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Attention: Mr. Jeff Maloney
Staff Counsel

Reference: Market Value Appraisal
+35.75 Acres (“Moradian Parcel”)
Thousand Oaks, California

Our File No.: 4493-10
Ladies and Gentlemen:

In response to your request we have personally inspected and appraised the vacant land holding
referenced above and described within this report for the purpose of providing you with our
opinion of market value per the approach outlined in the Scope of Appraisal on page 3, in
conjunction with the information presented in the Infroduction on pages 1 and 2. As a result of our
investigation, inspection and analysis, we have formed the following opinion of “as is” market
value for the subject £35.75 acres, as of November 1, 2010:

THREE MILLION FOUR HUNDRED THOUSAND DOLLARS
(83,400,000)

Following is a summary appraisal report containing factual data and analyses that form the basis
for the opinion expressed herein, prepared in compliance with the Uniform Standards of
Professional Appraisal Practice (USPAP) as published by the Appraisal Foundation.

Respectfully submitted,
BUSS-SHELGER ASSOCIATES

Vrreret o) Dy £ /Z&._/ &é‘__ﬁ .

Russell W. Reynolds, MAI Ronald L. Buss, MAI
California Certificate No. AG001929 California Certificate No. AG009146
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INTRODUCTION

OVERVIEW

This appraisal addresses a vacant land holding totaling +35.75 acres situated along the
south side of the 101 Freeway, west of Borchard Road in the city of Thousand Oaks. The southern
branch of the Arroyo Conejo drainage channel borders the property on the south. The facing aerial
photograph provides a visual overview in relation to the surrounding area. The subject property
was inspected on October 12, 2010, with the owner’s representative, Mr. Shawn D. Moradian. The
appraiser subsequently visited the property on November 1, 2010. Additional descriptive

information, exhibits and photographs are provided in the body and Addenda of this report.

LITIGATION

The appraised land is reportedly the subject of unresolved litigation involving the
property owner and the City of Thousand Oaks and perhaps others. At least one issue pertains to
offsite water drainage onto the subject creating alleged artificial wetlands. An Army Corps of
Engineers letter provided by the property owner seems to negate that allegation (reference Exhibit
D in the Addenda). Separate in-person interviews were conducted with the Thousand Oaks City
Attorney in addition to Nasser and Shawn Moradian. We are not in a professional position to
render a legal opinion. The analyses and conclusions herein are predicated on factual information
as it exists and is reported herein. Concerning the pending legal matters, no conjecture has been

made concerning either the possible outcome or its potential affect on the subject property.

BLANKET FLOOD CONTROL EASEMENT

The Preliminary Title Report (Exhibit A in the Addenda) denotes an Easement Deed
recorded in 1978 in favor of Ventura County Flood Control District (now the Watershed Protection

District). Presented as Exhibit B in the Addenda, the deed is a “blanket easement” affecting the
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entire subject property. Quoting the document, it conveys “an easement and right of way for the
fload control purpose of periodic inundation with flood and/or storm drainage waters and right to
prohibit the construction of any structures or channel improvements in, on, over, under and

across” the subject.

The blanket easement has been discussed with representatives of the Ventura County
Watershed Protection District. A written response was tendered and is presented as Exhibit C in
the Addenda. A partial quote from the letter follows: “It would be unlikely that lifting this easement
would be considered by the District...In any case, the [mitigation] costs would likely be prohibitive.
Even with completed improvements of any magnitude, this would not obligate the District to

eliminate or mollify the restrictions stipulated in the existing easement.”

HISTORY

In conjunction with development of adjoining single family residential Tract No. 2790
in the late 1970°s/early 1980’s, the subject was reportedly utilized as a source for fill material to
raise the elevation of the tract. Consequently, most of the parcel is below the grade of abutting
streets and properties.  Although zoned similarly to Tract No. 2790 (R-1-8, permitting single
family tract development with minimum 8,000 square foot lots), the subject suffers from drainage
issues that would require mitigation prior to entitlement considerations. Reference is made to the
litigation issue discussed on the preceding page and that pertaining to the blanket easement

previously presented.
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GENERAL INFORMATION

SCOPE OF APPRAISAL

This appraisal addresses the “as is” market value of the fee simple estate interest in the
defined property (35.75+ acres), subject to the title-related issues noted in the Preliminary Title
Report (Exhibit A in the Addenda) and the discussion presented in the Introduction (pages 1 and 2).
Since it is not anticipated that the subject will be acquired by a federal agency, this appraisal has
not been reported in conformance to Parts I through III of the Uniform Appraisal Standards for
Federal Land Acquisitions, 2000 edition (“Yellow Book™), published by the Appraisal Institute in

cooperation with the United States Department of Justice.

To analyze the subject in light of the purpose subsequently outlined, the appraiser has
conducted a field inspection of the subject property and surrounding district, and has collected,
confirmed and analyzed pertinent market data necessary for the value conclusion. The typical
methodology utilized to value vacant and unentitled land parcels is the sales comparison approach,
in which pertinent sales information applicable to reasonably comparable properties is assembled,
analyzed and compared to the subject. However, due to the presence of the Blanket Flood Control
Easement affecting the subject (refer to discussion on pages 1 and 2) the availability of recent

meaningful transfers involving comparably impaired land parcels is nil.

One germane transaction was uncovered involving the acquisition by a speculative
investor of a freeway oriented land parcel subject to a blanket flood control easement.
Unfortunately, the acquisition occurred in 2002, rendering it too dated for direct comparability.
Therefore, a modified sales comparison analysis is considered appropriate, whereby timely
transfers of non-impaired but otherwise generally comparable land parcels have been analyzed to
determine an indication of the discount attributable to the blanket easement impairment. The

indicated discount is then applied to pertinent current unimpaired land sales, resulting in an
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estimate of “as is” value for the subject. Reference is made to the Highest and Best Use section

(page 14) for pertinent additional background discussion.

This appraisal does not address the potential presence or value of locatable minerals
(precious metals, etc.), leasable minerals (oil, gas, etc.) or saleable minerals (sand, gravel, etc.).
Our general observations and research did not reveal any indications of commercially viable

mineral deposits on the appraised property; further confirmation would require the services of a

qualified professional geologist.

DATE OF VALUE

The matters and opinions expressed herein are stated as of November 1, 2010, which

coincides with the appraiser’s most recent date of property inspection.

PURPOSE AND USE OF APPRAISAL

The purpose of this appraisal is to report our opinion of the “as is” market value of the
fee simple estate interest in the subject property per the methodology outlined in the Scope of
Appraisal stated on page 3 and the issues discussed in the Infroduction (pages 1 and 2). This
appraisal has been prepared at the request of the Mountains Recreation and Conservation Authority
in conjunction with a possible acquisition of the subject property and is intended for use by all

necessary parties associated with that potential transaction.

PROPERTY INTEREST APPRAISED

This appraisal addresses the fee simple estate interest in proposed subject property

described herein.
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PROPERTY IDENTIFICATION AND OWNERSHIP

A legal description of the subject is included in the Preliminary Title Report presented

as Exhibit A in the Addenda. Additional identification is provided by Ventura County Assessor’s

parcel number 662-0-010-030. Pertinent mapping and exhibits are included in this report. Title to

the subject is listed in Schedule A of the Preliminary Title Report (Exhibit A in Addenda). The

current ownership acquired the property in 1993 per public records; additional specifics of the

transaction were not disclosed. The subject is not currently listed for sale.

DEFINITIONS

Fee Simple Estate (4dppraisal Institute)

“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.”

Market Value (4dppraisal Institute)

“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, knowledgeably and assuming that the price is not affected by undue
stimulus.”

“As Is” Value (4ppraisal Institute)

“The value of the property in its present condition and under market conditions
prevalent on the date of appraisal. No hypothetical conditions, assumptions, or
qualification concerning the physical or legal aspects of the property are to be
observed.”

COMPETENCY

The undersigned appraiser is competent to complete this appraisal and prepare this

report in accordance with the competency provision stated within the Uniform Standards of

Professional Appraisal Practice (USPAP), published by The Appraisal Foundation. The appraiser’s

qualifications appear as Exhibit G in the Addenda.
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MARKETING TIME

Marketing time is defined as “the time it takes an interest in real property to sell on the
market subsequent to the date of an appraisal.” Based on an analysis of the data assembled and
analyzed, a marketing time for the subject property from nine to twelve months is anticipated at the

market value concluded to herein, assuming a professional and competent marketing effort.

LOCATION

The subject property is located in the city of Thousand Oaks and is bounded by the
following: 101 Freeway on the north, Borchard Road freeway off ramp on the east, Arroyo Conejo
drainage channel on the south and the terminus of Alice Drive and Denise Street on the west (part
of existing Tract No. 2790). The property’s orientation in relation to the surrounding area is

provided by the facing location map and the various exhibits presented elsewhere in this report.
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AREA INFORMATION

SOUTHERN CALIFORNIA

Southern California is the second largest urban area in the United States behind New
York and its environs. Long recognized as the West Coast’s most important trade and cultural
center, Southern California has historically enjoyed a strong and diverse economic base, largely
due to factors such as location, extensive freeway system, diversified employment base, scenic
environment and a temperate climate. Additionally, trade has been strong with Pacific Rim
countries such as Japan, China, Korea and Taiwan. Over the years, the region has experienced
rapid and sustained population growth. During the 20™ century, the number of residents grew from
190,000 in 1900 to nearly 16,500,000 by year-end 2009. Historically, people have been attracted
to Southern California by the favorable climate, diversified job opportunities and a life-style

emphasizing home ownership and a wide range of leisure activities.

In recent years, the twin deep-water ports of Los Angeles/Long Beach have occupied
one of the top worldwide positions in terms of cargo volume with steady growth through 2006
from overseas goods. However, since 2007 a leveling-off has occurred. Worldwide economic
decline, rising fuel costs and ramped-up expansion efforts by competitors along the East and Gulf
coasts in response to the modernization of the Panama Canal to handle the largest container ships
exacerbate the trend. In addition, Canada has recently elevated to national priority the expansion

of its major west coast port facility.

Looming on the horizon is the possibility of a long threatened water-rationing program
by the Metropolitan Water District of Southern California. Due to prolonged drought conditions
and recent environmental court rulings restricting water flows from Northern California, local
supplies are dangerously low. For example, since 2006 Southern California’s largest reservoir
(Diamond Valley Lake in Riverside County) has decreased by approximately 40%, although the

rate of decline has stabilized after the winter of 2009/2010.
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THOUSAND OAKS

Overview

Thousand Oaks is an incorporated city located within the Simi-Conejo Valley, an inland
portion of Ventura County approximately 10 miles north of the Malibu coastline, and 39 miles west
of Los Angeles Civic Center. The Conejo Valley includes the incorporated cities of Thousand
Oaks, Simi Valley, Moorpark and Westlake Village and the community areas of Hidden Valley and

Lake Sherwood.

Prior to the late 1950s, the entire area was largely undeveloped land. Development
accelerated in the 1950s, due in part to the opening of the Ventura Freeway (U.S. Highway 101),
and also to growth pressures from the San Fernando Valley area, which is adjacent on the east.
Although initial building consisted largely of single-family homes and small pockets of supporting
commercial services, more recent development has included numerous new commercial office

buildings and many “high-tech” industrial parks.

The City of Thousand Oaks was incorporated in 1964 and adjacent Westlake Village in
1981. Many of the surrounding unincorporated Ventura County areas fall under the Thousand

Oaks sphere of influence with respect to planning and zoning jurisdiction.

Thousand Oaks is easily accessed by U.S. Route 101 (Ventura Freeway), which runs
cast to west through the southerly portion of the city. This interstate highway connects Thousand
Oaks with the city of Los Angeles (60 minutes), as well as the densely populated San Fernando
Valley market area (20 minutes). California Highway 23 (Fillmore Freeway) is located in the
central portion of the city. It extends northerly from the Ventura Freeway to the cities of Moorpark

and Simi Valley.
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Population and Employment

As of mid-1009, Thousand Oaks had a population of approximately 123,520, a modest
5.6% increase since 2000. During the 1990°s the city’s population swelled from just over 100,000
in 1990 to 117,000 as of the end of the decade (17% gain). The city’s median household income of
$99,800 is high, being 64% above the statewide level of $61,021.

The city of Thousand Qaks has the second largest employment base in Ventura County.
Leading product classifications are electronic, aircraft and missile components, defense systems
and plastic products. Major manufacturing and non-manufacturing employers with over 300
workers number in excess of 15, led by Amgen Inc. (biotechnology) with 3,500.

Measure E

In 1996 voters approved the passage of Measure E, which stipulates that approval of the
electorate is required for any amendment to the General Plan’s Land Use Element that would
increase residential density or the amount of commercial acreage beyond that set forth in the city’s
General Plan as it existed at the time of adoption (1996). Exclusions exist for certain affordable
housing elements.

Comments

Continued but slow long-term growth is expected, consistent with strict approval and
design requirements. Thousand Oaks suffers from the same dilemma as much of Ventura County.
Rapid growth in recent years has produced increased traffic congestion and demand on public
facilities, resulting in a political climate favoring controlled growth. Overall, the environmental,
social and governmental forces which presently shape Thousand Oaks are seen as positive forces
that enhance the area’s attractiveness to residents and business. Strong demographics coupled with
the city’s upscale image and location attributes should contribute to a continuing demand for

growth in all sectors, albeit at a moderated pace.
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REGIONAL RESIDENTIAL MARKET TRENDS

Throughout Southern California, total home sales volume continues to sag, but median

price levels post modest but steady gains from the recent historic lows experienced at the end of the

first quarter of 2009. Notices of default posted significant declines over the same period in all

Southern California counties. A summary of pertinent information by county is recapped in the

following tabulation.

Sales Volume Median Price Defaults

County 9/09 9/10 Chg 9/09 9/10 Chg 3Q709 3Q°10 Chg
San Diego 3,454 3,002 -13% $325,000 $330,000 1.5% 8,702 5,869 -33%
Orange 2,828 2,443 -14% $385,000 $440,000 14.3% 7,436 4,938 -34%
Los Angls 7,138 5,988 -16% $335,000 $340,000 1.5% 21,850 16,189 -26%
Riverside 4,312 3,210 -26% $188,000 $200,000 6.4% 12,113 8,982 -26%
San Berd 3,023 2,403 21% $150,000 $160,000 6.7% 9,833 7,429 -24%
Ventura 784 661 -16% $375,000 $370,000 -1.3% 2,146 1,643 -23%
So. Calif. 21,539 17,707 -18% $275,000 $295,500 7.5% 62,070 45,050 -27%

Source: DataQuick

Over the past year, residential sales volumes in Ventura County have decreased by

approximately 16% with median price levels posting a very modest decrease from $375,000 to

$370,000 (1.3%). Encouraging is the 23% countywide drop in the number of default notices over

the same period (Southern California as a whole posted a 27% decline). Except for Ventura

County, all Southern California counties have experienced increased median price levels, ranging

from 1.5% (San Diego and Los Angeles counties) to 14.3% (Orange County). However, sales

volumes decreased throughout the region over the sample period, the decline averaging 18%.
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SUBJECT PROPERTY DESCRIPTION

LAND FEATURES

Location and Surroundings

The subject fronts the south side of the Ventura (101) Freeway, immediately west of
Borchard Road. Access is via Alice Drive and Denise Street, the easterly terminus of
which end at the subject property. Abutting the subject on the south is the Arroyo
Conejo drainage channel. Tract No. 2790 surrounds the subject on the north, a modest,
fully built-out, 147-lot residential subdivision developed in the late 1970’s and early
1980’s. The facing aerial photograph shows the subject in relation to the immediate
surroundings. Ground-level photographs of the subject are presented in Exhibit E in

the Addenda.
Thomas Brothers Map

555 H-1, J-1 and H-7, J-7 (Ventura County)
Political Jurisdiction

City of Thousand Oaks

Access

Alice Drive and Denise Street, via Wendy Drive, south from the Ventura (101)
Freeway.

Area
35.75 acres (reference Assessor’s map facing page 13).
Shape & Dimensions

As shown on the Assessor’s map facing the following page, the subject is irregular in
shape. Approximate dimensions are as follows:

Feet*
Ventura (101) Freeway 1,639
Arroyo Conejo Channel 3,845
Alice Drive 50
North to South (maximum) 1,058

* Approximate
Zoning and Topography

Zoning is R-1-8, single-family residential, 8,000 square foot lot minimum. Most of the
parcel is below the grade of the abutting streets and properties. Additional relevant
discussion is provided under Subject History on page 2 and Measure E on page 9.

-11 -
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Utilities

All of the usual and necessary public utilities are available and in place to the westerly
perimeter of the property via existing Tract No. 2790.

Hazards

Most of the subject is within a flood hazard area; reference is made to the discussion of
the Blanket Flood Control Easement on pages 1 and 2. The property is not within a
designated Alquist-Priolo Earthquake Fault Zone. The presence of hazardous or toxic
substances was not observed and is considered unlikely, however a professional
soils/geology report was not provided.

Title Related Matters

Reviewing the Preliminary Title Report (Exhibit A in the Addenda), the appraised
property is subject to a number of easements, most of which are typical and of nominal
consequence from a valuation perspective. Easements that pertain to existing
underground utilities or drainage lines that affect the interior portions of the property
would necessitate careful future planning efforts (e.g. street placement). The Blanket
Flood Control Easement previously referenced is of major significance, as discussed in
the Iniroduction on pages 1 and 2 and the Scope of Assignment on page 3.

Mineral Resources
In the absence of a geology study, no representation is made concerning the presence or
lack thereof of: 1) locatable minerals (precious metals, etc.), 2) leaseable minerals (oil,
gas, etc.) or 3) saleable minerals (sand, gravel, etc.).

Environmental Resources
A biological report was not provided. As a byproduct of periodic standing water from
surface drainage (reference discussion of Litigation on page 1), it is probable that
significant habitat resources are present on the property. Confirmation and clarification
would require the services of a qualified environmental professional.

Entitlements
The subject is raw, unentitled acreage.

History of Use / Improvements

The subject is vacant land. Reference is made to the History discussed on page 2.

-12-
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ASSESSMENT INFORMATION

The subject is referenced on the property tax roll by the following Ventura County

Assessor’s parcel number: 662-0-010-030

A recap of the current assessed value and property taxes is summarized below. The Preliminary
Title Report (Exhibit A in Addenda) does not reference any unpaid tax liens. In light of the subject
valuation per this report ($3,650,000), the 2010 assessed value shown below does not represent an

over-assessment. The Assessor’s Plat Map is shown on the facing page.

Land ....cocooveneeene. $974,046
Improvements ....... 0
Total ...cccovverenenne. $974,046
Property Taxes ...... $ 10,199
Unpaid Tax Liens . $0

-13 -



BUSS-SHELGER ASSOCIATES

HIGHEST AND BEST USE

Background

Highest and best use as presented in “The Appraisal of Real Estate,” 12" Edition, the
Appraisal Institute, is defined as: “The reasonably probable and legal use of vacant land or an
improved property which is physically possible, appropriately supported, financially feasible, and
results in the highest value.” A highest and best use analysis typical considers four criteria: 1)
Physically Possible, 2) Legally Permissible, 3) Financially Feasible and 4) Maximally Productive
[Profitable]. The use of a property is based on the assumption that a parcel of land is vacant or can

be made vacant through demolishing of any improvements.

Discussion

The subject property represents a large, well-located vacant land parcel with freeway
visibility and adequate, although circuitous access via Alice Drive, a residential collector street.
Current zoning specifies medium density single-family use (8,000 square foot lot minimum), which
is reflective of the adjoining tract that was built roughly 30 years ago. This development scheme is

no longer a viable density in today’s economic environment.

Dialog with city of Thousand Oaks Planning Department staff indicate a conceptual
consensus that the property is conducive to more intense uses including commercial, however
Measure E (page 9) could represent a hurdle if sufficient affordable residential components were
not included. The City would like to see a traffic artery connection between Borchard
Road/Michael Drive on the east with the existing residential neighborhoods abutting the subject on
the west, which would logically require development of the subject to facilitate. In addition, it
would necessitate a bridged crossing of the Arroyo Conejo Channel. Long term regional planning
has incorporated this concept as evidenced by the 60-foot wide portion of the Michael Drive right-

of-way that terminates at the southerly side of the Channel westerly of Borchard Road (reference

-14 -
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_____ —

the highlighted portion of the facing aerial photograph and the Assessor’s Map and ground-level

photos included as Exhibit F in the Addenda.

However, any development of subject beyond passive uses is contingent upon the lifting
of the Blanket Flood Control Fasement discussed in the Introduction on pages 1 and 2. As noted
therein and by the Ventura County Watershed Protection District response letter presented as
FExhibit C in the Addenda, such occurrence is considered highly unlikely.

Conclusion

Based on the foregoing, the subject is considered a speculative investment in terms of a
potential acquisition from the private sector, which would almost certainly deem the R-1-8 zoning
as economically non-viable, envisioning eventual pursuit of a zone change to permit more intense
development (i.e. commercial, multi-family, etc.) should a pursuit of easement modifications
eventually prove successful. This conclusion results in the Scope of Appraisal set forth on pages 3

and 4.

-15-
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SALES COMPARISON STUDY

DISCOUNT FOR FLOOD EASEMENT

Methodology

Referring to the Scope of Appraisal section on page 3, the subject has been valued by a
two step process because of its unique status (blanket flood control easement) that contributes to a
dearth of comparable recent land sales. The sole transfer involving a comparably affected and
freeway-oriented land parcel occurred in 2002; it is shown in the following summary and discussed
in the subsequent analysis. Timely sales pertaining to otherwise comparable land parcels have
been analyzed to ascertain an appropriate discount rate to account for the presence of a blanket
easement. This discount has then been applied to current freeway-oriented vacant land sales that
are otherwise reasonably comparable to the subject to yield an “as is” indication of market value.

Land Sales Summary — Discount for Easement

Sale Date Acres Total Price Indicated
No. Location & APN Doc# Zoning Price/SF Discount
Example SEC 60 Fwy & Santa Anita 4/02 21.17 52,745,000
Ave., South El Monte 921557 C 32.98 -
8119-005-032
1 NEC I-5 Fwy & McBean 12/01 23.05 $12,532,000
Pkwy, Santa Clarita 2446776 BP $12.48 76%
2861-004-019
2 SWC I-5 Fwy & Hwy 126 12/03 12.44 $7,629,824
Santa Clarita 3756414 C $14.08 79%
2826-005-036, etc.
3 N'ly quadrant I-10 Fwy & 9/03 17.98 $10,200,000
Puente Ave., Baldwin Park 2537865 CM $13.02 77%
8460-006-015
4 N/S Pico Canyon Rd. at [-5 11/02 9.49 $6,950,000
Fwy, L.A. County 2891289 A25 $16.81 82%
2826-009-091
5 NWC I-5 Fwy & San 12/03 17.80 $10,500,000
Fernando Rd, L.A. 3852106 Mi $13.54 78%

5442-002-914, etc.

-16-
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Discount Analysis

Example Parcel

In April of 2002, a 21.17-acre land parcel fronting the 60 Freeway in South EI Monte
was sold at a heavily advertised public auction for $2,745,000 or $2.98 per square foot. The
property is subject to a blanket easement in favor of the Army Corps of Engineers that permits
periodic flooding of the entire parcel as part of the Whittier Narrows flood control basin. Similar,
prospects for lifting or significantly modifying the easement are considered highly unlikely. The
buyer was El Monte Meadows LLC, a speculative investor.

Unimpaired Sales

Five freeway-oriented vacant land parcels that are otherwise generally comparable to
the example sale are presented in the preceding summary. Respective locations are noted on the
land sales map facing the summary. Dates of sale span a two-year time frame from late 2001 to
late 2003 and indicate prices ranging from $12.48 to $16.81 per square foot. Parcel areas vary
from roughly 9.5 to 23 acres. Comparing the purchase prices of the unimpaired sales with that of
the example parcel that is affected by the blanket easement results in indicated discounts from 76%

to 82%. Four of the five are tightly grouped between 76% and 79%.

In our application that follows, we have adopted the mathematical median of 77%

reflected by the five sales previously summarized and discussed.

-17 -
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SUBJECT “AS IS” ANALYSIS

Methodology

Referring to the Scope of Appraisal section on page 3, the subject has been valued by a
two step process because of its unique status (blanket flood control easement) that contributes to a
dearth of comparable recent land sales. The sole transfer involving a comparably affected and
freeway-oriented land parcel occurred in 2002; it is shown in the following summary and discussed
in the subsequent analysis. Timely sales pertaining to otherwise comparable land parcels have
been analyzed to ascertain an appropriate discount rate to account for the presence of a blanket
easement. This discount has then been applied to current freeway-oriented vacant land transfers
that are otherwise reasonably comparable to the subject, to yield an “as is” indication of market

value.

Key information pertaining to germane current land sales applicable to the subject is
included in the summary presented on the following page. Adjusted price per square foot
benchmarks are included in the summary by applying the 77% discount previously developed in
the prior sub-section. The land sales map facing the summary notes the respective location of each

transferred parcel in relation to the subject property.

Apart from the blanket flood control easement that has been accounted for by the
discount applied, the subject compares favorably with the comparables. It is hampered by the need
for re-zoning in concert with Measure E as part of any future entitlement pursuit for an
economically viable development plan, however this is more or less offset by the property’s

extensive freeway frontage and exposure in its location within a strong demographic environment.
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Land Sales Summary
Sale Price
Sale Location & APN Date Acres Total Adjusted
No. Buyer & Seller Doc.# Zoning Price/SF Discnt* Price/SF
Sub S/S 101 Fwy, W/O Borchard - 35.75 -
Rd., Thousand Oaks -- R-1-8 -
662-0-010-030
1 N/S 101 Fwy, E/O Lindero 6/10 21.52 $8,650,000
Canyon Rd., Westlake Village 775543 MU $9.23 77% $2.12
2054-030-089
SDG Russell Assoc. LLC
Westlake Village CA
2 E/S Moorpark Rd., N/O 4/10 5.11 $3,250,000
Olsen Rd., Thousand Qaks 3756414 RH $14.60 77% $3.36
521-0-061-030
Belmont Vg Th. Oaks LP
Smith Trust
3 N/S 101 Fwy & Canwood St., 4/10 10.02 $4,250,000
E/O Kanan Rd., Agoura Hills 507053 M-BP $9.74 77% $2.24
2048-012-026
Dale Poe Real Estate Group
Agoura Sfip Prop. LLC
4 W'ly terminus Blaze Trail, 5/10 38.76 $18,000,000
Diamond Bar; 8713-023-004; 628361 RR $10.66 77% $2.45

8713-024-001, 002
Hua Qing Ents LLC
Millennium-Diamond Rd.

* Refer to prior sub-section

Value Analysis

Four unimpaired land sales were uncovered that generally compare to the subject in
terms of parameters other than the blanket flood control easement discussed on pages 1 and 2. All
pertain to 2010 transfers and three of the four are positioned along freeway corridors. Parcel areas

vary up to 38.76 acres, bracketing the subject at 35.75 acres.

Unadjusted purchase prices range widely from $3,250,000 to $18,000,000, narrowed by
an expression of price per square foot, being $9.23 to $14.60. Applying the 77% discount from the
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preceding analysis to account for the subject’s blanket flood control easement yields adjusted

benchmarks from $2.12 to $3.36 per square foot.

It is not surprising that the highest indicator of $3.36 per square foot applies to the
smallest parcel among the comparables (Sale No. 2 at 5.11 acres). The remaining transfers apply
to parcels that are considerably larger, as is the subject. Absent Sale No. 2, the adjusted price range

is compressed considerably to $2.12 to $2.45 per square foot.

Within this range, Sale No. 4 at $2.45 per square foot is considered more desirable than
the subject even though the parcel area is similar and the location is more distant from the nearest
freeway. This comparable benefits from being located in an existing, upscale gated community
that has maintained strong housing price trends even during the recent recessionary period. In
addition, from a planning perspective it inherits a pre-entitlement benefit by virtue of its inclusion

in the adjoining development.

At respective adjusted prices of $2.12 and $2.24 per square foot, Sale Nos. 1 and 3 are
meaningful benchmarks, both being freeway-oriented parcels in reasonably close proximity to the
subject. At 10.02 acres, Sale No. 3 ($2.24 per square foot) is relatively smaller that Sale No. 1

(21.52 acres) and the subject (35.75 acres), but it does not enjoy direct freeway frontage.

Rather than a definitive benchmark, the analysis of the data in light of the subject
characteristics suggests a reasonable range from $2.15 to $2.25 per square foot applicable to the

appraised acreage. This translates to the following indication of “as is” value:

35.75+ acres x $2.15 per sq.ft. x 43,560 sq.ft./aC. .vvvverrrneeeei, $3,350,000
35.75+ acres x $2.25 per sq.ft. x 43,560 sq.ft/ac. ..o $3,500,000
AOPE ciiiiiiin e e oirnieeisineree s S0 e e e e vomnamns s e e e e e oot e e e $3,400,000
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VALUATION

As a result of our investigation, inspection and analysis, we have formed the following
opinion of “as is” market value for the property described herein, as of November 1, 2010. Critical

discussion is provided in the Introduction on pages 1 and 2 and the Scope of Appraisal on page 3.

THREE MILLION FOUR HUNDRED THOUSAND DOLLARS

(83,400,000)
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1Y)
2)

3)
4)

3)

6)

7

8)

LIMITING CONDITIONS

This report is made expressly subject to the following conditions and stipulations:

No responsibility is assumed by us for matters, which are legal in nature.

No opinion of title is rendered and the property is appraised as though free of
all encumbrances and the title marketable.

The appraisal covers the property described only.

No survey of the boundaries of the property has been made. All areas and
dimensions furnished are assumed to be correct.

Sources of information are believed to be correct and, where feasible, have
been verified.

By reason of this appraisal we are not required to give testimony or to be in
attendance in court or at any governmental or other hearing with reference to
the property without arrangements having been made relative to such
additional employment.

Neither all nor any part of the contents of this report (especially any
conclusions as to value, the identity of the appraisers or the firm with which
they are connected, or any reference to the Appraisal Institute, or to the MAI
or RM designation), shall be disseminated to the public through advertising
media, public relations media, news media, sales media, or any other public
means of communication without the prior written consent and approval of
the author(s).

Unless otherwise stated in this report, the existence of hazardous substances,
including without limitation asbestos, polychlorinated biphenyls, petroleum
leakage, or agricultural chemicals, which may or may not be present on the
property were not called to the attention of nor did the appraiser become
aware of such during the appraiser’s inspection. The appraiser has no
knowledge of the existence of such materials on or in the property unless
otherwise stated. The appraiser, however, is not qualified to test for such
substances. The presence of such hazardous substances may affect the value
of the property. The value estimated herein is predicated on the assumption
that no such hazardous substances exist on or in the property or in such
proximity thereto which would cause a loss in value.
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|

(

‘ belief:
‘ °
[ ]

/

CERTIFICATION

We, (Russell W. Reynolds and Ronald L. Buss), certify that, to the best of our knowledge and

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 our personal, impartial, and unbiased
professional analyses, opinions, and conclusions.

We 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; and, we have no bias with
respect to the property that is the subject of this report or to the parties involved with this
assignment.

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.

The reported analyses, opinions, and conclusions were developed, and this report has been
prepared, in conformity with the requirements of the Uniform Standards of Professional
Appraisal Practice, published by The Appraisal Foundation.

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

On November 1, 2010, a personal inspection of the subject property was made,
accompanied by the property owner.

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

As of the date of this report, we have completed the continuing education program of the
Appraisal Institute.

We are Certified General Real Estate Appraisers in California (certificate numbers below).

The value conclusion derived herein, as of November 1, 2010.

‘ Respectfully submitted,

BUSS SHELGER ASSOCIATES

Mot 32

| Russell W. Reynolds, MAI Ronald L. Buss, MAI

L California Certificate No. AG001929

California Certificate No. AG009146
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ADDENDA OF SUPPORTING DATA
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EXHIBIT A - PRELIMINARY TITLE REPORT



Lawyers Title Company

‘J” La.wyer S Title 801 S. Figueroa Street

Suite 870
Los Angeles, CA 90017
Phone: (213) 330-3100

Mountain Recreation & Conseration Our File No: 12165966 - 27
570 W. Avenue 26 #100 Senior Commercial Title Officer: Doug
Los Angeles, CA 90065 Abernathy
e-mail: dabernathy@ltic.com
Attn: Desiree Valdez Direct Phone: (213) 330-3055

Fax: (213) 330-3104
Your Reference No:

Property Address: Vacant Lot, Ventura, California

PRELIMINARY REPORT

Dated as of August 23, 2010 at 7:30 a.m.

In response to the above referenced application for a policy of titie insurance, Lawyers 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 below or not excluded from coverage pursuant to the printed
Schedules, Conditions and Stipulations 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 Exhibit B attached. 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 Exhibit B. Copies of the Policy forms should
be read. They are available from the office which issued this report.

Please read the exceptions shown or referred to below and the exceptions and exclusions
set forth in Exhibit B of this report carefully. The exceptions and exclusions are meaiit 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.

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.

CLTA Preliminary Report (Revised 11-17-06)
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SCHEDULE A

The form of policy of title insurance contemplated by this report is:

ALTA Loan 2006 Policy

The estate or interest in the land hereinafter described or referred to covered by this report is:

A FEE

Title to said estate or interest at the date hereof is vested in:

Shato Holdings, a California Limited Partnership, as to an undivided 66 2/ 3% interest;
Younes Nazarian and Soraya Nazarian, husband and wife as joint tenants, as to an
undivided 16 2/3% interest; and Parviz Nazarian and Pouran Nazarian, husband and wife

as joint tenants, as to an undivided 16 2/3% interest, as tenants in common

The land referred to herein is situated in the County of Ventura, State of California, and is described
as follows:

SEE EXHIBIT “A” ATTACHED HERETO AND MADE A PART HEREOF
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EXHIBIT “"A”

All that certain real property situated in the County of Ventura, State of
California, described as follows:

Part of the North half of Section 12, Township 1 North, Range 20 West, Rancho
El Conejo, in the City of Thousand Oaks, County of Ventura, State of California,
as per Map recorded in Book 1, Page 746 of Deeds, in the Office of the County
Recorder of said County, described as follows:

Beginning at a 2 inch capped iron pipe with a "+" center, set at the West quarter
corner of said Section 12; thence, from said Point of Beginning along the
Westerly line of Section 12,

1st: North 0°08' East 1988.52 feet, at 1889.65 feet a 2 inch capped iron pipe
with a "+" center, set at a point in the Southerly line of that certain right-of-way,
60 feet wide, described in Deed to the State of California, recorded in Book 142,
Page 463 of Deeds, and at the Northeast corner of that certain parcel of land
described in Deed to Frank J. Hellan, et ux., recorded in Book 142, Page 209 of
Official Records at 1988.52 feet the point of intersection of the said Westerly line
of Section 12 with the centerline of that certain right-of-way, 100 feet wide,
described in Deed to the State of California, recorded in Book 429, Page 430 of
Official Records; thence, along said centerline and its continuation described in
Deed to the State of California, recorded in Book 429, Page 428 of Official
Records, and the prolongation thereof,

2nd: South 62°57' East 4381.52 feet to a 3/4 inch iron pipe set at the point of
intersection of the said centerline prolonged with the quarter Section line running
East and West through said Section 12; thence, along said quarter Section line,

3rd: North 89°56'30" West 3906.88 feet, at 61.83 feet to a 2-1/2 inch brass cap
monument marked "C.R.U. 1941 and N.E. 3649" set at a point in the Southerly
line of that certain right-of-way, 60 feet wide, described in Deed to the State of
California, recorded in Book 142, Page 463 of Deeds, at 3906.88 feet to the said
Point of Beginning.

Except that portion thereof described in the Deed to the State of California,
recorded November 4, 1953, in Book 1166, Page 461 of Official Records.

Also except that portion thereof lying within the land described in Parcels 2 and 3
in the Deed to the State of California, recorded July 15, 1962, in Book 2181,
Page 573 of Official Records.

Also except that portion thereof lying within the land described as Parcels 1 and

2 in the Deed to the State of California, recorded September 15, 1966, in Book
3042, Page 478 of Official Records.
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Also except that portion of said land lying Northerly, Westerly, Northerly,
Westerly and Northwesterly of the following described lines:

Beginning at the Northeasterly corner of Lot 236 of Tract No. 1116-2, as per Map
recorded in Book 34, Pages 27 through 30 of Miscellaneous Records (Maps), in
the Office of the County Recorder of said County; thence along the Easterly
prolongation of the Northerly line of Alice Drive shown on said Map;

1st: North 89°58'19" East 190.00 feet; thence,

2nd: North 0°01'41" West 50.00 feet; thence along a non tangent curve
concave Northerly, having a radius of 20.00 feet and a central angle of 90°00'00"
a radial line to said curve at said last mentioned point bears South 0°01'41" East,

3rd: Westerly, Northwesterly and Northerly along said curve 31.42 feet; thence
tangent to said curve

4th: North 0°01'41" West 169.00 feet; thence,

5th: North 89°58'19" East 1242.00 feet; thence,

6th: North 0°01'41" West 235.00 feet; thence,

7th: North 16°00'00" East 132.00 feet; thence,

8th: North 27°15'00" East 413.31 feet to the Southwesterly boundary line of the

deed to the State of California, recorded in Book 2181, Page 573 of Official
Records.

Assessor’s Parcel Number: 662-0-010-030
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SCHEDULE B - Section A

The following exceptions will appear in policies when providing standard coverage as outlined
below:

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 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.
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SCHEDULE B - Section B

At the date hereof Exceptions to coverage in addition to the printed exceptions and exclusions in
said policy form would be as follows:

A. Property taxes, including general and special taxes, personal property taxes, if any, and any
assessments collected with taxes, to be levied for the fiscal year 2010 - 2011 which are a lien

not yet payable.

B. Supplemental or escaped assessments of property taxes, if any, assessed pursuant to the
Revenue and Taxation Code of the State of California.

1. An easement for the purpose shown below and rights incidental thereto as set forth in a

document

Granted to: The Pacific Telephone and Telegraph Company
Purpose: Public utilities

Recorded: May 7, 1917, in Book 156, Page 49, of Deeds
Affects: A portion of said land

And recorded: June 1, 1917, in Book 156, Page 123, of Deeds

2. An easement for the purpose shown below and rights incidental thereto as set forth in a

document

Granted to: Southern California Edison Company

Purpose: Public utilities

Recorded: October 4, 1950, in Book 958, Page 444, Official Records
Affects: A portion of said land

3. An easement for the purpose shown below and rights incidental thereto as set forth in a

document

Granted to: Southern California Edison Company

Purpose: Public utilities

Recorded: August 21, 1953, in Book 1151, Page 440, Official Records
Affects: A portion of said land

4. The fact that the ownership of said land does not include rights of access to or from the street
or highway, freeway, abutting said land, such rights having been severed from said land by the
document

Recorded: November 4, 1953, in Book 1166, Page 461, Official Records

5. A waiver of any claims for damages to said land by reason of the location of a freeway or
highway contiguous thereto as contained in a document
In Favor of: State of California
Recorded: November 4, 1953, in Book 1166, Page 461, Official Records
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10.

11.

12,

An easement for the purpose shown below and rights incidental thereto as set forth in a
document

Granted to: Conejo Valley Sanitary Co.

Purpose: Sanitary sewer pipeline

Recorded: February 29, 1960, in Book 1835, Page 462, Official Records
Affects: A portion of said land

A document subject to all the terms, provisions and conditions therein contained.

Entitled: Agreement

By and between: Southern California Association of Seventh Day Adventists also
known as Newbury Park Academy and Janss Investment Co.

Recorded: May 26, 1959, in Book 1738, Page 282, Official Records

Reference is made to said document for full particulars.

An easement for the purpose shown below and rights incidental thereto as set forth in a
document

Granted to: Southern Counties Gas Company of California

Purpose: Public utilities

Recorded: May 19, 1961, in Book 2000, Page 547, Official Records
Affects: A portion of said land

An easement for the purpose shown below and rights incidental thereto as set forth in a
document

Granted to: County of Ventura

Purpose: Flood control

Recorded: April 2, 1962, in Book 2129, Page 350, Official Records
Affects: A portion of said land

The fact that the ownership of said land does not include rights of access to or from the street
or highway, freeway, abutting said land, such rights having been severed from said land by the
document

Recorded: July 25, 1962, in Book 2181, Page 573, Official Records

A waiver of any claims for damages to said land by reason of the location of a freeway or
highway contiguous thereto as contained in a document

In Favor of: State of California

Recorded: July 25, 1962, in Book 2181, Page 573, Official Records

An easement for the purpose shown below and rights incidental thereto as set forth in a
document

Granted to: Village Water Company

Purpose: Water distribution facilities

Recorded: June 11, 1963, in Book 2336, Page 441, Official Records
Affects: A portion of said land
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13.

14,

15.

16.

17.

18.

19.

An easement for the purpose shown below and rights incidental thereto as set forth in a
document

Granted to: State of California

Purpose: Public utilities

Recorded: September 15, 1966, in Book 3042, Page 478, Official Records
Affects: A portion of said fand

The fact that the ownership of said land does not include rights of access to or from the street
or highway, freeway, abutting said land, such rights having been severed from said land by the
document

Recorded: September 15, 1966, in Book 3042, Page 478, Official Records

An easement for the purpose shown below and rights incidental thereto as set forth in a
document

Granted to: State of California

Purpose: Slope and utilities

Recorded: September 15, 1966, in Book 3042, Page 489, Official Records
Affects: A portion of said land

An easement for the purpose shown below and rights incidental thereto as set forth in a
document

Granted to: Southern California Edison Company

Purpose: Public utilities

Recorded: March 3, 1969, in Book 3451, Page 375, Official Records
Affects: A portion of said land

An easement for the purpose shown below and rights incidental thereto as set forth in a
document

Granted to: Calleguas Municipal Water District

Purpose: Construction and maintenance of a water conduit and such
appurtenances as may be required for conducting water

Recorded: May 7, 1973, in Book 4109, Page 942, Official Records

Affects: A portion of said land

Covenants, conditions and restrictions as set forth in the document referred to in the numbered
item last above shown. This exception omits any restrictions based on race, color, religion,
sex, sexual orientation, familial status, marital status, disability, national origin, source of
income as defined in subdivision (p) of Section 12955, or ancestry, that restriction violates
state and federal fair housing laws and is void, and may be removed pursuant to Section
12956.2 of the Government Code. Lawful restrictions under state and federal law on the age of
occupants in senior housing or housing for older persons shall not be construed as restrictions
based on familial status.

An easement for the purpose shown below and rights incidental thereto as set forth in a
document

Granted to: City of Thousand QOaks

Purpose: Pipelines

Recorded: June 28, 1973, in Book 4133, Page 269, Official Records
Affects: A portion of said land
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20.

21.

22,

23.

24.

25.

26.

An easement for the purpose shown below and rights incidental thereto as set forth in a
document

Granted to: Calleguas Municipal Water District

Purpose: Construction and maintenance of a water conduit
Recorded: October 11, 1974, in Book 4323, Page 405, Official Records
Affects: A portion of said land

An easement for the purpose shown below and rights incidental thereto as set forth in a
document

Granted to: Ventura County Flood Control District

Purpose: Flood control and/or storm drainage

Recorded: July 3, 1978, in Book 5155, Page 159, Official Records
Affects: A portion of said land

An easement for the purpose shown below and rights incidental thereto as set forth in a
document

Granted to: City of Thousand Oaks

Purpose: Sanitary sewer

Recorded: September 6, 1978, in Book 5202, Page 653, Official Records
Affects: A portion of said land

An easement for the purpose shown below and rights incidental thereto as set forth in a
document

Granted to: City of Thousand Oaks

Purpose: Construction, maintenance, repair, reconstruction and operation of
a temporary street

Recorded: September 19, 1978, in Book 5212, Page 369, Official Records

Affects: A portion of said land

An easement for the purpose shown below and rights incidental thereto as set forth in a
document

Granted to: City of Thousand Oaks

Purpose: Storm drains

Recorded: May 22, 1979, in Book 5395, Page 771, Official Records
Affects: A portion of said land

A Notice of Non Compliance with Ventura County Well Ordinance No. 4184

Recorded: November 8, 2005, as Instrument No. 20051108-275008, Official
Records

Reference is made to said document for full particulars.

A Notice of Non Compliance with Ventura County Well Ordinance No. 4184

Recorded: November 8, 2005, as Instrument No. 20051108-275009, Official

Records

Reference is made to said document for full particulars.
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27.

28.

29.

30.

31.

32.

33.

34.

35.

36.

A Notice of Non Compliance with Ventura County Weli Ordinance No, 4184

Recorded: November 8, 2005, as Instrument No. 20051108-275010, Official
Records

Reference is made to said document for full particulars,

A Notice of Non Compliance with Ventura County Well Ordinance No. 4184

Recorded: November 8, 2005, as Instrument No. 20051 108-275011, Official
Records

Reference is made to said document for full particulars.

A Notice of Non Compliance with Ventura County Well Ordinance No. 4184

Recorded: November 8, 2005, as Instrument No. 20051 108-275012, Official
Records

Reference is made to said document for full particulars.

Covenants and restrictions, if any, appearing in the public records, imposed by any land
conservation contract executed to Government Code Sections 51200, et seq. (also called the
Williams Act) authorizing the establishment of agricultural preserves. The use of the land
within the preserve may be restricted by the land contract to agricultural, recreational, open-
space and other compatible uses.”

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

Any easements not disclosed by those public records which impart constructive notice and
which are not visible and apparent from an inspection of the surface of said land.

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.

Any rights, interests or claims of the parties in possession of said land, including but not limited
to those based on an unrecorded agreement, contract or lease.

Matters which may be disciosed by an inspection or by a survey of said land that is satisfactory
to this Company, or by inquiry of the parties in possession thereof,

An inspection of said land has been ordered, which may result in additional exceptions.

Title search discloses no open deeds of trust. Please confirm prior to close of escrow.
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END OF SCHEDULE B EXCEPTIONS

PLEASE REFER TO THE "NOTES AND REQUIREMENTS SECTION” WHICH
FOLLOWS FOR INFORMATION NECESSARY TO COMPLETE THIS TRANSACTION
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REQUIREMENTS SECTION:

REQ NO.1: The Company will require a statement of information from the parties named below
in order to complete this report, based on the effect of documents, proceedings, liens, decrees, or
other matters which do not specifically describe said land, but which, if any do exist, may affect the
title or impose liens or encumbrances thereon.

Parties all parties

REQ NO.2: The Company will require a certified copy of Form LP1 or LP5, whichever is
applicable, filed with the office of the Secretary of State, pursuant to the California Revised Limited
Partnership Act, Corporations Code Sections 15611 through 15723 by the following limited
partnership:

Limited Partnership: Shato Holdings, a California Limited Partnership
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INFORMATIONAL NOTES SECTION

NOTE NO. 1: The information on the attached plat is provided for your convenience as a guide to
the general location of the subject property. The accuracy of this plat is not guaranteed, nor is it a
part of any policy, report or guarantee to which it may be attached.

NOTE NO. 2:  California insurance code section 12413.1 regulates the disbursement of escrow
and sub-escrow funds by title companies. The law requires that funds be deposited in the title
company escrow account and available for withdrawal prior to disbursement. Funds deposited with
the company by wire transfer may be disbursed upon receipt. Funds deposited with the company
via cashier’s check or teller’s check drawn on a California based bank may be disbursed on the next
business day after the day of deposit. If funds are deposited with the company by other methods,
recording and/or disbursement may be delayed. All escrow and sub-escrow funds received by the
company will be deposited with other escrow funds in one or more non-interest bearing escrow
accounts of the company in a financial institution selected by the company. The company may
receive certain direct or indirect benefits from the financial institution by reason of the deposit of
such funds or the maintenance of such accounts with such financial institution, and the company
shall have no obligation to account to the depositing party in any manner for the value of, or to pay
to such party, any benefit received by the company. Those benefits may include, without limitation,
credits allowed by such financial institution on loans to the company or its parent company and
earnings on investments made with the proceeds of such loans, accounting, reporting and other
services and products of such financial institution. Such benefits shall be deemed additional
compensation of the company for its services in connection with the escrow or sub-escrow.

WIRING INSTRUCTIONS FOR THIS OFFICE ARE:

Comerica Bank

2321 Rosecrans Avenue, 5th Floor

El Segundo, CA 90245-4903

Phone: (800) 376-0430

ABA #121-137-522

Credit To: Lawyers Title Company - Los Angeles County
Account #1891968099

RE: 12165966 905 - DAS

PLEASE INDICATE COMMONWEALTH LAND TITLE COMPANY ESCROW OR TITLE ORDER
NUMBER

Page 13



File No: 12165966

NOTE NO. 3: The charges which the company will make for next day messenger services (i.e.
Federal Express, UPS, DHL, Airborne, Express mail, etc.) Are $15.00 per letter, standard overnight
service, and $25.00 for larger size packages and/or priority delivery services. Such charges
include the cost of such messenger service and the company's expenses for arranging such
messenger service and its overhead and profit. Special messenger services will be billed at the
cost of such services. There will be no additional charge for pick-up or delivery of packages via the
company's regularly scheduled messenger runs.

NOTE NO. 4: Lawyers Title is a division of Commonwealth Land Title Insurance Company. The
insurer in policies of title insurance, when issued in this transaction, will be Commonwealth Land
Title Insurance Company.

NOTE NO. 5: There are no conveyances affecting said land recorded within 24 months of the
date of this report.

NOTE NO. 6: Property taxes, including general and special taxes, personal property taxes, if any,
and any assessments collected with taxes, for the fiscal year shown below, are paid. For proration
purposes the amounts are:

Fiscal year 2009 - 2010
1st Instaliment: $5,099.53

2nd Instaliment: $5,099.53
Land Value $976,361.00
Improvement Value: $none
Exemption: $none

Code Area: 008-042
Assessment No.: 662-0-010-030
Typist: 2sm

Date Typed: September 3, 2010

Page 14
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EXHIBIT B - BLANKET FLOOD CONTROL EASEMENT



5‘3-?-7

) RW-15
Return to Public

Works-Mgmt. Services 89446

AP #662~010-030 m -
Instr, #10,061.27E 25139 i, 159

RECORDED AT REQUEST OF

NC TAX DUE .. VTA Pys wke wm M

” eI bln onEial 1eCoRDS velTuas CoBNTY
K JUL- 31978

County of Ventura

(BT e, 174
EASEMENT DEED ESCOO

(Arroyo Conejo South Branch) ‘_FREE'-E_;

FOR A VALUABLE CONSIDERATION, receipt of which is hereby ac-
knowledged,

SOUTHERN CALIFORNIA ASSOCIATION OF SEVENTH DAY
ADVENTISTS, a California corporation

do(es) hereby GRANT to
VENTURA COUNTY FLOOD CONTROL DISTRICT

an easement and right of way for the flood control purpose
of periodic ihundation with flood and/or storm drainage
waters and the right to prohibit the construction of any
structures or channel improvements in, on, over, under and
across the following described real property in the State of
California, County of Ventura.

(See description on following page(s))




e

TRACT 10,061.27F

That portion of the north half of Section 12, Township 1
North, Range 20 West, Rancho E1 Conejo, in the City of
Thousand Qaks, County of Ventura, State of California, as
Per map recorded in Book 1, Page 746 of Deeds, in the office
of the County Recorder of said County, described as follows:

lst - North 0° pg® East 1988.52 feet, at 1889.65 feet a

: 2-inch capped iron pipe with a "+ center, set at a
point in the southerly line of that certain right of
way, 60 feet wide, desceribed in deed to the State of
California, recorded in Book 142, Page 463 of deeds,
and at the. northeast corner of that certain Parcel of
land described in deed to Frank J. Hellan, et ux.,
recorded in Book 142, Page 209 of 0fficial Records;
at 19B88.52 feet the point of intersection of the
said westerly line of Section 12 with the centerline
of that certain right of way, 100 feet wide, described
in deed to the State of California, recordead in Book
429, Page 430 of Official Records; thence, along said
centerline and the Southeasterly Prolongation thereof,

2nd - South 62° §57¢ East 4381.52 feet to a 3/4 inch i;on

3rd - North gg° 56! 30" West 3906.88 feet, at 61.83 feet a
2-1/2 inch brass cap monument marked "C.R.U.," "1941,"
and "R.E. 3649" set at a point in the southerly line
of that certain right of way, 60 feet wide, described
in deed to the State of California, recorded in Book
142,.Page 463 of deeds, at 3906.88 feet, the said
point of beginning.

EXCEPT that portion thereof described in the deed@ to the State
of California, recorded November 4, 1953, as Document No.
28176, in Book 1166, Page 461 of Official Records.

2_of &

—_—
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20045155 nee 160
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ALSO EXCEPT that portion thereof lying within the land de-
seribed in Parcels 2 and 3 irn the deed to the State of Cali-
fornia, recorded July 25, 1962, as Document No. 36095, in
Book 2181, Page 573 of Official Records.

ALSO EXCEPT that portion thereof lying within the land de-
scribed as Parcels 1 and 2 in the deed to the State of Cali-
fornia, recorded. September 15, 1966, as Document No. 46311
in Book 3042, Page 478 of Official Records.

ALSO EXCEPT that portion thereof lying within the land de-
scribed in a deed to Griffin Development Co., a California
Corporation, recorded February 27, 1978, as Document No.
19069, in Book 5062, Page 250 of Official Records.
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SOUTHERN CALIFORNIA ASSOCIATION OF
SEVENTH DAY ADVENTISTS, a California
torporation

Instr. $10,061i.27E

Dated: %, anl’ 23 [Z?é’/

SRW:vrm Grantor(s)

APPROVED

. , N - 6’,"’191&
- CORPORATION ACKNOWLEDGMENT

" 19‘LZ/ before me, a Notary
tate, personally appeared

RW-60

» Known to
Secretary of the Corporation that executed the within Instrument,
known to me to be the persons who executed the within instrument
.on behalf of the said Corporation and acknowledged to me that
such Corporation executed the within instrument pursuant to its
by-laws or a resolution of its board of directors,

WITNESS my hand and official seal.

OfFICIAL SEAL .
ADA . TOWNSEND 7
IS .

y Pubic California P

; ERICIPL OFFICE IN otary ¢ 1in an or
LOS ANGELES, COUNTY (b said County and State

MY COMMISSION EXPIRES OCTOBER 28, 1980 [P
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CERTIFICATE OF ACCEPTANCE OF DEED OR GRANT

This is to certify that the interest in real property conveyed
by the deed otcg:ant dated JUwg 23 , 1978, from

LIg, S§ 3F S, ¢ TISTS
to the County o entura, 1s hereby accepted by the undersigred
officer on behalf of the County of Ventura, pursuant to authority
conferred by resclution of the Board of Supervisors on May S,

1970, and the grantee consents to recordation thereof by its duly
authorized officer.

By -
Authorized O cer




EXHIBIT C - WATERSHED PROTECTION DISTRICT LETTER



@)  PUBLIC WORKS AGENCY
== JEFF PRATT, P.E.

VENTURA COUNTY PRATT .

WATERSHED PROTECTION DISTRICT

Nomma Camacho

December 15, 2010 ‘ District Director
Gerhardt Hubner
Water & Environmental
Resources
Mr. Russell W. Reynolds

Buss-Shelger Associates | DesignCanryaay

Real Estate Consultants '
865 S. Figueroa Street, Suite 3300 Planning/oepums
Los Angeles, CA 90017 Karl Novak, P.E.

Operations/Maintenance

SUBJECT: South Branch Arroyo Conejo
Assessor’s Parcel 662-0-010-030

Dear Mr. Reynolds;

We are in receipt of your letter dated November 29, 2010, requesting assistance with
information regarding mitigation measures required to circumvent the restrictions noted on
the existing easement encumbering the referenced parcel. In response to your request, the
Ventura County Watershed Protection District (District) offers the following:

1. It would be highly unlikely that lifting this easement would be considered by the District
since the easement was dedicated as mitigation for floodplain encroachments by the
adjacent development. If there were any considerations, it would require channel and
detention basin improvements equivalent to the flood reduction the parcel currently
provides. Estimates of the volume the parcel provides varies depending on FEMA's
Flood Insurance Rate Map, Base Flow Elevations (flooding stage); they range from 160
Acre Feet to 335 Acre Feet. In any case, the costs would likely be prohibitive.

2. Even with completed improvements of any magnitude, this would not obligate the
District to eliminate or mollify the restrictions stipulated in the existing easement.

If you have any additional questions on this matter, please do not hesitate to call Sergio
Vargas at (805) 650-4077 or me at (805) 654-2040.

Sincerely,

o

Norma Camacho
Director

C: Sergio Vargas
Keith Filegar

NC:SV/gim

I"WMiscellanaous\Letters\Response fo Russeil Reynolds - South Branch Arroyo Conejo - 12-15-10.docx

800 South Victoria Avenus « Ventura, California 93009-1610
{805) 654-2001 » Fax (805) 654-3350 - http://www.vcwatershed.org



Buss-SHELGER ASSOCIATES

Real Estate Consultants
865 8. Figueroa Street, Suite 3300
Los Angeles, California 90017
Telephone: (213) 388-7272
Facsimile: (213) 388-5276

E-Mail: bussshelger@pacbell.net
November 29, 2010

Ms. Norma Camacho

Director

Ventura County Watershed Protection District
800 S. Victoria Avenue

Ventura, CA 93009-1600

Reference: Assessor’s Parcel No. 662-0-010-030

Dear Ms. Camacho:

We have been engaged by the Mountains Recreation and Conservation Authority to appraise the
land parcel noted above and outlined on the attached exhibits.

One of the title documents pertains to a blanket easement in favor of the District (document
attached). The status of this easement is crucial to the question of value.

It would be of the utmost assistance to know what off-site and/or on-site mitigation measures
would be necessary to circumvent the restrictions noted in the easement (reference highlighted
portion). If the necessary measures are related to channel improvements along or upstream from
the subject parcel, is the District planning to initiate those in the foreseeable future?

Any help that you can provide is extremely important and deeply appreciated.

Thank you for your assistance.

Sincerely,

BUSS-SHELGER ASSOCIATES

Russell W. Reynolds



EXHIBIT D — CORPS OF ENGINEERS LETTER



DEPARTMENT OF THE ARMY
LOS ANGELES DISTRICT, CORPS OF ENGINEERS

VENTURA FIELD OFFICE
2151 ALESSANDRO DRIVE, SUITE 110
VENTURA, CALIFORNIA 93001
REPLY 7O January 21, 2010
ATTENTION OF:
Office of the Chief
Regulatory Division
Shato Holdings, et al.
Attention: Nasser Moradian
128 Auburn Court, Suite 205

- Thousand Oaks, California 91362

Dear Mr. Moradian;

Reference is made to your request dated April 14, 2009 to review and verify the updated
Wetland Delineation for the 36.5-acre Borchard Road Property in the city of Thousand Oaks,
Ventura County, California.

Based on the above information, the project site supports jurisdictional wetland areas
that meet the Corps’ definition in the 1987 Wetland Delineation Manual including three
polygons (1.195 acre, 0.065 acre and 0.05 acre) demarcated on the attached exhibit that have a
combined acreage of 1.31 acres. Based on the above information and the attached Approved
Jurisdictional Form, a total of 1.31 acres of wetlands in the 36.5-acre project site are waters of
the United States that exhibit more than an insubstantial or speculative effect on the chemical,
physical and biological integrity of the nearest downstream traditional navigable water.
Therefore, a Section 404 permit would be required for discharges of fill material in the above
1.31 acres of waters of the United States in the 36.5-acre Borchard Road Property.

Based on the information furnished in your letter, the above updated wetland
delineation, the attached Approved Jurisdictional Form and our field assessment of the site on
May 14-15, 2009, we have determined that 35.19 acres in the project site are not waters of the
United States and are not subject to the Corps jurisdiction pursuant to Section 404 of the Clean
Water Act. The above non-jurisdictional areas include a small 0.25-acre wetland area
consisting of two polygons that exhibit insufficient evidence of a significant nexus to the
nearest downstream traditional navigable water and, therefore, pursuant to the Rapanos
Guidance documents dated June 2007 and December 2008, the 0.25-acre wetland is not a
jurisdictional water of the United States. In addition, the above non-jurisdictional areas also
include 1.16 acres of riparian habitat located at storm drain outlets along the western boundary
of the property. The riparian areas do not exhibit physical evidence of an ordinary highwater
mark and also do not meet the definition of a wetland as defined in the 1987 Wetland
Delineation Manual. As a result, the 1.16 acres of riparian habitat are not jurisdictional waters

of the United States.

Furthermore, you are hereby advised that the Corps of Engineers has established an
Administrative Appeal Process for jurisdictional determinations which is fully described at 33
CFR Part 331. The Administrative Appeal Process for jurisdictional determinations is



gUagrammed on the enclosed Appendix C. If you decide not to accept this approved
jurisdictional determination and wish to provide new iriformation, please send the information
o this office. If you do not supply additional information you may appeal this approved
fjurisdictional determination by completing the attached "Notification of Administrative Appeal

& Options and Process and Request for Appeal” form and submitting it directly to the Appeal
- Review Officer at the address provided on the form.

If you have any questions concerning this letter, please contact me at (805) 585-2148 or
Bruce Henderson of my staff at (805) 585-2145.

Sincerely,

Aaron O, Allen, Ph.D.,
Chief, North Coast Branch
Regulatory Division

Enclosures



EXHIBIT E - SUBJECT PHOTOGRAPHS



Easterly terminus of Alice Drive at Subject Property

AN

Easterly View of Subject From Terminus Alice Drive



Easterly terminus of Denise Street at Subject Property

Easterly View of Subject From Terminus Denise Street



EXHIBIT F - MICHAEL DRIVE RIGHT-OF-WAY
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Subject Property Beyond Channel, Looking From Michael Drive Right-of-Way
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Michael Drive Right-of-Way; Channel Boundry at Chain Link Fence at Rear
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EXHIBIT G — APPRAISER'S PROFESSIONAL QUALIFICATIONS



EXPERIENCE:

PROFESSIONAL
ACTIVITIES:

CERTIFICATION:

EDUCATION:

PROFESSIONAL QUALIFICATIONS OF
RUSSELL W. REYNOLDS

Buss-Shelger Associates, Los Angeles, California (since 1984).

Principal. Provides consulting, investment and valuation services on all types of
vacant and improved properties including assessment appeals and fiduciary
services for pension fund portfolios.

Landauer Associates, Inc., Los Angeles, California (1979-1984).
Vice President. Real estate appraisal and consulting services.

Riverside County Assessor, Riverside, California (1976-1979).
Senior Associate. Real property assessment related responsibilities.

Member: Lambda Alpha International
Chapter Vice President, 2006
Member: Appraisal Institute, MAI No. 7522
Advisor to the Board: Appraisal Institute, So. California Chapter, 1996
Affiliate Member: Los Angeles Board of Realtors

Certified in the Appraisal Institute’s voluntary program of continuing education
for its designated members.

Certified as General Real Estate Appraiser in the State of California.
OREA Appraiser Certification No. AG001929

Certified as Real Estate Appraiser by California State Board of Equalization

Bachelor of Science — California State University, Long Beach (1973)
Courses and examinations successfully completed and passed:

California State Board of Equalization

Real Estate Appraisal I 1976
Real Estate Appraisal II 1977
Real Estate Appraisal IT1 1978
Real Estate Appraisal IV 1979
Appraisal Institute
Capitalization Theory & Techniques, Part A 1984
Capitalization Theory & Techniques, Part B 1984
Real Estate Appraisal Principles 1985
Basic Valuation Procedures 1985
Case Studies in Real Estate 1985
Valuation Analysis & Report Writing 1986
Standards of Professional Practice 1986
Real Estate Investment Analysis 1986
Miscellaneous:

Real Estate Finance — UCLA 1990



EXPERIENCE:

PROFESSIONAL
ACTIVITIES:

CERTIFICATION:

EDUCATION:

PROFESSIONAL QUALIFICATIONS
RONALD L. BUSS

Buss-Shelger Associates, Los Angeles, California (since 1984).
President. Provides consulting, investment, valuation, advisory,
brokerage and leasing services on all types of vacant and improved
properties.

Landauer Associates, Inc., Los Angeles, California (1975-1984).
Senior Vice President. Real estate consulting services.

Shattuck Company, Los Angeles, California (1971-1975).
Real Estate Counselor and Consulting Appraiser.

State Board of Equalization, State of California (1963-1970).

Member: Urban Land Institute, 1998 - To date
Member: Lambda Alpha International, 1997 ~ To date
President — 2004
Member: Land Economics Foundation, 2004 — To date
International President — 2004 - 2007
Member: Appraisal Institute, 1976 - To date
Southern California Chapter President, 1987
Member: Counselors of Real Estate, 1983 - 2004

Southern California Chapter President, 1988
National Vice President, 1996-1997

Member: Assessment Practices Advisory Council,

Los Angeles County Assessor’s Office, 1980-1986
Member: Los Angeles Board of Realtors
Member: California Real Estate Association
Member: UCLA Center for Finance and Real Estate, 1993 - 1994
Member: National Association of Realtors
Member: American Industrial Real Estate Association
Advisor: Operating Engineers Pension Trust, 1983 - 2006
Advisor: Electrical Workers Pension Trust, 1994 - To date
Advisor: Independent Directors, Irvine Apartment Communities
Investment United States Securities & Exchange Commission
Advisor: Registered 2000 - 2004

MALI designated and certified under The Appraisal Institute voluntary program of
continuing education for its designated members.

Certified as General Real Estate Appraiser in the State of California.
OREA Appraiser Certification No. AG009146

Licensed State of California Real Estate Broker
Bachelor of Science — California Polytechnic College (1963)

Certificate in Real Estate — University of California Extension



