER NO.: 00054938-994-LT2-JC

18.

19.

20.

21.

22.

23.

24,

EXCEPTIONS
(Continued)

A lien for unsecured property taxes filed by the tax collector of the county shown, for the amount set forth, and any
other amounts due.

County: Los Angeles

Fiscal Year: 2010/49951023

Taxpayer: Judy Cake Deed Trust

County Identification Number: 11255-00795

Amount; $46,384.10

Recording Date: September 13, 2011

Recording No: 2011-1237258 of Official Records

Any invalidity or defect in the title of the vestees in the event that the trust referred to herein is invalid or fails to
grant sufficient powers to the trustee(s) or in the event there is a lack of compliance with the terms and provisions of
the trust instrument.

If title is to be insured in the trustee(s) of a trust, (or if their act is to be insured), this Company will require a Trust
Certification pursuant to California Probate Code Section 18100.5.

The Company reserves the right to add additional items or make further requirements after review of the requested
documentation.

The community interest of the spouse of the vestee named below.
Vestee: Tricia Bouma

The Company will require that the spouse of the vestee shown above join in any conveyance or encumbrance before
such transaction will be insured.

Please be advised that our search did not disclose any open Deeds of Trust of record. If you should have knowledge
of any outstanding obligation, please contact the Title Department immediately for further review prior to closing.

Any rights of the parties in possession of a portion of, or all of, said Land, which rights are not disclosed by the
public records.

The Company will require, for review, a full and complete copy of any unrecorded agreement, contract, license
and/or lease, together with all supplements, assignments and amendments thereto, before issuing any policy of title
insurance without excepting this item from coverage.

The Company reserves the right to except additional items and/or make additional requirements after reviewing said
documents.

Any easements not disclosed by the public records as to matters affecting title to real property, whether or not said
easements are visible and apparent.

Matters which may be disclosed by an inspection and/or by a correct ALTA/NSPS Land Title Survey of said Land
that is satisfactory to the Company, and/or by inquiry of the parties in possession thereof.

PLEASE REFER TO THE “INFORMATIONAL NOTES” AND “REQUIREMENTS” SECTIONS WHICH

FOLLOW FOR INFORMATION NECESSARY TO COMPLETE THIS TRANSACTION.

END OF EXCEPTIONS
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PRELIMINARY REPORT Chicago Title Company
YOUR REFERENCE: ORDER NO.: 00054938-994-LT2-JC

REQUIREMENTS SECTION

1. The Company will require either (a) a complete copy of the trust agreement and any amendments thereto certified
by the trustee(s) to be a true and complete copy with respect to the hereinafter named trust, or (b) a Certification,
pursuant to California Probate Code Section 18100.5, executed by all of the current trustee(s) of the hereinafter
named trust, a form of which is attached.

Name of Trust: THE JUDY CAKE REVOCABLE TRUST, DATED FEBRUARY 14, 1995

2. The Company will require that the spouse of the vestee named below join in any conveyance or encumbrance prior
to the issuance of any Policy of Title Insurance.

Vestee: TRICIA BOUMA

3. Prior to the close of escrow, the Company requires a Statement of Information to be completed by the following
party(s),
Party(s): ALL PARTIES

The Company reserves the right to add additional items or make further requirements after review of the requested
Statement of Information.

4, Furnish for review a full and complete copy of any unrecorded agreement, contract, license and/or lease together
with all supplements, assignments and amendments thereto, prior to the close of this transaction.

The Company reserves the right to add additional items or make further requirements after review of the requested
documentation.

END OF REQUIREMENTS
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PRELIMINARY REPORT Chicago Title Company
YOUR REFERENCE: ORDER NO.: 00054938-994-LT2-JC

INFORMATIONAL NOTES SECTION

1. None of the items shown in this report will cause the Company to decline to attach CLTA Endorsement Form 100 to
an Extended Coverage Loan Policy, when issued.

2. The Company is not aware of any matters which would cause it to decline to attach CLTA Endorsement Form 116
indicating that there is located on said Land Commercial properties, known as Vacant Land, located within the city
of Rancho Palos Verdes, California, , to an Extended Coverage Loan Policy.

3. Note: The policy of title insurance will include an arbitration provision. The Company or the insured may demand
arbitration. Arbitrable matters may include, but are not limited to, any controversy or claim between the Company
and the insured arising out of or relating to this policy, any service of the Company in connection with its issuance
or the breach of a policy provision or other obligation. Please ask your escrow or title officer for a sample copy of
the policy to be issued if you wish to review the arbitration provisions and any other provisions pertaining to your
Title Insurance coverage.

4. Note: There are NO conveyances affecting said Land recorded within 24 months of the date of this report.

END OF INFORMATIONAL NOTES

Jordan Curiel (LA/Comm)/jh2

CLTA Preliminary Report Form — Modified (11/17/06) Page 10



FIDELITY NATIONAL FINANCIAL
PRIVACY NOTICE

At Fidelity National Financial, Inc. and its majority-owned subsidiary companies (collectively, “FNF”, “our” or “we”), we
value the privacy of our customers. This Privacy Notice explains how we collect, use, and protect your information and
explains the choices you have regarding that information. A summary of our privacy practices is below. We also
encourage you to read the complete Privacy Notice following the summary.

Types of Information Collected. You may provide us with
certain personal information, like your contact information,
social security number (SSN), driver’s license, other
government ID numbers, and/or financial information. We
may also receive information from your Internet browser,
computer and/or mobile device.

How Information is Collected. We may collect personal
information directly from you from applications, forms, or
communications we receive from you, or from other
sources on your behalf, in connection with our provision of
products or services to you. We may also collect browsing
information from your Internet browser, computer, mobile
device or similar equipment. This browsing information is
generic and reveals nothing personal about the user.

Use of Your Information. We may use your information
to provide products and services to you (or someone on
your behalf), to improve our products and services, and to
communicate with you about our products and services. We
do not give or sell your personal information to parties
outside of FNF for their use to market their products or
services to you.

Security Of Your Information. We utilize a combination
of security technologies, procedures and safeguards to help
protect your information from unauthorized access, use
and/or disclosure. We communicate to our employees about
the need to protect personal information.

Choices With Your Information. Your decision to submit
personal information is entirely up to you. You can opt-out
of certain disclosures or use of your information or choose
to not provide any personal information to us.

When We Share Information. We may disclose your
information to third parties providing you products and
services on our behalf, law enforcement agencies or
governmental authorities, as required by law, and to parties
with whom you authorize us to share your information.

Information From Children. We do not knowingly collect
information from children under the age of 13, and our
websites are not intended to attract children.

Privacy Outside the Website. We are not responsible for
the privacy practices of third parties, even if our website
links to those parties’” websites.

Access and Correction. If you desire to see the
information collected about you and/or correct any
inaccuracies, please contact us in the manner specified in
this Privacy Notice.

Do Not Track Disclosures. We do not recognize “do not
track” requests from Internet browsers and similar devices.

The California Online Privacy Protection Act. Certain
FNF websites collect information on behalf of mortgage
loan servicers. The mortgage loan servicer is responsible
for taking action or making changes to any consumer
information submitted through those websites.

International Use. By providing us with your information,
you consent to the transfer, processing and storage of such
information outside your country of residence, as well as
the fact that we will handle such information consistent
with this Privacy Notice.

Your Consent To This Privacy Notice. By submitting
information to us and using our websites, you are accepting
and agreeing to the terms of this Privacy Notice.

Contact FNF. If you have questions or wish to contact us
regarding this Privacy Notice, please use the contact
information provided at the end of this Privacy Notice.

FNF Privacy Notice
Effective: April 1, 2016




FIDELITY NATIONAL FINANCIAL, INC.
PRIVACY NOTICE

FNF respects and is committed to protecting your privacy. We
pledge to take reasonable steps to protect your Personal
Information (as defined herein) and to ensure your information is
used in compliance with this Privacy Notice.

This Privacy Notice is only in effect for information collected
and/or owned by or on behalf of FNF, including collection
through any FNF website or online services offered by FNF
(collectively, the “Website”), as well as any information
collected offline (e.g., paper documents). The provision of this
Privacy Notice to you does not create any express or implied
relationship, nor create any express or implied duty or other
obligation, between FNF and you.

Types of Information Collected
We may collect two types of information: Personal Information
and Browsing Information.

Personal Information. The types of personal information FNF
collects may include, but are not limited to:

e contact information (e.g., name, address, phone number,
email address);

e social security number (SSN), driver’s license, and other
government ID numbers; and

» financial account or loan information.

Browsing Information. The types of browsing information FNF
collects may include, but are not limited to:

e Internet Protocol (or IP) address or device ID/UDID,
protocol and sequence information;

e browser language;

e browser type;

» domain name system requests;

*  browsing history;

*  number of clicks;

» hypertext transfer protocol headers; and

» application client and server banners.

How Information is Collected

In the course of our business, we may collect Personal

Information about you from the following sources:

« applications or other forms we receive from you or your
authorized representative, whether electronic or paper;

e communications to us from you or others;

« information about your transactions with, or services
performed by, us, our affiliates or others; and

» information from consumer or other reporting agencies and
public records that we either obtain directly from those
entities, or from our affiliates or others.

We may collect Browsing Information from you as follows:

- Browser Log Files. Our servers automatically log, collect
and record certain Browsing Information about each visitor
to the Website. The Browsing Information includes only
generic information and reveals nothing personal about the
user.

e Cookies. From time to time, FNF may send a “cookie” to
your computer when you visit the Website. A cookie is a

FNF Privacy Notice
Effective: April 1, 2016

small piece of data that is sent to your Internet browser from
a web server and stored on your computer’s hard drive.
When you visit the Website again, the cookie allows the
Website to recognize your computer, with the goal of
providing an optimized user experience. Cookies may store
user preferences and other information. You can choose not
to accept cookies by changing the settings of your Internet
browser. If you choose not to accept cookies, then some
functions of the Website may not work as intended.

Use of Collected Information
Information collected by FNF is used for three main purposes:

»  To provide products and services to you, or to one or more
third party service providers who are performing services on
your behalf or in connection with a transaction involving
you;

» To improve our products and services; and

e To communicate with you and to inform you about FNF’s
products and services.

When We Share Information

We may share your Personal Information (excluding information

we receive from consumer or other credit reporting agencies) and

Browsing Information with certain individuals and companies, as

permitted by law, without first obtaining your authorization.

Such disclosures may include, without limitation, the following:

» to agents, representatives, or others to provide you with
services or products you have requested, and to enable us to
detect or prevent criminal activity, fraud, or material
misrepresentation or nondisclosure;

» to third-party contractors or service providers who provide
services or perform other functions on our behalf;

» to law enforcement or other governmental authority in
connection with an investigation, or civil or criminal
subpoenas or court orders; and/or

e to other parties authorized to receive the information in
connection with services provided to you or a transaction
involving you.

We may disclose Personal Information and/or Browsing

Information when required by law or in the good-faith belief that

such disclosure is necessary to:

» comply with a legal process or applicable laws;

« enforce this Privacy Notice;

e investigate or respond to claims that any information
provided by you violates the rights of a third party; or

» protect the rights, property or personal safety of FNF, its
users or the public.

We make efforts to ensure third party contractors and service

providers who provide services or perform functions on our

behalf protect your information. We limit use of your

information to the purposes for which the information was

provided. We do not give or sell your information to third parties

for their own direct marketing use.

We reserve the right to transfer your Personal Information,
Browsing Information, as well as any other information, in
connection with the sale or other disposition of all or part of the



FNF business and/or assets, or in the event of our bankruptcy,
reorganization, insolvency, receivership or an assignment for the
benefit of creditors. You expressly agree and consent to the use
and/or transfer of this information in connection with any of the
above-described proceedings. We cannot and will not be
responsible for any breach of security by any third party or for
any actions of any third party that receives any of the information
that is disclosed to us.

Choices With Your Information

Whether you submit your information to FNF is entirely up to
you. If you decide not to submit your information, FNF may not
be able to provide certain products or services to you. You may
choose to prevent FNF from using your information under
certain circumstances (“opt out”). You may opt out of receiving
communications from us about our products and/or services.

Security And Retention Of Information

FNF is committed to protecting the information you share with
us and utilizes a combination of security technologies,
procedures and safeguards to help protect it from unauthorized
access, use and/or disclosure. FNF trains its employees on
privacy practices and on FNF’s privacy and information security
policies. FNF works hard to retain information related to you
only as long as reasonably necessary for business and/or legal
purposes.

Information From Children

The Website is meant for adults. The Website is not intended or
designed to attract children under the age of thirteen (13). We do
not collect Personal Information from any person that we know
to be under the age of thirteen (13) without permission from a
parent or guardian.

Privacy Outside the Website

The Website may contain links to other websites, including links
to websites of third party service providers. FNF is not and
cannot be responsible for the privacy practices or the content of
any of those other websites.

International Users

Because FNF’s headquarters is located in the United States, we
may transfer your Personal Information and/or Browsing
Information to the United States. By using our website and
providing us with your Personal Information and/or Browsing
Information, you understand and consent to the transfer,
processing and storage of such information outside your country
of residence, as well as the fact that we will handle such
information consistent with this Privacy Notice.

Do Not Track Disclosures
Currently, our policy is that we do not recognize “do not track”
requests from Internet browsers and similar devices.

The California Online Privacy Protection Act

For some websites which FNF or one of its companies owns,
such as the Customer CareNet (“CCN”), FNF is acting as a third
party service provider to a mortgage loan servicer. In those

FNF Privacy Notice
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instances, we may collect certain information on behalf of that
mortgage loan servicer, including:

» firstand last name;

e property address;

e user name and password;

* loan number;

» social security number - masked upon entry;

e email address;

e security questions and answers; and

* |P address.

The information you submit is then transferred to your mortgage
loan servicer by way of CCN. The mortgage loan servicer is
responsible for taking action or making changes to any
consumer information submitted through this website. For
example, if you believe that your payment or user
information is incorrect, you must contact your mortgage
loan servicer.

CCN does not share consumer information with third parties,
other than those with which the mortgage loan servicer has
contracted to interface with the CCN application. All sections of
this Privacy Notice apply to your interaction with CCN, except
for the sections titled Choices with Your Information, and Access
and Correction. If you have questions regarding the choices you
have with regard to your personal information or how to access
or correct your personal information, contact your mortgage loan
servicer.

Access and Correction

To access your Personal Information in the possession of FNF
and correct any inaccuracies, please contact us by email at
privacy@fnf.com or by mail at:

Fidelity National Financial, Inc.
601 Riverside Avenue
Jacksonville, Florida 32204
Attn: Chief Privacy Officer

Your Consent To This Privacy Notice

By submitting Personal Information and/or Browsing
Information to FNF, you consent to the collection and use of
information by FNF in compliance with this Privacy Notice. We
reserve the right to make changes to this Privacy Notice. If we
change this Privacy Notice, we will post the revised version on
the Website.

Contact FNF
Please send questions and/or comments related to this Privacy
Notice by email at privacy@fnf.com or by mail at:

Fidelity National Financial, Inc.
601 Riverside Avenue
Jacksonville, Florida 32204
Attn: Chief Privacy Officer

Copyright © 2016. Fidelity National Financial, Inc.
All Rights Reserved.

EFFECTIVE AS OF APRIL 1, 2016



Notice of Available Discounts

Pursuant to Section 2355.3 in Title 10 of the California Code of Regulations Fidelity National Financial, Inc. and its
subsidiaries (“FNF”) must deliver a notice of each discount available under our current rate filing along with the delivery of
escrow instructions, a preliminary report or commitment. Please be aware that the provision of this notice does not constitute
a waiver of the consumer’s right to be charged the field rate. As such, your transaction may not qualify for the below
discounts.

You are encouraged to discuss the applicability of one or more of the below discounts with a Company representative. These
discounts are generally described below; consult the rate manual for a full description of the terms, conditions and
requirements for each discount. These discounts only apply to transaction involving services rendered by the FNF Family of
Companies. This notice only applies to transactions involving property improved with a one-to-four family residential
dwelling.

ENF Underwritten Title Company ENF Underwriter
CTC - Chicago Title Company CTIC - Chicago Title Insurance Company

Available Discounts

CREDIT FOR PRELIMINARY REPORTS AND/OR COMMITMENTS ON SUBSEQUENT POLICIES (CTIC)
Where no major change in the title has occurred since the issuance of the original report or commitment, the order may be
reopened within 12 months and all or a portion of the charge previously paid for the report or commitment may be credited
on a subsequent policy charge within the following time period from the date of the report.

DISASTER LOANS (CTIC)
The charge for a lender’s Policy (Standard or Extended coverage) covering the financing or refinancing by an owner of
record, within 24 months of the date of a declaration of a disaster area by the government of the United States or the State of
California on any land located in said area, which was partially or totally destroyed in the disaster, will be 50% of the
appropriate title insurance rate.

CHURCHES OR CHARITABLE NON-PROFIT ORGANIZATIONS (CTIC)

On properties used as a church or for charitable purposes within the scope of the normal activities of such entities, provided
said charge is normally the church’s obligation the charge for an owner’s policy shall be 50% to 70% of the appropriate title
insurance rate, depending on the type of coverage selected. The charge for a lender’s policy shall be 40% to 50% of the
appropriate title insurance rate, depending on the type of coverage selected.

EMPLOYEE RATE (CTC and CTIC)

No charge shall be made to employees (including employees on approved retirement) of the Company or its underwritten,
subsidiary title companies for policies or escrow services in connection with financing, refinancing, sale or purchase of the
employees’ bona fide home property. Waiver of such charges is authorized only in connection with those costs which the
employee would be obligated to pay, by established custom, as a party to the transaction.

CA Discount Notice Effective Date: 1-10-2010



ATTACHMENT ONE

CALIFORNIA LAND TITLE ASSOCIATION
STANDARD COVERAGE POLICY -1990

EXCLUSIONS FROM COVERAGE

The following matters are expressly excluded from the coverage of this policy and the Company will not pay loss or damage, costs, attorneys' fees or

expenses which arise by reason of:

1. (a) Any law, ordinance or governmental regulation (including but not limited to building or zoning laws, ordinances, or regulations) restricting,
regulating, prohibiting or relating (i) the occupancy, use, or enjoyment of the land; (ii) the character, dimensions or location of any
improvement now or hereafter erected on the land; (iii) a separation in ownership or a change in the dimensions or area of the land or any
parcel of which the land is or was a part; or (iv) environmental protection, or the effect of any violation of these laws, ordinances or
governmental regulations, except to the extent that a notice of the enforcement thereof or a notice of a defect, lien, or encumbrance
resulting from a violation or alleged violation affecting the land has been recorded in the public records at Date of Policy.

(b) Any governmental police power not excluded by (a) above, except to the extent that a notice of the exercise thereof or notice of a defect,
lien or encumbrance resulting from a violation or alleged violation affecting the land has been recorded in the public records at Date of
Policy.

2. Rights of eminent domain unless notice of the exercise thereof has been recorded in the public records at Date of Policy, but not excluding from
coverage any taking which has occurred prior to Date of Policy which would be binding on the rights of a purchaser for value without
knowledge.

3. Defects, liens, encumbrances, adverse claims or other matters:

(a) whether or not recorded in the public records at Date of Policy, but created, suffered, assumed or agreed to by the insured claimant;

(b) not known to the Company, not recorded in the public records at Date of Policy, but known to the insured claimant and not disclosed in
writing to the Company by the insured claimant prior to the date the insured claimant became an insured under this policy;

(c) resulting in no loss or damage to the insured claimant;

(d) attaching or created subsequent to Date of Policy; or

(e) resulting in loss or damage which would not have been sustained if the insured claimant had paid value for the insured mortgage or for the
estate or interest insured by this policy.

4. Unenforceability of the lien of the insured mortgage because of the inability or failure of the insured at Date of Policy, or the inability or failure
of any subsequent owner of the indebtedness, to comply with the applicable doing business laws of the state in which the land is situated.

5. Invalidity or unenforceability of the lien of the insured mortgage, or claim thereof, which arises out of the transaction evidenced by the insured
mortgage and is based upon usury or any consumer credit protection or truth in lending law.

6. Any claim, which arises out of the transaction vesting in the insured the estate of interest insured by this policy or the transaction creating the
interest of the insured lender, by reason of the operation of federal bankruptcy, state insolvency or similar creditors' rights laws.

EXCEPTIONS FROM COVERAGE - SCHEDULE B, PART I

This policy does not insure against loss or damage (and the Company will not pay costs, attorneys' fees or expenses) which arise by reason of:

1. Taxes or assessments which are not shown as existing liens by the records of any taxing authority that levies taxes or assessments on real
property or by the public records.
Proceedings by a public agency which may result in taxes or assessments, or notices of such proceedings, whether or not shown by the records
of such agency or by the public records.

2. Any facts, rights, interests, or claims which are not shown by the public records but which could be ascertained by an inspection of the land or
which may be asserted by persons in possession thereof.

3. Easements, liens or encumbrances, or claims thereof, not shown by the public records.

4. Discrepancies, conflicts in boundary lines, shortage in area, encroachments, or any other facts which a correct survey would disclose, and which
are not shown by the public records.

5. (a) Unpatented mining claims; (b) reservations or exceptions in patents or in Acts authorizing the issuance thereof; (c) water rights, claims or
title to water, whether or not the matters excepted under (), (b) or (c) are shown by the public records.

6. Any lien or right to a lien for services, labor or material not shown by the public records.

CLTA HOMEOWNER'S POLICY OF TITLE INSURANCE (12-02-13)
ALTA HOMEOWNER'S POLICY OF TITLE INSURANCE

EXCLUSIONS

In addition to the Exceptions in Schedule B, You are not insured against loss, costs, attorneys' fees, and expenses resulting from:
1. Governmental police power, and the existence or violation of those portions of any law or government regulation concerning:
building;
zoning;
land use;
improvements on the Land,;
land division; and
f.  environmental protection.
This Exclusion does not limit the coverage described in Covered Risk 8.a., 14, 15, 16, 18, 19, 20, 23 or 27.
2. The failure of Your existing structures, or any part of them, to be constructed in accordance with applicable building codes. This Exclusion does
not limit the coverage described in Covered Risk 14 or 15.
3. The right to take the Land by condemning it. This Exclusion does not limit the coverage described in Covered Risk 17.
4. Risks:
a. thatare created, allowed, or agreed to by You, whether or not they are recorded in the Public Records;
b. that are Known to You at the Policy Date, but not to Us, unless they are recorded in the Public Records at the Policy Date;

P00
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c. thatresult in no loss to You; or

d. that first occur after the Policy Date - this does not limit the coverage described in Covered Risk 7, 8.e., 25, 26, 27 or 28.
5. Failure to pay value for Your Title.
6. Lack ofaright:

a. toany land outside the area specifically described and referred to in paragraph 3 of Schedule A; and

b. instreets, alleys, or waterways that touch the Land.

This Exclusion does not limit the coverage described in Covered Risk 11 or 21.
7. The transfer of the Title to You is invalid as a preferential transfer or as a fraudulent transfer or conveyance under federal bankruptcy, state
insolvency, or similar creditors’ rights laws.
Contamination, explosion, fire, flooding, vibration, fracturing, earthquake, or subsidence.
Negligence by a person or an Entity exercising a right to extract or develop minerals, water, or any other substances.

LIMITATIONS ON COVERED RISKS

Your insurance for the following Covered Risks is limited on the Owner’s Coverage Statement as follows:
e  For Covered Risk 16, 18, 19, and 21 Your Deductible Amount and Our Maximum Dollar Limit of Liability shown in Schedule A.

© ®

The deductible amounts and maximum dollar limits shown on Schedule A are as follows:
Our Maximum Dollar

Your Deductible Amount Limit of Liability
1.00% % of Policy Amount Shown in Schedule A or
Covered Risk 16: $2,500.00 (whichever is less) $10,000.00
1.00% % of Policy Amount Shown in Schedule A or
Covered Risk 18: $5,000.00 (whichever is less) $ 25,000.00
1.00% of Policy Amount Shown in Schedule A or
Covered Risk 19: $5,000.00 (whichever is less) $ 25,000.00
1.00% of Policy Amount Shown in Schedule A or
Covered Risk 21: $2,500.00 (whichever is less) $5,000.00

2006 ALTA LOAN POLICY (06-17-06)
EXCLUSIONS FROM COVERAGE

The following matters are expressly excluded from the coverage of this policy, and the Company will not pay loss or damage, costs, attorneys' fees,

or expenses that arise by reason of:

1. (a) Any law, ordinance, permit, or governmental regulation (including those relating to building and zoning) restricting, regulating,
prohibiting, or relating to
(i) the occupancy, use, or enjoyment of the Land;

(ii) the character, dimensions, or location of any improvement erected on the Land;

(iii) the subdivision of land; or

(iv) environmental protection;

or the effect of any violation of these laws, ordinances, or governmental regulations. This Exclusion 1(a) does not modify or limit the
coverage provided under Covered Risk 5.

(b) Any governmental police power. This Exclusion 1(b) does not modify or limit the coverage provided under Covered Risk 6.

Rights of eminent domain. This Exclusion does not modify or limit the coverage provided under Covered Risk 7 or 8.

3. Defects, liens, encumbrances, adverse claims, or other matters
(a) created, suffered, assumed, or agreed to by the Insured Claimant;

(b) not Known to the Company, not recorded in the Public Records at Date of Policy, but Known to the Insured Claimant and not disclosed in
writing to the Company by the Insured Claimant prior to the date the Insured Claimant became an Insured under this policy;

(c) resulting in no loss or damage to the Insured Claimant;

(d) attaching or created subsequent to Date of Policy (however, this does not modify or limit the coverage provided under Covered Risk 11, 13
or 14); or

(e) resulting in loss or damage that would not have been sustained if the Insured Claimant had paid value for the Insured Mortgage.

4. Unenforceability of the lien of the Insured Mortgage because of the inability or failure of an Insured to comply with applicable doing-business
laws of the state where the Land is situated.

5. Invalidity or unenforceability in whole or in part of the lien of the Insured Mortgage that arises out of the transaction evidenced by the Insured
Mortgage and is based upon usury or any consumer credit protection or truth-in-lending law.

6. Any claim, by reason of the operation of federal bankruptcy, state insolvency, or similar creditors’ rights laws, that the transaction creating the
lien of the Insured Mortgage, is
(a) afraudulent conveyance or fraudulent transfer, or
(b) a preferential transfer for any reason not stated in Covered Risk 13(b) of this policy.

7. Any lien on the Title for real estate taxes or assessments imposed by governmental authority and created or attaching between Date of Policy
and the date of recording of the Insured Mortgage in the Public Records. This Exclusion does not modify or limit the coverage provided under
Covered Risk 11(b).

The above policy form may be issued to afford either Standard Coverage or Extended Coverage. In addition to the above Exclusions from Coverage,

the Exceptions from Coverage in a Standard Coverage policy will also include the following Exceptions from Coverage:

EXCEPTIONS FROM COVERAGE

N

(Except as provided in Schedule B - Part Il,( t(or T)his policy does not insure against loss or damage, and the Company will not pay costs, attorneys’
fees or expenses, that arise by reason of:
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(PART |

(The above policy form may be issued to afford either Standard Coverage or Extended Coverage. In addition to the above Exclusions from

Coverage, the Exceptions from Coverage in a Standard Coverage policy will also include the following Exceptions from Coverage:

1. (a) Taxes or assessments that are not shown as existing liens by the records of any taxing authority that levies taxes or assessments on real
property or by the Public Records; (b) proceedings by a public agency that may result in taxes or assessments, or notices of such proceedings,
whether or not shown by the records of such agency or by the Public Records.

2. Any facts, rights, interests, or claims that are not shown by the Public Records but that could be ascertained by an inspection of the Land or that
may be asserted by persons in possession of the Land.

3. Easements, liens or encumbrances, or claims thereof, not shown by the Public Records.

4. Any encroachment, encumbrance, violation, variation, or adverse circumstance affecting the Title that would be disclosed by an accurate and
complete land survey of the Land and not shown by the Public Records.

5. (a) Unpatented mining claims; (b) reservations or exceptions in patents or in Acts authorizing the issuance thereof; (c) water rights, claims or
title to water, whether or not the matters excepted under (a), (b), or (c) are shown by the Public Records.

6. Any lien or right to a lien for services, labor or material not shown by the Public Records.

PART II

In addition to the matters set forth in Part | of this Schedule, the Title is subject to the following matters, and the Company insures against loss or
damage sustained in the event that they are not subordinate to the lien of the Insured Mortgage:)

2006 ALTA OWNER’S POLICY (06-17-06)
EXCLUSIONS FROM COVERAGE

The following matters are expressly excluded from the coverage of this policy, and the Company will not pay loss or damage, costs, attorneys' fees,
or expenses that arise by reason of:
1. (@ Any law, ordinance, permit, or governmental regulation (including those relating to building and zoning) restricting, regulating,
prohibiting, or relating to
(i) the occupancy, use, or enjoyment of the Land;
(ii) the character, dimensions, or location of any improvement erected on the Land;
(iii) the subdivision of land; or
(iv) environmental protection;
or the effect of any violation of these laws, ordinances, or governmental regulations. This Exclusion 1(a) does not modify or limit the
coverage provided under Covered Risk 5.
(b) Any governmental police power. This Exclusion 1(b) does not modify or limit the coverage provided under Covered Risk 6.
Rights of eminent domain. This Exclusion does not modify or limit the coverage provided under Covered Risk 7 or 8.
3. Defects, liens, encumbrances, adverse claims, or other matters
(a) created, suffered, assumed, or agreed to by the Insured Claimant;
(b) not Known to the Company, not recorded in the Public Records at Date of Policy, but Known to the Insured Claimant and not disclosed in
writing to the Company by the Insured Claimant prior to the date the Insured Claimant became an Insured under this policy;
(c) resulting in no loss or damage to the Insured Claimant;
(d) attaching or created subsequent to Date of Policy (however, this does not modify or limit the coverage provided under Covered Risk 9 and
10); or
(e) resulting in loss or damage that would not have been sustained if the Insured Claimant had paid value for the Title.
4. Any claim, by reason of the operation of federal bankruptcy, state insolvency, or similar creditors’ rights laws, that the transaction vesting the
Title as shown in Schedule A, is
(a) afraudulent conveyance or fraudulent transfer; or
(b) a preferential transfer for any reason not stated in Covered Risk 9 of this policy.
5. Any lien on the Title for real estate taxes or assessments imposed by governmental authority and created or attaching between Date of Policy
and the date of recording of the deed or other instrument of transfer in the Public Records that vests Title as shown in Schedule A.
The above policy form may be issued to afford either Standard Coverage or Extended Coverage. In addition to the above Exclusions from Coverage,
the Exceptions from Coverage in a Standard Coverage policy will also include the following Exceptions from Coverage:
EXCEPTIONS FROM COVERAGE

N

This policy does not insure against loss or damage, and the Company will not pay costs, attorneys’ fees or expenses, that arise by reason of:

(The above policy form may be issued to afford either Standard Coverage or Extended Coverage. In addition to the above Exclusions from

Coverage, the Exceptions from Coverage in a Standard Coverage policy will also include the following Exceptions from Coverage:

1. (a) Taxes or assessments that are not shown as existing liens by the records of any taxing authority that levies taxes or assessments on real
property or by the Public Records; (b) proceedings by a public agency that may result in taxes or assessments, or notices of such proceedings,
whether or not shown by the records of such agency or by the Public Records.

2. Any facts, rights, interests, or claims that are not shown in the Public Records but that could be ascertained by an inspection of the Land or that
may be asserted by persons in possession of the Land.

3. Easements, liens or encumbrances, or claims thereof, not shown by the Public Records.

4. Any encroachment, encumbrance, violation, variation, or adverse circumstance affecting the Title that would be disclosed by an accurate and
complete land survey of the Land and that are not shown by the Public Records.

5. (a) Unpatented mining claims; (b) reservations or exceptions in patents or in Acts authorizing the issuance thereof; (c) water rights, claims or

title to water, whether or not the matters excepted under (a), (b), or (c) are shown by the Public Records.

Any lien or right to a lien for services, labor or material not shown by the Public Records.

7. (Variable exceptions such as taxes, easements, CC&R’s, etc. shown here.)

o
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ALTA EXPANDED COVERAGE RESIDENTIAL LOAN POLICY (12-02-13)
EXCLUSIONS FROM COVERAGE

The following matters are expressly excluded from the coverage of this policy and the Company will not pay loss or damage, costs, attorneys’ fees or
expenses which arise by reason of:

1.

N

10.
11.

(@ Any law, ordinance, permit, or governmental regulation (including those relating to building and zoning) restricting, regulating,
prohibiting, or relating to
(i) the occupancy, use, or enjoyment of the Land;
(ii) the character, dimensions, or location of any improvement erected on the Land;
(iii) the subdivision of land; or
(iv) environmental protection;
or the effect of any violation of these laws, ordinances, or governmental regulations. This Exclusion 1(a) does not modify or limit the
coverage provided under Covered Risk 5, 6, 13(c), 13(d), 14 or 16.
(b) Any governmental police power. This Exclusion 1(b) does not modify or limit the coverage provided under Covered Risk 5, 6, 13(c),
13(d), 14 or 16.
Rights of eminent domain. This Exclusion does not modify or limit the coverage provided under Covered Risk 7 or 8.
Defects, liens, encumbrances, adverse claims, or other matters
(a) created, suffered, assumed, or agreed to by the Insured Claimant;
(b) not Known to the Company, not recorded in the Public Records at Date of Policy, but Known to the Insured Claimant and not disclosed in
writing to the Company by the Insured Claimant prior to the date the Insured Claimant became an Insured under this policy;
(c) resulting in no loss or damage to the Insured Claimant;
(d) attaching or created subsequent to Date of Policy (however, this does not modify or limit the coverage provided under Covered Risk 11, 16,
17,18, 19, 20, 21, 22, 23, 24, 27 or 28); or
(e) resulting in loss or damage that would not have been sustained if the Insured Claimant had paid value for the Insured Mortgage.
Unenforceability of the lien of the Insured Mortgage because of the inability or failure of an Insured to comply with applicable doing-business
laws of the state where the Land is situated.
Invalidity or unenforceability in whole or in part of the lien of the Insured Mortgage that arises out of the transaction evidenced by the Insured
Mortgage and is based upon usury, or any consumer credit protection or truth-in-lending law. This Exclusion does not modify or limit the
coverage provided in Covered Risk 26.
Any claim of invalidity, unenforceability or lack of priority of the lien of the Insured Mortgage as to Advances or modifications made after the
Insured has Knowledge that the vestee shown in Schedule A is no longer the owner of the estate or interest covered by this policy. This
Exclusion does not modify or limit the coverage provided in Covered Risk 11.
Any lien on the Title for real estate taxes or assessments imposed by governmental authority and created or attaching subsequent to Date of
Policy. This Exclusion does not modify or limit the coverage provided in Covered Risk 11(b) or 25.
The failure of the residential structure, or any portion of it, to have been constructed before, on or after Date of Policy in accordance with
applicable building codes. This Exclusion does not modify or limit the coverage provided in Covered Risk 5 or 6.
Any claim, by reason of the operation of federal bankruptcy, state insolvency, or similar creditors’ rights laws, that the transaction creating the
lien of the Insured Mortgage, is
(a) afraudulent conveyance or fraudulent transfer, or
(b) a preferential transfer for any reason not stated in Covered Risk 27(b) of this policy.
Contamination, explosion, fire, flooding, vibration, fracturing, earthquake, or subsidence.
Negligence by a person or an Entity exercising a right to extract or develop minerals, water, or any other substances.

Attachment One (6-5-14) CA & NV






OWNER'S DECLARATION

The undersigned hereby declares as follows:

1.

7.

(Fill in the applicable paragraph and strike the other)

a. Declarant ("Owner") is the owner or lessee, as the case may be, of certain premises located at

further described as follows: See Preliminary Report/Commitment No. 00054938-994-L.T2-JC for full
legal description (the "Land").

b. Declarant is the of
("Owner"), which is the owner or lessee, as the case may be, of certain premises located at

further described as follows: See Preliminary Report/Commitment No. 00054938-994-L.T2-JC for full
legal description (the "Land").

(Fill in the applicable paragraph and strike the other)

a. During the period of six months immediately preceding the date of this declaration no work has been done,
no surveys or architectural or engineering plans have been prepared, and no materials have been furnished
in connection with the erection, equipment, repair, protection or removal of any building or other structure
on the Land or in connection with the improvement of the Land in any manner whatsoever.

b. During the period of six months immediately preceding the date of this declaration certain work has been
done and materials furnished in connection with upon
the Land in the approximate total sum of $ , but no work whatever remains to be done and no

materials remain to be furnished to complete the construction in full compliance with the plans and
specifications, nor are there any unpaid bills incurred for labor and materials used in making such
improvements or repairs upon the Land, or for the services of architects, surveyors or engineers, except as
follows: . Owner,
by the undersigned Declarant, agrees to and does hereby indemnify and hold harmless Chicago Title
Company against any and all claims arising therefrom.

Owner has not previously conveyed the Land; is not a debtor in bankruptcy (and if a partnership, the general partner
thereof is not a debtor in bankruptcy); and has not received notice of any pending court action affecting the title to
the Land.

Except as shown in the above-referenced Preliminary Report/Commitment, there are no unpaid or unsatisfied
mortgages, deeds of trust, Uniform Commercial Code financing statements, regular assessments, special
assessments, periodic assessments or any assessment from any source, claims of lien, special assessments, or taxes
that constitute a lien against the Land or that affect the Land but have not been recorded in the public records. There
are no violations of the covenants, conditions and restrictions as shown in the above-referenced Preliminary
Report/Commitment.

The Land is currently in use as

; occupy/occupies the Land;
and the following are all of the leases or other occupancy rights affecting the Land:

There are no other persons or entities that assert an ownership interest in the Land, nor are there unrecorded
easements, claims of easement, or boundary disputes that affect the Land.

There are no outstanding options to purchase or rights of first refusal affecting the Land.

This declaration is made with the intention that Chicago Title Company (the "Company") and its policy issuing agents will
rely upon it in issuing their title insurance policies and endorsements. Owner, by the undersigned Declarant, agrees to
indemnify the Company against loss or damage (including attorneys fees, expenses, and costs) incurred by the Company as a
result of any untrue statement made herein.

| declare under penalty of perjury that the foregoing is true and correct and that this declaration was executed on at

Signature:

MISC0220.doc — Owner’s Declaration (Rev. 05/05/15)



|| APPRAISER QUALIFICATIONS

MARK D. BRUSCA, SR/WA

APPRAISAL EXPERIENCE

Entered the real estate field in 2004 and began working with Riggs and Riggs, Inc., an appraisal and
consulting company. Valuation and consultation experience includes full and partial take appraisal report
preparation of fee simple, permanent easement, and temporary construction easement interests for retail,
office, industrial, agricultural, and residential uses. Right of way maps and the construction in the manner
proposed are analyzed to determine any impact to the subject remainder parcel in the after condition to
determine any damages or benefits to the subject. Other assignments include appraisals for redevelopment
acquisitions and inverse condemnation cases. Type of projects appraised include: street widening, freeway,
grade separation, electrical corridor, pipeline, and flood control.

CURRENT EMPLOYMENT

Associate appraiser with RIGGS & RIGGS, INC., Real Estate Appraisers and Consultants, located at:

4195 Valley Fair Street, Suite 207
Simi Valley, California 93063

EDUCATION
University of California, Los Angeles; Bachelor of Arts Degree in Political Science
Areas of Study at University of California, Los Angeles:

eForeign Relations ®[Economics
eSoviet Studies ®Psychology

Moorpark College; Associate of Science Degree in Computer Network Systems Engineering
Areas of Study at Moorpark College:

eComputer Hardware
eHTML Programming
o Networking

Avreas of Study at the Appraisal Institute:
® Appraisal Procedures, Course 110
® Appraisal Procedures, Course 120
® Basic Income Capitalization, Course 310
® General Applications, Course 320
® Advanced Income Capitalization, Course 510
® Highest & Best Use and Market Analysis, Course 520
® Advanced Sales Comparison and Cost Approaches, Course 530
e Advanced Applications, Course 550
o National Uniform Standards of Professional Appraisal Practice (USPAP) Course, 15-Hour
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Areas of Study at the International Right-Of-Way Association:
® Principles of Land Acquisition, Course 100
e Standards of Practice for the Right of Way Professional, Course 104
® Principles of Real Estate Negotiations, Course 200
® Alternative Dispute Resolution, Course 203
® Negotiating Effectively with a Diverse Clientele, Course 209
® Partial Acquisition, Course 401
® Easement Valuation, Course 403
® Problems in the Valuation of Partial Acquisitions, Course 431
® Principles of Real Estate Law, Course 800
® Eminent Domain Law Basics for Right-of-Way Professionals, Course 803
® Engineering Plan Development and Application, Course 901

Areas of Study at California State University, Northridge:
® Appraisal Report Writing

GENERAL BACKGROUND

Employed as an insurance investigator from 1992 through 2002. Became a licensed private investigator in
2000. Skills included interviews, formal statements, research, analysis and narrative report preparation.

PROFESSIONAL AFFILIATIONS, LICENSES & CERTIFICATION

State of California General Real Estate Appraiser, Certificate No. AG036814

Associate Member of the Appraisal Institute No. 455039, January 2004

Senior Member of the International Right of Way Association, with SR/WA designation, No. 7889036, 2013
Webmaster for International Right of Way Association Chapter 1, 2005 - 2011

Certified Course Coordinator, International Right of Way Association, 2008 - Present

A+ Certified Computer Technician, December 2001

Licensed Private Investigator, November 2000
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APPRAISER QUALIFICATIONS

JOYCE L. RIGGS, MAI, SR/WA

APPRAISAL EXPERIENCE

Entered the appraisal profession in 1988 as an appraisal assistant with B.G.R. Appraisals in Simi Valley,
California. Services rendered involved appraisal report preparation for a variety of property types
including: commercial/retail and office; industrial; bulk acreage; and multi-family residential.

In 1991, | accepted a position as a Real Estate Representative for The Metropolitan Water District of
Southern California (“MWDSC”). Services rendered involved appraisal report preparation, review, mass
appraisal cost studies for budget purposes, and evaluation of full and partial takings of property for capital
projects and surplus portfolio properties; coordination between Legal, Right-of Way, Engineering,
Planning, and Environmental Divisions relative to appraisal issues as appraisal project manager of the
Diamond Valley Reservoir Project, a capital project.

From 1993 to 2001, | was associated with the appraisal firm of Mason & Mason in Montrose, California.
Services rendered involved appraisal review, and full and partial take appraisal report preparation of retail,
office, industrial, agricultural, and residential uses, including determination of severance damages and/or
benefits for condemnation acquisitions, redevelopment acquisitions, property tax appeals, deficiency
judgments, financial decisions, and planning purposes throughout Southern California.

Since 2001, | joined Riggs & Riggs, Inc., an appraisal and consulting firm in Simi Valley, California, and
serve as Vice President of the corporation. Services rendered include expert witness testimony,
appraisal review, appraisal report preparation for full and partial take of fee, permanent easement, or
temporary easement right of way assignments, and appraisal report preparation for private and lending
assignments. Property types include retail, office, industrial, agricultural, mobile home parks, and
residential uses, including determination of severance damages and/or benefits for condemnation
acquisitions, redevelopment acquisitions, property tax appeals, deficiency judgments, financial decisions,
and planning purposes. Appraisal assignments have been undertaken in the Los Angeles, Ventura,
Orange, Riverside, San Bernardino San Diego, and Santa Barbara County regions.

Experience includes completion or major contributions to the following:

. Litigation appraisals for the widening and realignment of Lewis Road and U.S. Highway 101,
Highway 395 and Phelan Road, and realignment and widening projects along the 405, 210, 5, 10,
15, 134, 138, 215, 91/215/60 Interchange, and 395, freeways and State Routes in Los Angeles,
San Bernardino, Ventura, Orange, and Riverside Counties, 1995 to present

. Appraisals of partial fee, easement, and temporary construction easement acquisitions for the
several rail/grade separation projects in Los Angeles and Orange Counties for ACE, OCTA, and
Cities of Fullerton, La Mirada, and Santa Fe Springs, 2007 to present

. Appraisals of partial fee, easement, and temporary construction easement acquisitions for a
freeway interchange project in Rancho Cucamonga and Fontana along 1-15, 2012 to present
. Consulting Valuation Cost Study prepared for budgeting purposes relative to the projects in

Riverside and Orange Counties for The Metropolitan Water District of Southern California, 2007,
2013, 2104, Riverside County Flood Control & Water Conservation District in 2008 through 2011,
and a Grade Separation Project for OCTA and HDR Pharos, 2008

. Appraisal for Partial Acquisition for Valley lvy Glen Transmission Project in Riverside County, and
Distribution Projects in Ventura and Orange Counties, for Southern California Edison, Los Angeles
County, 2010 to 2012

. Appraisals of partial fee, permanent, & temporary construction easement acquisitions for Murrieta
Creek Project Phases 1 & 2, Prado Dam, and Eagle Canyon Dam, for Riverside County Flood
Control and Water Conservation District, Temecula, Palm Springs, and Cathedral City, 2002 to
present

e Appraisals of property for conservation easement purposes for the City of Temecula, 2009
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e Litigation appraisals for inverse condemnation cases proximate to Ontario Airport, Santa Monica Airport, and
210 Freeway extension through San Bernardino County, to determine diminution in value freeway effects, if
any, in 2006-present, and airport noise and vibrations, in the City of Ontario, San Bernardino County, 1993 to
1997 and in the West Los Angeles, 2000 to 2001

The following is a partial list of government agencies, attorneys, and private clients:

Adorno, Yoss, Alvarado & Smith

Best, Best & Krieger

California Department of Transportation

City of Agoura Hills

City of Los Angeles - General Services

City of Los Angeles - Department of Airports

City of Palm Springs

City of Pasadena

City of Riverside

City of Santa Clarita

City of Yucaipa

County of Orange

County of Riverside

County of San Bernardino

County of Ventura

Demetriou, Del Guercio, Springer & Francis

Eastern Municipal Water District

Epic Land Solutions, Inc.

Mitchell Silberberg & Knupp

Glendale Community College

HDR Engineering, Inc.

Los Angeles County Metropolitan Transportation
Authority

The Metropolitan Water District of So. California

Metrolink

McCormick, Kidman & Behrens

Mullen & Henzel

Murphy & Evertz

Nevers, Palazzo, Maddux & Packard, PLC

Nossaman, Guthner, Knox & Elliott, LLP

Orange County Transportation Authority

Port of Long Beach

Paragon Partners, Ltd.

Richards, Watson & Gershon

Riverside County Flood Control & Water

Conservation District

Riverside County Transportation
Commission

Sempra Energy/Southern California Gas Co.

Southern California Edison

State of California, Department of Justice

Stradling, Yocca, Carlson, & Rauth

University of California, Riverside

Western Municipal Water District

Woodruff, Spradling & Smart

United States Army Corps of Engineers

Yaspan & Thau

PROFESSIONAL AFFILIATIONS, ACTIVITIES, TRAINING & CERTIFICATION

Elected to MAI designated membership in the Appraisal Institute, October 1995, Member No. 10852; certified
through 2020, under Appraisal Institute’s Voluntary Continuing Educational Program

Certified General Real Estate Appraiser, State of California; recertified to April 7, 2017, No. AG005451

Senior Right of Way Member, International Right of Way Association, Member No. 4495; certified through 2019
Qualified as an expert witness in Ventura, Los Angeles, Orange, San Bernardino, and Riverside Superior Courts

SPECIALIZED APPRAISAL COURSES

Appraisal Institute Courses

Real Estate Appraisal Principles

Basic Valuation Procedures

Capitalization Theory and Techniques Part A
Capitalization Theory and Techniques Part B
7 Hour USPAP Update

Report Writing and Valuation Analysis
Advanced Applications

OREA Update Workshop

Business Practices & Ethics

International Right of Way Association
Principles of Real Estate Acquisition

Engineering, Course 101

Business Practices & Ethics Professionals, Course 103
Bargaining Negotiations, Course 205
Presentation Skills, Course 206

Appraisal of Partial Acquisitions, Course 401
Easement Valuation, Course 402

Introduction to Property Management, Course 700
Legal Aspects of Easements, Course 802
Eminent Domain Law Basics for R/W, Course 803

Skills of Expert Testimony, Course 804
Engineering Plan Development and Application, Course 901
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Attended numerous workshops and seminars presented by the Appraisal Institute and International Right of
Way Association.

POSITIONS HELD

Appraisal Institute

Region VII
1996-1998 General Guidance Committee Chairperson

Southern California Chapter

2006-2007 Director of Central Coast Branch, Litigation Seminar Chairperson
2004 Immediate Past President, Nominating and Litigation Seminar Chairperson
2003 President

2002 Vice President and Region VIl Representative

2001 Treasurer

1999 - 2000 Director

1998 Secretary

1997 General Guidance Committee Chairperson

1996 - 1998 Experience Review Committee

1997, 2006, 2012 Litigation Seminar Chairperson

1995 - 1997 Installation Committee Chairperson

1994 - 1995 Candidate Liaison and Chairperson Candidate Leadership Committee

International Right of Way Association (IRWA) Chapter 1 Activities

2005 Secretary, PDC Member, and Nominations/Awards Chair

2001 Immediate Past President, Nominating and Awards Chairperson
2000 President

1999 President Elect and International Director

1998 Vice President

1997 Treasurer

1996, 2001, 2006-7  Fall Seminar Committee Chairperson and/or Committee Member
1996-97, 1999, 2005-2007, 2009-2011 Valuation Conference Committee Member
2006 to present PDC Committee Member

TEACHING EXPERIENCE

1999 Instructor, Real Estate Principles at Glendale Community College
1998 Instructor, Real Estate Appraisal at Glendale Community College

EDUCATIONAL BACKGROUND

California State University, Northridge (1990)
Bachelor of Science Degree in Business Administration with dual emphasis in Real Estate and Finance

AWARDS

Professional Services Award — Presented by International Right of Way Association, Chapter 1, 2007
Volunteer of Distinction — Presented by the Appraisal Institute, 2012
Dated 11/19/15
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