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Dear Mr. Vina:

Integra Realty Resources — San Diego is pleased to submit the accompanying appraisal of the
referenced property. The purpose of the appraisal is to develop an opinion of the market
value as is of the fee simple interest in the property. The client for the assignment is City of
Encinitas, and the intended use is for potential property acquisition purposes.

The appraisal is intended to conform with the Uniform Standards of Professional Appraisal
Practice (USPAP), the Code of Professional Ethics and Standards of Professional Appraisal
Practice of the Appraisal Institute, applicable state appraisal regulations, and the appraisal
guidelines of City of Encinitas. The appraisal is also prepared in accordance with the
appraisal regulations issued in connection with the Financial Institutions Reform, Recovery
and Enforcement Act (FIRREA).

To report the assighment results, we use the summary report option of Standards Rule 2-
2(b) of USPAP. Accordingly, this report contains summary discussions of the data, reasoning,
and analyses that are used in the appraisal process whereas supporting documentation is
retained in our file. The depth of discussion contained in this report is specific to the needs
of the client and the intended use of the appraisal.

The subject is the former Pacific View Elementary School property, and consists of a 2.80
acre site. The existing improvements include approximately 9,370 SF of classrooms and
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offices, excluding the modular buildings. The dilapidated improvements were constructed
in 1953 and are in poor condition. The improvements are considered to have no remaining
economic life and have no contributory value. The property is zoned D-P/SP, in the
Downtown Encinitas Specific Plan, Residential West Subdistrict. The zoning, Public/Semi-
Public Use, permits uses operated by city, county or governmental agencies, such as fire
protection, school districts, water/sewer districts, or semi-public uses such as hospitals or
private institutions.

Based on the valuation analysis in the accompanying report, and subject to the definitions,
assumptions, and limiting conditions expressed in the report, our opinion of value is as
follows:

Value Conclusion
Appraisal Premise Interest Appraised Date of Value Value Conclusion

Market Value As Is Fee Simple June 17, 2013 $7,270,000

Extraordinary Assumptions and Hypothetical Conditions

The value conclusions are subject to the following extraordinary assumptions that may affect the assignment
results. An extraordinary assumption is uncertain information accepted as fact. If the assumption is found to be
false as of the effective date of the appraisal, we reserve the right to modify our value conclusions.

1. The value rendered is an ‘as is' value based on the current 'Public/Semi-Public' zoning, which limits potential
development to a narrow scope of uses. We are aware that there has been previous litigation regarding the
potential for a change in zoning of the site to residential use, which would result in a significantly higher land
value than the as is value. The client has requested that we provide an 'as is' value based on the current
public/semi-public zoning. The value is made under the extraordinary assumption that the current zoning is
not changed to residential zoning. We have not attempted to value the site based on any other potential
zoning or allowed uses because any other such uses are not legally permissible as of the date of value.

The value conclusions are based on the following hypothetical conditions that may affect the assignment
results. A hypothetical condition is a condition contrary to known fact on the effective date of the appraisal but

is supposed for the purpose of analysis.
1. None.

The opinions of value expressed in this report are based on estimates that may be
prospective in nature. Events may occur that could cause the performance of the property
to differ materially from our estimates, such as changes in the economy, interest rates,
capitalization rates, behavior of buyers, investors, lenders, and consumers. Additionally, our
opinions are based partly on data obtained from interviews and third party sources, which
are not always completely reliable. Although we are of the opinion that our findings are
reasonable based on available evidence, we are not responsible for the effects of future
occurrences that cannot reasonably be foreseen at this time.

£
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If you have any questions or comments, please contact the undersigned. Thank you for the

opportunity to be of service.
Respectfully submitted,

INTEGRA REALTY RESOURCES - SAN DIEGO

—
/ 47/ M/fm& V"‘““W

leff Greenwald, MAI, SRA, FRICS, Realtor ®
Senior Managing Director/Principal-San Diego
Certified General Real Estate Appraiser

CA Certificate #AG025255; Exp. 10-12-2015
jgreenwald@irr.com

e

John A. Morgan

Director

Certified General Real Estate Appraiser

CA Certificate #AG007753; Exp. 06-09-2014
jmorgan@irr.com
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Summary of Salient Facts and Conclusions

Summary of Salient Facts and Conclusions

Property Name Pacific View School Site
Address 608 3rd Street .
: Encinitas, San Diego County, California 92024
Property Type | Pacific View School Site - Land
Owner of Record Encinitas Union School District
Tax ID 258-151-22-00
Land Area 2.80 acres; 121,968 SF
Zoning Designation D-P/SP, Downtown Encinitas Specific Plan, Residential West
Subdistrict, Public/Semi-Public Use
Highest and Best Use Public/semi-public use
Exposure Time; Marketing Period 12-24 months; 12-24 months
Effective Date of the Appraisal June 17,2013
Date of the Report _June 24, 2013
Property Interest Appraised ___jFeeSimple
Sales Comparison Approach [
Number of Sales ’6
Range of Sale Dates }Apr 09 to Nov 11
Range of Prices per Usable SF (Unadjusted) $23.24 - $130.51
Market Value Conclusion $7,270,000 $59.61/SF

The values reported above are subject to the definitions, assumptions, and limiting conditions set forth in the accompanying report of which this summary is
a part. No party other than City of Encinitas may use or rely on the information, opinions, and conclusions contained in the report. The summary shown
above is for the convenience of City of Encinitas, and therefore it is assumed that the users of the report have read the entire report, including all of the
definitions, assumptions, and limiting conditions contained therein.

Extraordinary Assumptions and Hypothetical Conditions

The value conclusions are subject to the following extraordinary assumptions that may affect the assignment
results. An extraordinary assumption is uncertain information accepted as fact. If the assumption is found to be
false as of the effective date of the appraisal, we reserve the right to modify our value conclusions.

1. The value rendered is an 'as is' value based on the current 'Public/Semi-Public' zoning, which limits potential
development to a narrow scope of uses. We are aware that there has been previous litigation regarding the
potential for a change in zoning of the site to residential use, which would result in a significantly higher land
value than the as is value. The client has requested that we provide an 'as is' value based on the current
public/semi-public zoning. The value is made under the extraordinary assumption that the current zoning is
not changed to residential zoning. We have not attempted to value the site based on any other potential
zoning or allowed uses because any other such uses are not legally permissible as of the date of value.

The value conclusions are based on the following hypothetical conditions that may affect the assignment
results. A hypothetical condition is a condition contrary to known fact on the effective date of the appraisal but

is supposed for the purpose of analysis.
1. None.

Pacific View School Site @



General Information

General Information

Identification of Subject

The subject is the former Pacific View Elementary School property, and consists of a 2.80 acre site.
The existing improvements include approximately 9,370 SF of classrooms and offices, excluding the
modular buildings. The dilapidated improvements were constructed in 1953 and are in poor
condition. The improvements are considered to have no remaining economic life and have no
contributory value. The property is zoned D-P/SP, in the Downtown Encinitas Specific Plan,
Residential West Subdistrict. The zoning, Public/Semi-Public Use, permits uses operated by city,
county or governmental agencies, such as fire protection, school districts, water/sewer districts, or
semi-public uses such as hospitals or private institutions. An abbreviated legal description of the
property is included in the table below.

Property Identification

Property Name Pacific View School Site

Address 608 3rd Street
‘Encinitas, California 92024

Tax ID 258-151-22-00

Legal Description School Lot, & closed street & alley, & Lots 9-12, Block 30, Encinitas Map 148, City
of Encinitas, County of San Diego, State of California

Census Tract Number 175.01

Current Ownership and Sales History

The owner of record is the Encinitas Union School District. This party has owned the property since
1883. The site was reportedly gifted to the district for use of the original Encinitas school house. The
original school house, located on the extreme southwest portion of the site, is now occupied by the
Encinitas Historical Society.

To the best of our knowledge, no sale or transfer of ownership has occurred within the past three
years, and as of the effective date of this appraisal, the property is not subject to an agreement of sale
or option to buy, nor is it listed for sale.

Purpose of the Appraisal

The purpose of the appraisal is to develop an opinion of the market value as is of the fee simple
interest in the property as of the effective date of the appraisal, June-17, 2013. The date of the report
is June 24, 2013. The appraisal is valid only as of the stated effective date or dates.

Pacific View School Site @



General Information ' 3

Definition of Market Value
Market value is defined as:

“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 is the consummation of
a sale as of a specified date and the passing of title from seller to buyer under conditions whereby:

e Buyer and seller are typically motivated;

e Both parties are well informed or well advised, and acting in what they consnder their own
best interests;

e Areasonable time is allowed for exposure in the open market;

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

» 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.”

(Source: Code of Federal Regulations, Title 12, Chapter I, Part 34. 42[g]; also Interagency Appra/sal and
Evaluation Guidelines, Federal Register, 75 FR 77449, December 10, 2010, page 77472)

~ Definition of As Is Market Value

As is market value is defined as, “The estimate of the market value of real pfoperty in its current
physical condition, use, and zoning as of the appraisal’s effective date.”

(Source: The Dictionary of Real Estate Appraisal, Fifth Edition, Appraisal /nstifute Chicago, Hllinois,
2010; also Interagency Appraisal and Evaluation Guidelines, Federal Register, 75 FR 77449, December
10, 2010, page 77471)

Definition of Property Rights Appraised

Fee simple estate is defined as, “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.”

(Source: The Dictionary of Real Estate Appraisal, Fifth Edition, Appraisal Institute, Chicago, lllinois,
2010)

Intended Use and User

The intended use of the appraisal is for potential property acquisition purposes. The client and
intended user is City of Encinitas. The appraisal is not intended for any other use or user. No party or
parties other than City of Encinitas may use or rely on the information, opinions, and conclusions
contained in this report.

Pacific View School Site @
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Applicable Requirements
This appraisal is intended to conform to the requirements of the following:

¢ Uniform Standards of Professional Appraisal Practice (USPAP);

* Code of Professional Ethics and Standards of Professional Appraisal Practice of the Appraisal
Institute;

* Applicable state appraisal regulations;

Prior Services

USPAP requires appraisers to disclose to the client any other services they have provided in
connection with the subject property in the prior three years, including valuation, consulting, property
management, brokerage, or any other services. We have not performed any 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 assighment.

Scope of Work '

To determine the appropriate scope of work for the assignment, we considered the intended use of
the appraisal, the needs of the user, the complexity of the property, and other pertinent factors. Our
concluded scope of work is described below.

Valuation Methodology

Appraisers usually consider the use of three approaches to value when developing a market value
opinion for real property. These are the cost approach, sales comparison approach, and income
capitalization approach. Use of the approaches in this assignment is summarized as follows:

Approaches to Value

Approach Applicability to Subject Use in Assignment
Cost Approach Not Applicable Not Utilized
. Sales Comparison Approach Applicable ~ «  Utilized

Income Capitalization Approach Not Applicable Not Utilized

We use only the sales comparison approach in developing an opinion of value for the subject land.
This approach is applicable to the subject because there is an active market for similar properties, and
sufficient sales data is available for analysis.

The cost approach is not applicable because existing older improvements contribute no value to the
land, and the income approach is not applicable because the subject is not likely to generate rental
income in its current state.

Research and Analysis

The type and extent of our research and analysis is detailed in individual sections of the report. This
includes the steps we took to verify comparable sales, which are disclosed in the comparable sale

Pacific View School Site : @
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profile sheets in the addenda to the report. Although we make an effort to confirm the afms-length
nature of each sale with a party to the transaction, it is sometimes necessary to rely on secondary
verification from sources deemed reliable.

Inspection

John Morgan conducted an on-site inspection of the property on June 17, 2013. Interior inspections
of the various buildings were also made. Jeff Greenwald has made an exterior inspection of the
property on a previous occasion. :

Report Format

The report has been prepared under the summary report option of Standards Rule 2-2(b) of USPAP. As
such, it contains summary discussions of the data, reasoning, and analyses that are used in the
appraisal process whereas supporting documentation is retained in our file. The depth of discussion
contained in this report is specific to the needs of the client and the intended use of the appraisal.

Pacific View School Site @
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Economic Analysis

Area Analysis

San Diego County is located in southwestern California, It is 4,207 square miles in size and has a
population density of 759 persons per square mile. San Diego County is part of the San Diego-
Carlsbad-San Marcos, CA Metropolitan Statistical Area, hereinafter called the San Diego MSA, as
defined by the U.S. Office of Management and Budget.

Population

San Diego County has an estimated 2013 population of 3,192,594, which represents an average annual
1.0% increase over the 2010 census of 3,095,313. San Diego County added an average of 32,427
residents per year over the 2010-2013 period, and its annual growth rate exceeded the State of
California rate of 0.8%.

Population Trends
: Population Compound Ann. % Chng
2010 Census 2013 Est. 2018 Est. 2010-2013  2013-2018
Unlted States 308,745,538 314,861,807 325322277 07% 0.7%
California 37,253,056 38,199,831 39,836,763 08% 08%
5an Diego County, CA 3,085313 3,192,554 3,353,296 10% 1.0%
Source: Claritas

Looking forward, San Diego County's population is projected to increase at a 1.0% annual rate from
2013-2018, equivalent to the addition of an average of 32,140 residents per year. San Diego County's
growth rate is expected to exceed that of California, which is projected to be 0.8%.

Employment

Trends in employment are a key indicator of economic health and strongly correlate with real estate
demand. Total employment in San Diego County is currently estimated at 1,283,291 jobs. Between
year-end 2002 and the present, employment rose by 25,185 jobs, equivalent to a 2.0% increase over
the entire period. There were gains in employment in eight out of the past ten years despite two
national economic downturns during this time. Job growth in San Diego County turned positive in
2010 and has remained so.

San Diego County's rate of employment growth over the last decade surpassed that of California,
which experienced an increase in employment of 0.8% or 119,238 jobs over this period. Employment
data is shown in the table that follows.

Pacific View School Site ‘ _ . @
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Employmant Trands

Totzl r Raile 3

' San Diego

Year Smll!m Change  Callfornis % Change _Cq_._rg _ Gulifornia
2002 14,926,518 6.7%
ws,au 14% 14,912,088 DA% 5.275 6B%
2004 - 1298671 1.0% 15,148,645 16% 47% 6.2%
2005 1316378 1.4% 15,500,786 23% 43K 54%
2006 133527 T 1A% 15,572,142 1.1% a40% 49%
2007 1,341,045 0% 15,750,869 - (L.5% 456% 54%
2008 1,308,449 -24% 15,281,705 32% &0% 72%
2009 1,247,609 -4 8% 14A81,855 S22 95% 11.3%
2010 ) 1248848 0.1% 14.541.592 ) 0A% 10.5% 12.4%
2011 1,264,226 1.2% 14.731.714 13% 10.0% 11.7%
2012* : 128329 15% 15,045,756 2.1% 8.9% 10.5%
Overall Change 2002-2012 25,185 2.0% 119,238 oB%
Awg Unemp. Rate Z002-2012 65% 2%
Unemployment Rate - December 2012 81% 9.7%

*Total smployment data Isas of June 2012 unemployment rate data reffects the aversge pF1.2 months of 2012.
Sowrce: Burseu of Labor Statistics and Economy.com. Employmant figures sre from the Quarterly Census of Enployment and Wages {OCEW).
Unemployment mtes are fiom the Carrant Population Survey {CPS). The figures sre ulnuﬂlnm

Unemployment rate trends are another way of gauging an area’s economic health. Over the past
decade, the San Diego County unemployment rate has been consistently lower than that of California,
with an average unemployment rate of 6.6% in comparison to a 8.1% rate for California. This is
another indication of the strength of the San Diego County economy over the longer term.

Recent data shows that the San Diego County unemployment rate is 8.1% in comparison to a 9.7%
rate for California, a positive sign for San Diego County economy but one that must be tempered by
the fact that San Diego County has underperformed California in the rate of job growth over the past
two years. :

4

Employment Sectors

The composition of the San Diego County job market is depicted in the following chart, along with that
of California. Total employment for both areas is broken down by major employment sector, and the
sectors are ranked from largest to smallest based on the percentage of San Diego County jobs in each
category. '

Pacific View School Site '
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Employment Sectors - 2012

0% 5% 10% 15% 20%
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Natural Resources & Mining

M San Diego County California

Source: Bureau of Labor Statistics and Economy.com

San Diego County has greater concentrations than California in the following employment sectors:

1. Government, representing 17.2% of San Diego County payroll employment compared to
15.5% for California as a whole. This sector includes employment in local, state, and federal

government agencies.

2. Professional and Business Services, representing 16.9% of San Diego County payroll
employment compared to 14.8% for California as a whole. This sector includes legal,
accounting, and engineering firms, as well as management of holding companies.

3. Leisure and Hospitality, representing 12.8% of San Diego County payroll employment
compared to 10.7% for California as a whole. This sector includes employment in hotels,
restaurants, recreation facilities, and arts and cultural institutions.

4. Financial Activities, representing 5.5% of San Diego County payroll employment compared to
5.1% for California as a whole. Banking, insurance, and investment firms are included in this
sector, as are real estate owners, managers, and brokers.

San Diego County is underrepresented in the following sectors:

1. Trade; Transportation; and Utilities, representing 16.0% of San Diego County payroll
employment compared to 17.8% for California as a whole. This sector includes jobs in retail
trade, wholesale trade, trucking, warehousing, and electric, gas, and water utilities.

Pacific View School Site @
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2. Manufacturing, representing 7.3% of San Diego County payroll employment compared to 8.3%
for California as a whole. This sector includes all establishments engaged in the manufacturing

of durable and nondurable goods.

Other Services, representing 4.6% of San Diego County payroll employment compared to 4.9%

for California as a whole. This sector includes establishments that do not fall within other
defined categories, such as private households, churches, and laundry and dry cleaning

establishments.

Information, representing 1.9% of San Diego County payroll employment compared to 2.8%

for California as a whole. Publishing, broadcasting, data processing, telecommunications, and
software publishing are included in this sector.

Major Employers
Major employers in San Diego County are shown in the following table.

. mw-hmpm:l,u
Name :

ame Number of Employess

1 US. Department of Defense 136,664
2 Federal Government 46,300
2 SateofCalifornla 45,500
4  University of California 27,393
5 Northlisland Naval Alr Station/Navel BaseCoronado 27,000
6 Countyof San Diego 15,100
7  Sharp Healthcare 14565
8 Scripps Health 13,830
9  San Diego Uniffed School District 13,730
10 San Diego State University 11,000
11 Quaicomminc. 10509
12 CityofS5an Diego 10211
13 Kaiser Foundation Hospital, San Disgo 8,200
14 General Atlomics 5,751
15  UCSD Medical Center, Hilicrest 5,860
16 US. Fostal Service, San Diego District 5,795
17 Sempra Energy 5299
18 Rady Children's Hospital San Diego 4,700
19 YMCAofSanDiegoCounty 4554
20 San Diego Community College District 4,310

Source: San Diego Source -The oqummmm

Gross Domestic Product

Gross Domestic Product (GDP) is a measure of economic activity based on the total value of goods and
services produced in a defined geographic area. Although GDP figures are not available at the county
level, data reported for the San Diego MSA is considered meaningful when compared to the nation
overall, as San Diego County is part of the MSA and subject to its influence.

Economic growth, as measured by annual changes in GDP, has been somewhat lower in the San Diego
MSA than the United States overall during the past eight years. The San Diego MSA has grown at a

Pacific View School Site
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Area Analysis 10

0.7% average annual rate while the United States has grown at a 1.0% rate. As the national economy
recovers from the downturn of 2008-2009, the San Diego MSA has recently performed better than the
United States. GDP for the San Diego MSA rose by 2.3% in 2011 while the United States GDP rose by
1.5%.

The San Diego MSA has a per capita GDP of $48,698, which is 16% greater than the United States GDP
of $42,070. This means that San Diego MSA industries and employers are adding relatively more value
to the economy than their counterparts in the United States overall.

Gross Domestic Product

’ s mil) » (1 )]
Yesr San Diego MSA % Change  United States % Change
2004 145,855 12,195,532
2005 151,388 3.8% 12,539,116 28%
2006 : 154,738 22% 1275316 2.7%
2007 156,376 11% 13,103,341 1.8%
2008 155,119 0.8% 13,016,791 -0.7%
2009 149,225 3.8% 12,527,057 -3.8%
2010 , 149,536 0.2% 12918931 3.1%
2011 152,916 23% 13308674 15%
Compound % Chg (2004-2011) 0.7% 1.0%
GDP Per Caplta 2011 $48,698 $42,070

Sourca: Bureau of Ecanomic Analysis and Econamy.cony; data released February2013. Tha releass of state and local GDP

data has & longer lagtime than national data,

The figures in the table above represent inflation adjusted “real” GDP stated in 2005 dollars.

Household Income

San Diego County has a higher level of household income than California. Median household income
for San Diego County is $60,651, which is 3.3% greater than the corresponding figure for California.

Median Housshold income - 2013

Medlan
San Diego County, CA 460,651
California - $sB7
Comparison of San Diego County, CAto Callfornla +33%
Souree: Claritas )

The following chart shows the distribution of households across twelve income levels. San Diego
County has a greater concentration of households in the higher income levels than California.
Specifically, 40% of San Diego County households are at the $75,000 or greater levels in household
income as compared to 39% of California households. A lesser concentration of households is
apparent in the lower income levels, as 29% of San Diego County households are below the $35,000
level in household income versus 31% of California households,

Pacific View School Site
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Household Income Distribution - 2013
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0.0% 5.0% 10.0% 15.0% 20,0%

I M San Diego County, CA @ California

Source: Claritas

Education and Age

Residents of San Diego County have a higher level of educational attainment than those of California.
An estimated 34% of San Diego County residents are college graduates with four-year degrees, versus
30% of California residents. People in San Diego County are slightly younger than their California
counterparts. The median age for San Diego County is 35 years, while the median age for California is
36 years.

Education & Age - 2013

Percent College Graduate Median Age

=
o
1

50%
40%
30%
20%
10%

San Diego County, CA California San Diego County, California
CA

Source: Claritas
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firr
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== Integra Realty
Resources

2nd Quarter, 2013-San Diego, CA’

Avg. Asking Going-in Discount  Reversion Market Rent Expense

Property type 4 Vacancy Rate Rent Cap Rate *** Rate (IRR)**" _Rate*** _ Growth Rate Growth Rate
CBD Office 16.80% $25.17 7.00% 9.00% 1.50% 0 10% 2.90%
Suburban Office 13.40% $2552 6.50% 9.00% 7.00% 0.10% 2 90%
Regional Mall 2.60% $23.56 7.50% 8.50% 8.00% 2.00% 3.00%
Community Center 2.80% 528 31 7.25% B 00% 1.75% 2.00% 3.00%
Nelghborhood Center 8.00% $20 81 7.26% 8.00% T75% 2 00% 3.00%
Bulk Warehouse* 8.70% $849 7.50% 8 25% 8.00% 1 00% 3.00%
R&D Industrial* 15.60% 5$13.18 7.50% 8.50% 8.00% 1.00% 3.00%
CBD Multfamily (S/Umt/Mo) 4.32% $1,475.00 5.00% 8.00% 5.50% 3.00% 3.00%
Suburban Multfamily {5/UnivMoy} 4.43% 5137500 5.50% 8.00% 6.00% 300 3.00%

Notes

* Industrial with atieast 23 It cethings and s:ze pver 100,000 square leet
** Flexspace

*** Class Apropesties Indicate the average 1nad fador for 8/ C propesties.
Note Market Rent and Expense Growth factors are annuatized.

Note that figures are entered as $/5F/YR {except for Mute-Fanuily)

Note that MF Asking rents are $/Unit/Mo for class A

Conclusion

The national economic downturn of 2008-2009 had a greater impact on San Diego County than on
many areas of the country, and thus far the recovery is proceeding at a slower pace.

Over the long term, San Diego County will benefit from a growing population base and higher income
and education levels. San Diego County experienced growth in the number of jobs and has maintained
a consistently lower unemployment rate than California over the past decade. Moreover, San Diego
County benefits from being part of the San Diego MSA, which generates a higher level of GDP per
capita than the nation overall. Based on these factors, we anticipate that the San Diego County
economy will recover and employment will grow, strengthening the demand for real estate.
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Surrounding Area Analysis

Location

The property is located in the City of Encinitas, located west of Interstate-5, west of Coast Highway,
south of Encinitas Boulevard, north of Birmingham Drive located approximately one biock east of the
beach/bluff.

Access and Linkages _

Interstate 5 is the main freeway artery serving the Encinitas area. It runs in a north/south direction
through the western quarter of the city, para_llel to the coastline from the Mexican border northward
through central California, Oregon and Washington. Main arterial streets in the Encinitas area include
Encinitas Boulevard, Manchester Avenue, Birmingham Drive, Leucadia Boulevard, Olivenhain Road,
Rancho Santa Fe Road, El Camino Real, La Costa Avenue and Coast Highway 101.

The Amtrak railroad system, with stops in Solana Beach (about 5 miles south of Encinitas) and
Oceanside (about 12 miles north) provides rail transportation between San Diego, Orange County, Los
Angeles and points beyond. The “Coaster” is a commuter rail system to downtown San Diego that
opened in 1995. Encinitas has a station for the Coaster commuter south of Encinitas Boulevard on
Vulcan Avenue.

San Diego International Airport provides air transportation at Lindbergh Field in downtown San Diego.
McClellan-Palomar Airport in Carlsbad is a smaller airport in Carlsbad, approximately 10 miles
northeast of the subject area, which is popular among executives with small aircraft.

Demand Generators

Employment in the city is fairly diverse. The local employment base consists of blue-collar, medical,
financial, professional, retail, high-tech, tourist and agricultural industries. Additional employment is
found in the light manufacturing, construction, and government sectors. Although Encinitas has a
variety of businesses and employers, most residents commute to San Diego for employment stability.
Consequently, Interstate 5 is generally congested during peak commuter hours.

Demographics

A demographic profile of the surrounding area, including population, households, and income data, is
presented in the following table.

Pacific View School Site
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Surrownding Area Dumographics :

S-ANinuteDrive  10-MinutsDvivae 15-MinutaDrive San Dfege County,
2013 Estimates Time Tims Tima cA California
Population 2010 _ 21,296 90,730 234,787 3005313 37253956
Populstion 2013 21,726 93,123 243534 3192594 3K 199531
Population 2018 22513 97,292 B8412 3,353,296 35,035,763
Compound % Chengs 2010-2013 02% 02% 0.3% 0% 0%
Compound % Change 2013-2018 07% 08% 1.2% 10% 0N
Houssholds 2010 8873 7.5 94200 1,086,865 12577458
Housshalds 2013 9073 38577 97,514 1120442 12883377
Housshalds 2018 9417 40,310 103,383 L178,708 13444872
Compound % Changs 2010-2013 0% 02% o3% 02% o
Compound % Changs 2013-2018 0.7% 09% 1.2% 1.0% 0.9%
Madian Housshold Incoma 2013 £71.352 482953 $79571 460,651 $58.724
Aweragn Housshold Sixe. 24 14 s 25 19
Collega Graduste % 8% 54% 54% 34% 30%
Madian Aga %0 43 L] 35 3&
Gwnar Occupisd % 51% 63% 60% 54% 5600
Ranter Occupied % 9% 37% 40% 48% 4%
Maclan Ownar Occupled Housing Velus $587,253 §573.081 $562.558 $366421 $325403
Madian Yeur Struchurs Bulit 1975 1980 1902 1978 1974
g, Travel Time to Work In Min. p . . ] 7 - 0
Source; Claritas

As shown above, the current population within a 10-minute drive time of the subject is 93,123, and
the average household size is 2.4. Population in the area has grown since the 2010 census, and this
trend is projected to continue over the next five years. Compared to San Diego County overall, the

population within a 3-mile radius is projected to grow at a slower rate.

Median household income is $82,953, which is higher than the household income for San Diego
County. Residents within a 10-minute drive time have a considerably higher level of educational
attainment than those of San Diego County, while median owner occupied home values are
considerably higher.

Land Use

Downtown Encinitas, located along Coast Highway 101 between Encinitas Boulevard and J Street is a
desirable beach-oriented bedroom community. The area is suburban in character and approximately
95% developed. Land uses immediately surrounding the subject are predominantly residential,
including single family detached homes, condominium homes and multifamily properties. Many
properties have partial or full ocean view amenities in the area.

Amenities

Downtown Encinitas has a rolling to topography, rising upward approximately 150 feet in elevation
from Coast Highway 101 toward Interstate-5. The sloping topography affords many homes west of
Interstate 5 in the area elevated ocean view amenities. Moonlight Beach, Swami's Beach, Beacon's
Beach, San Elijo State Beach, Cardiff State Beach and the 'Cardiff Reef' is located west of Coast
Highway 101 offering public beaches, surf parks, campgrounds and beachfront restaurants between
Cardiff and Leucadia, ‘

Pacific View School Site , @
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Outlook and Conclusions

Encinitas is an incorporated city located in the north-coastal area of San Diego County. It is primarily a
beach-oriented bedroom community consisting mainly of commuter residents. The population of
Encinitas is forecast to increase at a rate of 1% to 3% annually over the next 10 years. The built-out
nature of the area, long-term coastal demand and lack of new supply should continue to fuel property
values in the long-term.

Pacific View School Site ‘ @
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Surrounding Area Map
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Property Analysis

The subject is the former Pacific View Elementary School property, and consists of a 2.80 acre site.
The existing improvements include approximately 9,370 SF of classrooms and offices, excluding the
modular buildings. The dilapidated improvements were constructed in 1953 and are in poor
condition. The improvements are considered to have no remaining economic life and have no
contributory value. The property is zoned D-P/SP, in the Downtown Encinitas Specific Plan,
Residential West Subdistrict. The zoning, Public/Semi-Public Use, permits uses operated by city,
county or governmental agencies, such as fire protection, school districts, water/sewer districts, or -
semi-public uses such as hospitals or private institutions.

Land Description

Land Area

Source of Land Area
Primary Street Frontage
Shape

Corner

Topography

Drainage
Environmental Hazards
Ground Stability

2.80 acres; 121,968 SF

Public records

3rd Street - 400 feet

Irregular rectangle

Yes

Level pad, sloping down to streets
No problems reported or observed
None reported or observed

No problems reported or observed

Flood Area Panel Number
Date

Zone

Description

insurance Required?

06073C 10456

May 16,2012

X

Qutside of 500-year floodplain
No

Zoning; Other Regulations

Zoning Jurisdiction
Zoning Designation
Description

Legally Conforming?
Zoning Change Likely?
Permitted Uses

Other Land Use Regulations

City of Encinitas

D-P/SP

Downtown Encinitas Specific Plan, Residential West Subdistrict,
Public/Semi-Public Use

Yes

Not without city/community approval

Uses operated by city, county or governmental agencies, such as fire
protection, school districts, water/sewer districts, or semi-public uses such
as hospitals or private institutions.

Coastal overlay zone

Utilities

Service Provider

Water San Dieguito Water District
Sewer San Dieguito Water District
Efectricity San Diego Gas & Electric
Natural Gas San Diego Gas & Electric
Local Phone Various local phone carriers

Pacific View School Site
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Streets, Access and Frontage

Street “3rd Street E Street F Street Unpaved Alley
Frontage Feet 400 320 270 400

Paving Asphalt Asphalt Asphalt Unpaved
Curbs Concrete Concrete Concrete None
Sidewalks Concrete Concrete Concrete None

Lanes Two Two Two © Two
Direction of Traffic North/South East/West East/West North/South
Condition Average Average Average Fair
Traffic Levels Moderate Light - Light Very light
Signals/Traffic Control Stop signs Stop signs Stop signs None
Access/Curb Cuts None None One - None
Visibility Average Average Average Average

The subject property is located between E & F Streets, west of 3rd Street in Encinitas. The site nearly
encompasses the entire block. The property is one block east of the ocean bluff, and has ocean view
amenities.

Zoning

Zoning Summary

Zoning Jurisdiction City of Encinitas

Zoning Designation
Description

Legally Conforming?
Zoning Change Likely?
Permitted Uses

D-P/SP

Downtown Encinitas Specific Plan, Residential West Subdistrict, Public/Semi-
Public Use

Yes

Not without city/community approval .

Uses operated by city, county or governmental agencies, such as fire
protection, school districts, water/sewer districts, or semi-public uses such as
hospitals or private institutions.

Category

Zoning Requirement Existing Conditions

Minimum Lot Area
Minimum Lot Width (Feet)
Minimum Lot Depth (Feet)
Minimum Setbacks (Feet)
Maximum Building Height
Maximum Site Coverage
Maximum Floor Area Ratio
Parking Requirement
Other ‘

10,000 SF 121,968 SF
80 Complies
100 ~ Complies
Front 20, Side & Rear 10 Complies
30 feet or 2 stories whichever is less Complies
50% Complies
0.50 Complies
Varies depending on use Complies

Coastal overlay zone

Source: City of Encinitas Municipal Code & Downtown Specific Plan

Pacific View School Site
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The city's zoning report for the subject is shown below:

] e 2 MR
— .

City Of Encinitas
Zoning Report

Site Information:
Ao 2588512200
She Aseress TR NEST
Zoning Information:
- T e
e D-P/SP EioorAreaRatio 25010 Heiant )
e . FrontSetback 20
Eoription PUBLIC/SEWI- } e .
Cegon [3%521}' CEEWROBLID InteriorSideY ardSetback 10 Parking EMC 230.54 and DESP Section 3.3.3
—“?——L——. A
WidthFest 5 StreetSideYaiSetback 20 LandscspinaPercent
DepthFest 10 RearYardSethack 10 Relerarce DIESZHE
MaximumDansity LotCoveragaPercent %)
MidrangeDensity NetiotArezSauaraFest 10,020
Footnote:

Stong height o aate t2 23 fes o 2 Xovme. whcheow 2 ms3 Adotarw haght neenciors may K00,
R o 5T Dot of the GO it s A ARSEN CITDISS T3, hane 8 Noty area ratG O UD B 3T DIFoE 2 S EIaRNg resrerant @ 12

pwoart of the 138 te

7 R EWLSN CONGLING FARIDLN (S ol

QOverlay Zones within which this parcel lies:

Coastai Zora
Scenic Zors

Flood Zone

Yes Bpecial Study Zone Yes Museum For2 No
No Hilskls Study Zone  Yes Cultyrgl Zone No
No Specific Plan Zone Yes
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Easements, Encroachments and Restrictions

We were not provided a current title report to review. We are not aware of any easements,
encroachments, or restrictions that would adversely affect value. Our valuation assumes no adverse
impacts from easements, encroachments, or restrictions, and further assumes that the subject has
clear and marketable title.

Conclusion of Land Analysis

Overall, the physical characteristics of the site and the availability of utilities result in functional utility
suitable for a variety of uses including those permitted by zoning. We are not aware of any other
particular restrictions on development.

The appraiser inspected and measured the existing older school classroom and office improvements,
and considers the improvements to have no contributory value to the site, given their age and poor
condition. The building improvements are measured at 9,370 SF, excluding the portable modular
buildings (which are considered to be portable and are boarded-up). There is also a covered outdoor

~ area which is in poor condition. The school has been vacant in excess of 10 years and the dilapidated
improvements, while partially used for storage, have been vandalized and are generally in disrepair,
with roof damage, wall damage, floor damage, eave damage, etc.

The Historical Society occupies a 1,064 SF, one-story, wood frame building located on the extreme
southwest portion of the site. This was the original Encinitas school house built in-the 1880s. It has
been reported, in the event the property is sold, that the original school house may be moved to
another site for continued historical society use. No contributory value is therefore given to the
Historical Society building.

As the highest and best use of the property is to raze the older dilapidated improvements for new
development, we deduct the estimated cost of demolition ($5.00/SF x 9,370 SF) from the estimated
land value in the Sales Comparison Approach. The existing school improvements were constructed in
1953. If there is a possibility that the school improvements have asbestos, the cost of demolition
could be substantially higher due to removal and disposal requirements. We have not deducted the
cost to re-locate the historical building or modular buildings from the site.

Pacific View School Site @
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Front of subject from 3rd Street Classroom corridor/overhang
(Photo Taken on June 17, 2013) (Photo Taken on June 17, 2013)

Classroom/office Classrooms
(Photo Taken on June 17, 2013) (Photo Taken on June 17, 2013)

Playground/lunch area Covered area
{Photo Taken on June 17, 2013) (Photo Taken on June 17, 2013)
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Front of office area Front of property
(Photo Taken on June 17, 2013) (Photo Taken on June 17, 2013)

North side of property West on E Street
(Photo Taken on June 17, 2013) (Photo Taken on June 17, 2013)

East on E Street South on 3rd Street
(Photo Taken on June 17, 2013) (Photo Taken on June 17, 2013)
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Ocean view from property at E Street Unpaved alley to west of property
(Photo Taken on June 17, 2013) (Photo Taken on June 17, 2013)

East on F Street Subject grounds area
(Photo Taken on June 17, 2013} (Photo Taken on June 17, 2013)

Subject grounds area Former kindergarten classroom
(Photo Taken on June 17, 2013) (Photo Taken on June 17, 2013)

Pacific View School Site
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Restroom Former administrative office
(Photo Taken on June 17, 2013) {Photo Taken on June 17, 2013)

Former classroom (used as storage) Former classroom (used as storage)
(Photo Taken on June 17, 2013) (Photo Taken on June 17, 2013)

Former classroom (used as storage) Former classroom {used as storage)
(Photo Taken on June 17, 2013) (Photo Taken on June 17, 2013)
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FEMA Flood Map

Pacific View School Site
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Real Estate Taxes

The subject is currently exempt from property taxes as it is owned by the Encinitas Union School
District.

Taxes and Assessments - 2012-2013

Assessed Value Taxes and Assessments
. Ad Valorem
Tax 1D Land Improvements Total Tax Rate Taxes Direct Assessments Total
258-151-22-00 Exempt Exempt S0 0.000000% $0 S0 S0

If purchased by the City of Encinitas for continued public use, we expect the property tax exemption
status will continue.
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Highest and Best Use

As Vacant

Physically Possible

The physical characteristics of the site do not appear to impose any unusual restrictions on
development. Overall, the physical characteristics of the site and the availability of utilities result in
functional utility suitable for a variety of uses.

Legally Permissible

The site is zoned D-P/SP, Downtown Encinitas Specific Plan, in Residential West Subdistrict. This zoning
allows Public/Semi-Public Uses. Permitted uses include uses operated by city, county or governmental
agencies, such as fire protection, school districts, water/sewer districts, or semi-public uses such as
hospitals or private institutions. To our knowledge, there are no legal restrictions such as easements -
or deed restrictions that would effectively limit the use of the property. Given prevailing land use
patterns in the area, only public/semi-public use is given further consideration in determining highest
and best use of the site, as though vacant. The current pubic/semi-public zoning limits the potential
development of the site, and also limits the number of buyers. We understand that litigation has
taken place regarding the potential change of zoning of the site to allow non-public uses, such as
residential single or multifamily development. As of the date of this appraisal, the zoning continues to
be P/SP (public/semi-public uses) and the 'as is' value estimate assumes the current zoning.

Financially Feasible

Based on our analysis of the market, there is currently adequate demand for public/semi-public use in
the subject’s area. It appears that a newly developed public/semi-public use on the site would have a
value commensurate with its cost. Therefore, public/semi-public use is considered to be financially
feasible.

Maximally Productive

There does not appear to be any reasonably probable use of the site that would generate a higher
residual land value than public/semi-public use. Accordingly, it is our opinion that public/semi-public
use, developed to the normal market density level permitted by zoning, is the maximally productive
use of the property. '

Conclusion _
Development of the site for public/semi-public use is the only use that meets the four tests of highest
and best use. Therefore, it.is concluded to be the highest and best use of the property as vacant.

As Improved

The subject site is improved with older elementary school improvements which are generally
dilapidated and in poor condition. The existing improvements, while not consistent with the highest
and best use as vacant, are fully depreciated and represent an underutilize the site. A typical buyer
would raze the existing improvements and re-develop the site with a legal use. Accordingly, the
highest and best use is to redevelop the site for public/semi-public use.
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Most Probable Buyer

The most probable buyer is a municipality or public entity such as a school district, fire department.
Private institutions are also permitted, such as hospitals or schools. As noted, the buyer pool is
generally limited due to the current zoning.

Pacific View School Site : @




Valuation Methodology 33

Valuation

Valuation Methodology

Appraisers usually consider three approaches to estimating the market value of real property. These
are the cost approach, sales comparison approach and the income capitalization approach.

The cost approach assumes that the informed purchaser would pay no more than the cost of
producing a substitute property with the same utility. This approach is particularly applicable when
the improvements being appraised are relatively new and represent the highest and best use of the
land or when the property has unique or specialized improvements for which there is little or no sales
data from comparable properties.

The sales comparison approach assumes that an informed purchaser would pay no more for a
property than the cost of acquiring another existing property with the same utility. This approach is
especially appropriate when an active market provides sufficient reliable data. The sales comparison
approach is less reliable in an inactive market or when estimating the value of properties for which no
directly comparable sales data is available. The sales comparison approach is often relied upon for
owner-user properties.

The income capitalization approach reflects the market’s perception of a relationship between a
property’s potential income and its market value. This approach converts the anticipated net income
from ownership of a property into a value indication through capitalization. The primary methods are
direct capitalization and discounted cash flow analysis, with one or both methods applied, as
appropriate. This approach is widely used in appraising income-producing properties.

Reconciliation of the various indications into a conclusion of value is based on an evaluation of the
guantity and quality of available data in each approach and the applicability of each approach to the

property type.

The methodology employed in this assignment is summarized as follows:

Approaches to Value

Approach ' Applicability to Subject Use in Assignment
Cost Approach Not Applicable Not Utilized

Sales Comparison Approach Applicable Utilized

Income Capitalization Approach Not Applicable Not Utilized

As noted, the subject's existing improvements are older and in poor condition. A typical buyer would
raze the improvements and re-develop the site with a legal use. Consequently, we use the Sales
Comparison Approach to value the subject land only.
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Sales Comparison Approach

To develop an opinion of the subject’s land value, as if vacant and available to be developed to its
highest and best use, we utilize the sales comparison approach. This approach develops an indication
of value by researching, verifying, and analyzing sales of similar properties.

Our sales research focused on transactions within the following parameters:

e Location: Southern California
e Size: 1-6 acres
e Use: School or public/community uses

e Transaction Date: 2009 to present

As indicated, the subject property has a zoning that limits development to public or semi-public uses,
such as schools or municipal uses (water districts, fire departments, etc.). We therefore searched
Southern California for land sales slated for similar uses. Recent sales data is limited and we therefore
had to employ some dated sales.

The subject property is located in a coastal bedroom community, approximately one block from the
beach/bluff above the Pacific Ocean in Encinitas. We were unable to locate comparable sales with
similar beach orientation. The sales utilized, despite their inland location, are considered to be the
best available given the unique size, location and zoning of the subject property.

For this analysis, we use price per usable square foot as the appropriate unit of comparison because
market participants typically compare sale prices and property values on this basis. The most relevant
sales are summarized in the table on the following page.
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Summary of Comparable Land Sales

Sale
Date; Effective Sale Usable SF; S/SF
No. (Name/Address Status Price Acres Land S/Acre
1 i3400 W. 3rd Street Nov-11 ’$12,450,000 95,396 $130.51 $5,684,932
413400 W.3rd Street Closed A e
|Los Angeles
‘Los Angeles County
!CA " P B
Comments: Sale of a 2.19-acre vacant site with multiple zonings (commercial & residentival). The buyer
{plans to construct a charter K-8 school for 656 students, including 31 classrooms. The site was vacant
ibut was formerly an Econo-lodge site--motel was razed in 2009.
2 1918 N.Broadway ‘Nov-11 $3,950,000 49,223 $80.25  {$3,495,575
11918 N. Broadway Closed 1.13 i
Los Angeles'
iLos Angeles County
CA ) .
Comments: Sale of a 1.13-acre site on either side of S. Avenue 20, south side of Broadway, purchased
to construct a 45,000 SF, 42 classroom 'college-ready' middle school, The property had an older 3,000
SF building at time of sale that is to be razed for new development.
3 Las Posas Rd n/o W Mission Rd Jul-11 1$3,500,000 145,490 1$24.06 $1,047,904
Las Posas Rd n/o W Mission Rd Closed i 3.34 ; i
San Marcos
San Diego County
CA
Comments: This land was purchased by the adjacent community college, Palomar College, for future
expansion. The site sold with no entitlements or approvals.
4 2.79-Acre Site Apr-10 $4,030,000 139,392 $28.91 $1,259,375
NWC 58th St. & Pacific Blvd, Closed 3,20
Huntington Park
Los Angeles County
CA
Comments: This is the April 2010 sale of a 3.20-acre site located on the north and south sides of 58th
Street, including the northwest corner of 58th Street and Pacific Boulevard, in Huntington Park, The
buyer plans to construct a charter school known as "Aspire Public School." The site consists of 14
parcels that were assembled from three different related sellers. The combined price for the entire 3.2-
; acre site was $4,030,000. The zoning is M2 and CG. No value was given to the older improvements.
5 SWC Sherman Way & Tampa Ave May-09 $4,500,000 93,654 $48.05 $2,093,023
Sherman Way Closed 2.15
Reseda
Los Angeles County
CA
Comments: 2.15-acres purchased to expand adjacent Jewish community center and senijor assisted
; living pro'ject.
6 lEl Fuerte, N of Poinsettia Ave Apr-09 $4,050,000 174,240 $23.24 $1,012,500
6269 El Fuerte, Closed 4.00
Carlsbad
San Diego County
CA

Comments: Price per square foot of net land area (4 Acres) is $23.24 per square foot. This site will be
utilized for new construction of a high schooland sports fields for the Pacific Ridge School. Seller is the
Church of Jesus Christ the Latter Saints. This is the second phase of construction for a new,
independent high schoolon an aggregate 12.5 acre campus.

Subject 121,968
(Pacific View School Site 2.80
Encinitas, CA
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Comparable Land Sales Map
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Analysis and Adjustment of Sales

The sales are compared to the subject and adjusted to account for material differences that affect
value. Adjustments are considered for the following factors, in the sequence shown below.

Adjustment Factors

Effective Sale Price
Real Property Rights
Financing Terms
Conditions of Sale

Market Conditions

Location
Access/Exposure

Size

Shape and Topography
Zoning

Entitlements

View

Accounts for atypical economics of a transaction, such as demolition
cost, expenditures by the buyer at time of purchase, or other similar
factors. Usually applied directly to sale price on a lump sum basis.

Fee simple, leased fee, leasehold, partial interest, etc.

Seller financing, or assumption of existing financing, at non-market
terms. '

Extraordinary motivation of buyer or seller, assemblage, forced sale,
related parties transaction.

Changes in the economic environment over time that affect the
appreciation and depreciation of real estate. Land values in Southern
California have increased slightly over the past 3-4 years, following
the 2006-2009 recession. We apply a 3% annual adjustment to
account for improving market conditions during this period.

Market or submarket area influences on sale price; surrounding land
use influences.

Convenience to transportation facilities; ease of site access; visibility
from main thoroughfares; traffic counts.

Inverse relationship that-often exists between parcel size and unit
value.

Primary physical factors that affect the utility of a site for its highest
and best use. '

Government regulations that affect the types and intensities of uses
allowable on a site.

The specific level of governmental approvals attained pertaining to
development of a site.

Adjustments are made due to the disparity in view amenities between
the subject property and the sales.

Sale 1is a 2.19-acre parcel located at 3400 W. 3rd Street, Los Angeles, Los Angeles County, CA. The
property sold in November 2011 for $12,450,000, or $130.51 per usable square foot. This property is
located in downtown Los Angeles, which is regarded to be superior to the subject with regard to
overall property value, land value and achievable commercial lease rates. The sale is adjusted

Pacific View School Site
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downward 30% for location. This sale has no view amenity compared to the subject property, and is
adjusted upward 15% for this difference.

Sale 2 is a 1.13-acre, parcel located at 1918 N. Broadway, Los Angeles, Los Angeles County, CA. The
property sold in November 2011 for $3,950,000, or $80.25 per usable square foot. This property is
also located in downtown Los Angeles, regarded to be superior to the subject with regard to overall.
property value, land value and achievable commercial lease rates. The sale is adjusted downward 30%
for location. Thisisa smaller site, considered superior in terms of $/SF due to economy of scale
(smaller properties typically sell at a premium compared to larger properties on a $/SF basis). A
downward 5% adjustment is applied for this difference. This property also sold with entitlements
(approvals) for a new middle school. A 5% downward adjustment is applied for this difference. This
sale has no view amenity compared to the subject property, and is adjusted upward 15% for this
difference.

Sale 3 is a 3.34-acre parcel located at Las Posas Rd n/o W Mission Rd, San Marcos, San Diego County,
CA. The property sold in July 2011 for $3,500,000, or $24.06 per usable square foot. This property was
purchased for future expansion of the adjacent community college (Palomar College). This property is
located in San Marcos, which is regarded to be inferior to the subject with regard to overall property
value, land value and achievable commercial lease rates. The sale is adjusted upward 20% for
location. This sale has no view amenity compared to the subject property, and is adjusted upward
15% for this difference. '

Sale 4 is a 3.20-acre parcel located at NWC 58th St. & Pacific Blvd., Huntington Park, Los Angeles
County, CA. The property sold in April 2010 for $4,030,000, or $28.91 per usable square foot. This
land sale was purchased to construct a 6-12 grade public charter school. This property is located in
Huntington Park, which is considered inferior to the subject with regard to overall property value, land
value and achievable commercial lease rates. The sale is adjusted upward 20% for location. This sale
has no view amenity compared to the subject property, and is adjusted upward 15% for this
difference.

Sale 5 is a 2.15-acre parcel located at Sherman Way, Reseda, Los Angeles County, CA. The property
sold in May 2009 for $4,500,000, or $48.05 per usable square foot. This land was purchased to
expand a Jewish community center and also construct assisted living units for the Jewish community
(semi-public institutional use). This property is located in Reseda in the San Fernando Valley area,

- which is considered inferior to the subject with regard to overall property value, land value and
achievable commercial lease rates. The sale is adjusted upward 10% for location. This sale has no
view amenity compared to the subject property, and is adjusted upward 15% for this difference.

Sale 6 is a 4.00 acre (usable), parcel located at 6269 El Fuerte Street, Carlsbad, San Diego County, CA.
The property sold in April 2009 for $4,050,000, or $23.24 per usable square foot. This land was
purchased to construct a new high-school campus. This property is located in inland Carlsbad, which is
considered inferior to the subject with regard to overall property value, land value and achievable
commercial lease rates. The sale is adjusted upward 10% for location. The site is inferior in
access/exposure and size (larger parcel compared to the subject). Upward adjustments are applied for
these differences. This sale also has no view amenity compared to the subject property, and is
adjusted upward 15% for this difference.
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Land Sales Adjustment Grid

Subject Comparable 1 Comparable 2 Comparable 3 Comparable 4 Comparable 5 Comparable 6
Address 608 3rd Street 3400 W. 3rd Street|1918 N. Broadway |Las Posas Rd nfo |[NWC58thSt. &  |Sherman Way 6269 El Fuerte,
Sales|Comparison Approach W Mission Rd Pacific Blvd. 40

City Encinitas Los-Angeles— Lloc Angelas SapMMarcos Huntingten-Rack—| Besada Carlshad
County San Diego Los Angeles Los Angeles San Diego Los Angeles Los Angeles San Diego
State California CA CA CA CA CA CA
Sale Date Nov-11 Nov-11 Jul-11 Apr-10 May-09 Apr-09
Sale Status The fpllowing tablel@waimarizes {hesatjustmeritiowe make toceach sale.  |Closed Closed
Sale Price $12,450,000 $3,950,000 $3,500,000 $4,030,000 $4,500,000 $4,050,000
Effective Sale Price $12,450,000 $3,950,000 $3,500,000 $4,030,000 $4,500,000 $4,050,000.
Square Feet 121,968 95,396 49,223 145,490 139,392 93,654 224,334
Acres 2.80 2.19 1.13 3.34 3.20 2.15 5.15
Usable Square Feet 121,968 95,396 49,223 145,490 139,392 93,654 174,240
Price per Usable Square Foot $130.51 $80.25 $24,06 $28.91 $48.05 $23.24
Property Rights Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple

% Adjustment - - - - - -
Financing Terms

% Adjustment 5 e . e & [
Conditions of Sale

% Adjustment & = ra fis = I
Market Conditions 6/17/2013 Nov-11 Nov-11 Jul-11 Apr-10 May-09 Apr-09

Annual % Adjustment 3% (5% 5% (6% (9% 12% 13%
Cumulative Adjusted Price $137.03 $84.26 $25.50 $31.51 $53.82 $26.27
Location -30% -30% 20% 20% 10% 10%
Access/Exposure = = = = - 10%
Size =3 -5% B i = 5%
Shape and Togograghy e = = = = =
Zoning = 7 — it i3 =
Entitlements - -59 5 bl A [
View 15% 15% 15% 15% 15% 15%
Net $ Adjustment -$20.56 -$21.06 $8.92 $11.03 $13.45 $10.51
Net % Adjustment -15% -25% 35% 35% 25% 40%
Final Adjusted Price $116.48 $63.19 $34.42 $42.54 $67.27 $36.77
Overall Adjustment -11% -21% 43% 47% 40% 58%

Range of Adjusted Prices $34.42 - $116.48
Average 560.11
Indicated Value $60.00
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Land Value Conclusion

The unadjusted sales data present a wide $/SF range indicators, from $24.06 to $130.51/SF. After
adjustments, the range narrows slightly, from $34.42 to $116.48/SF, averaging $60.11/SF. All of the
land sales were purchased for proposed school or semi-public institutional uses. In general, the data is
inconsistent and presents a wide range of value indicators. We feel that with the adjustments applied,
the subject should fall near the middle of the adjusted comparable value range present. We therefore
arrive at a land value conclusion as follows:

Land Value Conclusion

Indicated Value per Usable Square Foot $60.00
Subject Usable Square Feet 121,968
Indicated Value $7,318,080
Adjustments

Less Cost to Raze Existing Improvements

9,370 SF x $5.00 -$46,850
Total Adjustments -546,850
Indicated Value $7,271,230
Rounded $7,270,000

As noted, we also deduct the estimated cost to raze the existing older, dilapidated school buildings to
estimate an 'as is' value.
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Reconciliation and Conclusion of Value

As discussed previously, we use only the sales comparison approach in developing an opinion of value
for the subject. The cost and income approaches are not applicable, and are not used.

Based on the preceding valuation analysis and subject to the definitions, assumptions, and limiting
conditions expressed in the report, our value opinion follows:

Value Conclusion
Appraisal Premise Interest Appraised Date of Value Value Conclusion
‘Market Value As Is Fee Simple June 17,2013 $7,270,000

Extraordinary Assumptions and Hypothetical Conditions

The value conclusions are subject to the following extraordinary assumptions that may affect the assignment
results. An extraordinary assumption is uncertain information accepted as fact. If the assumption is found to be
false as of the effective date of the appraisal, we reserve the right to modify our value conclusions.

1. The value rendered is an 'as is' value based on the current 'Public/Semi-Public' zoning, which limits potential
development to a narrow scope of uses. We are aware that there has been previous litigation regarding the
potential for a change in zoning of the site to residential use, which would result in a significantly higher land
value than the as is value. The client has requested that we provide an 'as is' value based on the current
public/semi-public zoning. The value is made under the extraordinary assumption that the current zoning is
not changed to residential zoning. We have not attempted to value the site based on any other potential
zoning or allowed uses because any other such uses are not legally permissible as of the date of value.

The value conclusions are based on the following hypothetical conditions that may affect the assignment
resuits. A hypothetical condition is a condition contrary to known fact on the effective date of the appraisal but

is supposed for the purpose of analysis.
1. None.

Exposure and Marketing Times
Our estimates of exposure and marketing times are as follows:

'Exposure Time and Marketing Period
’Exposure Time (Months}) 6-12
Marketing Period (Months) 6-12

Pacific View School Site @
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Certification

We certify that, to the best of our knowledge and belief:

10.

11.

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.

We have not performed any 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.

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

The undersigned were hired as an independent contractors directly by the City of Encinitas
California.

Our 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 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.

This appraisal report sets forth all the limiting conditions (imposed by the terms of this
assignment or by the undersigned) affecting the analysis, opinions and conclusions contained
in this report. '

Due to the varying requirements of individual review appraisers, this report cannot be
guaranteed to meet any single review appraiser's opinion of acceptability. Reasonable efforts
will be made by us to provide recommended changes or corrections that fall within the Scope
of Work that was originally ordered at no additional cost to the client. Any changes required
by a review appraiser for an affiliate or correspondent lender that did not directly engage our
services will be completed at the client's expense. This excludes any changes required by
regulatory agencies.
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12.

13.

14.

15.

16.

17.

18.
19.
20.

21,

22.

23.

This appraisal report is based on the existing physical condition of the subject as of the date of
appraisal.

The appraisers assume no responsibility for any hazardous or toxic waste substances
(including those that are on the site either underground or stored) and this appraisal assumes
that there are no such influences unless otherwise stated within the body of this report. It
should be understood that adverse toxic or hazardous waste conditions found on the site
could dramatically affect the indicated value.

Any third party studies referred to in this report such as tests, hazardous materials, structural,
etc., have been verified by the appraiser to the extent of the assumptions, conclusions and
recommendations explained. The appraisers do not have the expertise to comment on the
accuracy or validity of such reports.

Information, estimates and opinions furnished by others and contained in this report are
assumed true, correct and reliable. A reasonable effort has been made to verify such
information; however, the appraisers assume no responsibility for its accuracy. -

Projections included in this report are utilized to assist in the valuation process and are based
on current economic conditions. Thus, the analyses and valuation are subject to change in the
future due to economic forces that cannot be predicted by the appraiser.

The value is in accordance with our estimate of highest and best use. All sales have been
adjusted to a cash-equivalent price when appropriate and sufficient data was available.

John A. Morgan made a personal inspection of the property that is the subject of this report.
Jeff Greenwald has inspected the exterior of the subject on a previous occasion.

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

We have the appropriate knowledge and experience in to complete this assignment
competently in accordance with the competency provision as required by the Competency
Rule of USPAP. Appraiser qualifications are located in the addenda of this report.

As of the date of this report, Jeff Greenwald, MAI, SRA, FRICS, Realtor ® has completed the
continuing education program for Designated Members of the-Appraisal Institute.

Jeff A. Greenwald MAI, SRA, FRICS, Realtor ® has successfully met the requirements for the
title "Certified General Appraiser" delegated by the Office of Real Estate Appraisers, valid until
October 12, 2015, OREA identification number AG025255.
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24.  John A. Morgan has successfully met the requirements for the title "Certified General

Appraiser" delegated by the Office of Real Estate Appraisers, valid until June 9, 2014, OREA
identification number AG0O07753.

pies
A s, T

Jeff A. Greenwald, MAI, SRA, FRICS, Realtor ® John A. Morgan

Senior Managing Director/Principal Director

Certified General Appraiser Certified General Appraiser
AGO025255 expires 10/12/2015 AGO07753 expires 6/09/2014
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Assumptions and Limiting Conditions

This appraisal is based on the following assumptions, except as otherwise noted in the report.

1.

The title is marketable and free and clear of all liens, encumbrances, encroachments,
easements and restrictions. The property is under responsible ownership and competent
management and is available for its highest and best use.

There are no existing judgments or pending or threatened litigation that could affect the value
of the property.

There are no hidden or undisclosed conditions of the land or of the improvements that would
render the property more or less valuable. Furthermore, there is no asbestos or toxic mold in
the property.

The revenue stémps placed on any deed referenced herein to indicate the sale price are in
correct relation to the actual dollar amount of the transaction.

The property is in compliance with all applicable building, environmental, zoning, and other
federal, state and local laws, regulations and codes.

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

This appraisal is subject to the following limiting conditions, except as otherwise noted in the report. -

1.

An appraisal is inherently subjective and represents our opinion as to the value of the
property appraised.

The conclusions stated in our appraisal apply only as of the effective date of the appraisal, and
no representation is made as to the effect of subsequent events.

No changes in any federal, state or local laws, regulations or codes (including, without
limitation, the Internal Revenue Code) are anticipated.

No environmental impact studies were either requested or made in conjunction with this
appraisal, and we reserve the right to revise or rescind any of the value opinions based upon
any subsequent environmental impact studies. If any environmental impact statement is
required by law, the appraisal assumes that such statement will be favorable and will be
approved by the appropriate regulatory bodies.

Unless otherwise agreed to in writing, we are not required to give testimony, respond to any
subpoena or attend any court, governmental or other hearing with reference to the property
without compensation relative to such additional employment.

We have made no survey of the property and assume no responsibility in connection with
such matters. Any sketch or survey of the property included in this report is for illustrative
purposes only and should not be considered to be scaled accurately for size. The appraisal
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10.

11.

12

13,

14.

15.

16.

17.

covers the property as described in this report, and the areas and dimensions set forth are
assumed to be correct. '

No opinion is expressed as to the value of subsurface oil, gas or mineral rights, if any, and we
have assumed that the property is not subject to surface entry for the exploration or removal
of such materials, unless otherwise noted in our appraisal.

We accept no responsibility for considerations requiring expertise in other fields. Such

" considerations include, but are not limited to, legal descriptions and other legal matters such

as legal title, geologic considerations such as soils and seismic stability, and civil, mechanical,
electrical, structural and other engineering and environmental matters.

The distribution of the total valuation in the report between land and improvements applies
only under the reported highest and best use of the property. The allocations of value for land
and improvements must not be used in conjunction with any other appraisal and are invalid if
so used. The appraisal report shall be considered only in its entirety. No part of the appraisal
report shall be utilized separately or out of context.

Neither all nor any part of the contents of this report (especially any conclusions as to value,
the identity of the appraisers, or any reference to the Appraisal Institute) shall be
disseminated through advertising media, public relations media, news media or any other
means of communication (including without limitation prospectuses, private offering
memoranda and other offering material provided to prospective investors) without the prior
written consent of the person signing the report.

Information, estimates and opinions contained in the report and obtained from third-party
sources are assumed to be reliable and have not been independently verified.

Any income and expense estimates contained in the appraisal report are used only for the
purpose of estimating value and do not constitute predictions of future operating results.

If the property is subject to one or more leases, any estimate of residual value contained in
the appraisal may be particularly affected by significant changes in the condition of the
economy, of the real estate industry, or of the appraised property at the time these leases
expire or otherwise terminate. )

No cons‘idera'tion has been given to personal property located on the premises or to the cost
of moving or relocating such personal property; only the real property has been considered.

The current purchasing power of the dollar is the basis for the value stated in our appraisal;
we have assumed that no extreme fluctuations in economic cycles will occur.

The value found herein is subject to these and to any other assumptions or conditions set
forth in the body of this report but which may have been omitted from this list of Assumptions
and Limiting Conditions.

The analyses contained in the report necessarily incorporate numerous estimates and
assumptions regarding property performance, general and local business and economic
conditions, the absence of material changes in the competitive environment and other
matters. Some estimates or assumptions, however, inevitably will not materialize, and
unanticipated events and circumstances may occur; therefore, actual results achieved during
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18.

19.

20.

21.

22.

23.

24,

the period covered by our analysis will vary from our estimates, and the variations may be
material. :

The Americans with Disabilities Act (ADA) became effective January 26, 1992. We have not
made a specific survey or analysis of the property to determine whether the physical aspects
of the improvements meet the ADA accessibility guidelines. We claim no expertise in ADA
issues, and render no opinion regarding compliance of the subject with ADA regulations.
Inasmuch as compliance matches each owner’s financial ability with the cost to cure the non-
conforming physical characteristics of a property, a specific study of both the owner’s financial
ability and the cost to cure any deficiencies would be needed for the Department of Justice to
determine compliance.

The éppraisal report is prepared for the exclusive benefit of the Client, its subsidiaries and/or
affiliates. It may not be used or relied upon by any other party. All parties who use or rely
upon any information in the report without our written consent do so at their own risk.

No studies have been provided to us indicating the presence or absence of hazardous
materials on the subject property or in the improvements, and our valuation is predicated
upon the assumption that the subject property is free and clear of any environment hazards
including, without limitation, hazardous wastes, toxic substances and mold. No
representations or warranties are made regarding the environmental condition of the subject
property and the person signing the report shall not be responsible for any such
environmental conditions that do exist or for any engineering or testing that might be
required to discover whether such conditions exist. Because we are not experts in the field of
environmental conditions, the appraisal report cannot be considered as an environmental
assessment of the subject property.

The person signing the report may have reviewed available flood maps and may have noted in
the appraisal report whether the subject property is located in an identified Special Flood
Hazard Area. We are not qualified to detect such areas and therefore do not guarantee such
determinations. The presence of flood plain areas and/or wetlands may affect the value of the
property, and the value conclusion is predicated on the assumption that wetlands are non-
existent or minimal.

Integra Realty Resources — San Diego is not a building or environmental inspector. Integra San

.Diego does not guarantee that the subject property is free of defects or environmental

problems. Mold may be present in the subject property and a professional inspection is
recommended.

The appraisal report and value conclusion for an appraisal assumes the satisfactory
completion of construction, repairs or alterations in a workmanlike manner.

It is expressly acknowledged that in any action which may be brought against Integra Realty
Resources — San Diego, Integra Realty Resources, Inc. or their respective officers, owners,
managers, directors, agents, subcontractors or employees (the “Integra Parties”), arising out
of, relating to, or in any way pertaining to this engagement, the appraisal reports, or any
estimates or information contained therein, the Integra Parties shall not be responsible or
liable for any incidental or consequential damages or losses, unless the appraisal was
fraudulent or prepared with gross negligence. It is further acknowledged that the collective
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25,

26.

27.

28.

Pacific View School Site

liability of the Integra Parties in any such action shall not exceed the fees paid for the
preparation of the appraisal report unless the appraisal was fraudulent or prepared with gross
negligence. Finally, it is acknowledged that the fees charged herein are in reliance upon the
foregoing limitations of liability.

Integra Realty Resources — San Diego, an independently owned and operated company, has
prepared the appraisal for the specific purpose stated elsewhere in the report. The intended
use of the appraisal is stated in the General Information section of the report. The use of the
appraisal report by anyone other than the Client is prohibited except as otherwise provided.
Accordingly, the appraisal report is addressed to and shall be solely for the Client’s use and
benefit unless we provide our prior written consent. We expressly reserve the unrestricted
right to withhold our consent to your disclosure of the appraisal report (or any part thereof
including, without limitation, conclusions of value and our identity), to any third parties.
Stated again for clarification, unless our prior written consent is obtained, no third party may
rely on the appraisal report (even if their reliance was foreseeable).

The conclusions of this report are estimates based on known current trends and reasonably
foreseeable future occurrences. These estimates are based partly on property information,
data obtained in public records, interviews, existing trends, buyer-seller decision criteria in the
current market, and research conducted by third parties, and such data are not always '
completely reliable. Integra Realty Resources, Inc. and the undersigned are not responsible for
these and other future occurrences that could not have reasonably been foreseen on the
effective date of this assignment. Furthermore, it is inevitable that some assumptions will not
materialize and that unanticipated events may occur that will likely affect actual performance.
While we are of the opinion that our findings are reasonable based on current market -
conditions, we do not represent that these estimates will actually be achieved, as they are
subject to considerable risk and uncertainty. Moreover, we assume competent and effective
management and marketing for the duration of the projected holding period of this property.

All prospective value estimates presented in this report are estimates and forecasts which are
prospective in nature and are subject to considerable risk and uncertainty. In addition to the
contingencies noted in the preceding paragraph, several events may occur that could
substantially alter the outcome of our estimates such as, but not limited to changes in the
economy, interest rates, and capitalization rates, behavior of consumers, investors and
lenders, fire and other physical destruction, changes in title or conveyances of easements and
deed restrictions, etc. It is assumed that conditions reasonably foreseeable at the present
time are consistent or similar with the future. '

The appraisal is also subject to the following:



Assumptions and Limiting Conditions 50

Extraordinary Assumptions and Hypothetical Conditions

The value conclusions are subject to the following extraordinary assumptions that may affect the assignment
results. An extraordinary assumption is uncertain information accepted as fact. if the assumption is found to be
false as of the effective date of the appraisal, we reserve the right to modify our value conclusions.

1. Thevalue rendered is an 'as is' value based on the current 'Public/Semi-Public’ zoning, which limits potential
development to a narrow scope of uses. We are aware that there has been previous litigation regarding the
potential for a change in zoning of the site to residential use, which would result in a significantly higher land
value than the as is value. The client has requested that we provide an 'as is' value based on the current
public/semi-public zoning. The value is made under the extraordinary assumption that the current zoning is
not changed to residential zoning. We have not attempted to value the site based on any other potential
zoning or allowed uses because any other such uses are not legally permissible as of the date of value.

The value conclusions are based on the following hypothetical conditions that may affect the assignment

results. A hypothetical condition is a condition contrary to known fact on the effective date of the appraisal but
is supposed for the purpose of analysis.
1. None.
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Jeff A. Greenwald, MAI, SRA, FRICS, REALTOR (R)

Experience

Jeff Greenwald, MAI, SRA, FRICS, REALTOR (R} is the founding stockholder, Senior Managing Director
and Principal in the San Diego office of Integra Realty Resources. Jeff began his real estate career in
1979. He has been an independent fee appraiser since 1991 providing appraisal, consultation and
litigation services to as a Senior Associate Appraiser of the Limbach Company and President of his
own company, JAG Enterprises. He previously owned and operated a real estate development
company, providing extensive experience in development, financing, construction, and leasing.

leff's real estate development career spanned six years and his company, Winer Greenwald
Development, Inc. completed the development of 17 office, retail, apartment and automotive
projects with a combined value of over $100 million. His leasing and sales career included six years at
John Burnham & Company and two years at Business Real Estate Brokerage where, combined, he
completed over 1,700 lease transactions. Jeff is a Certified General Appraiser in six western states
and also holds a California Real Estate Broker’s license.

Jeff has earned the prestigious FRICS designation (fellowship status) from the London based Royal
Institution of Chartered Surveyors. He formerly held the designation of MRICS. Jeff is one of two
FRICS designations in San Diego County. Additionally, there are only 34 FRICS titled professionals in
all of southern California.

Jeff resides in the Santa Fe Valley area of San Diego.

Professional Activities & Affiliations

Appraisal Institute, Member (MAI) Appraisal Institute, August 2005

Royal Institute of Chartered Surveyors, Fellow (FRICS) Royal Institute of Chartered Surveyors,
December 2007

Member: San Diego Association of Realtors, January 2006

Member: California Association of Realtors, January 2006

Member: National Association of Realtors, January 2006

Appraisal Institute, Senior Residential Appraiser (SRA) Appraisal Institute, November 2009

Licenses

California, Certified General Real Estate Appraiser, AG025255, Expires October 2015
Washington, Certified General Real Estate Appraiser, 1101811, Expires October 2014
Colorado, Certified General Real Estate Appraiser, 100015195, Expires December 2013
New Mexico, Certified General Real Estate Appraiser, 02753-G, Expires April 2013
Oregon, Certified General Real Estate Appraiser, CO00883, Expires October 2014
Arizona, Certified General Real Estate, 31748, Expires September 2013

Texas, Certified General Real Estate Appraiser, 1380183, Expires October 2014
California, Real Estate Broker, 00695819

Education

Real Estate / Appraisal Courses Completed
Real Estate Principles

Real Estate Practice

Fundamentals of Appraisal

jgreenwald@irr.com - 858.450.9900 x302

Integra Realty Resources
an Diego

5330 Carrolt Canyon Road
Suite 100
San Diego, CA 92121

1858.450.9500
F 858.4%0.9130

irr.com
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Jeff A. Greenwald, MAI, SRA, FRICS, REALTOR (R)

Education (Cont'd)

Property Management

Real Estate Finance

Legal Aspects of Real Estate

Income Capitalization 310 Appraisal Institute

Appraisal Principles 110 Appraisal Institute

Appraisal Procedures 120 Appraisal Institute

Appraisal General Applications 320 Appraisal Institute

Standards of Professional Practice 410 Appraisal Institute
Standards of Professional Practice 420 Appraisal Institute
Standards of Professional Practice 430 Appraisal Institute
Advanced Income Capitalization 510 Appraisal Institute

Highest and Best Use 520 Appraisal Institute

Advanced Sales Comparison/Cost Approach 530 Appraisal Institute
Advanced Applications 540 Appraisal Institute

Advanced Report Writing 550 Appraisal Institute

Litigation Appraising: Specialized Topics and Applications 705 GRE
Condemnation Appraising: Principles and Applications 715 GRE
The Appraiser as an Expert Witness 700 GRE

Appraisal Curriculum Overview -General - 430 BDM

Fundamentals of Separating Real and Personal Property from Intangible Business Assets - Al 833

Recent Seminars / Continuing Education

2007 Economic Forecast (02/07)

Internet Search Strategies (03/07)

Small Hotel Valuation {04/07)

Analyzing Distressed Real Estate (08/07)

Appraising Convenience Stores (08/07)

Appraisal Review General (11/07)

San Diego Economic Forecast {(02/08)

Uniform Appraisal Standards for Federal Land Acquisitions (05/08)
Litigation Appraising: Specialized Topics and Applications (10/08)
Hypothetical Conditions and Extraordinary Assumptions (11/08)
7 Hour USPAP Update (01/09

2009 Economic Forecast {02/09)

Business Practices and Ethics (04/09)

Valuation of Green Buildings (04/09)

7 Hour USPAP Update (07/09)

Condemnation Appraising: Principles and Applications {09/09)
Litigation Appraising and Expert Witness Strategies (10/09)

Self Storage Seminar {01/10)

2010 USPAP Update (01/10)

Hotel Valuations: New Techniques, Appraisal Institute (02/10}
Business Practices and Ethics (10/10)

7 Hour USPAP Update (11/10)

2011 San Diego Economic Update (02/11)

Supporting Capitalization Rates (05/11)

7 Hour USPAP Update (06/11)

Southern California Investment Sales Updated (06/11)

jgreenwald@irr.com - 858.450.9900 x302

Integra Realty Resources
San Diego

5330 Carroll Canyon Road
Suite 100
San Diego, CA 92121

1 858.150.9900
F 858.450.9430

irr.com
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Jeff AT Greenwald, VIAL, SRA, FRICS, REALTOR(R) ]

Education (Cont'd)

San Diego Industrial Market Updated (07/11)

San Diego Office Leasing Updated and Outlook (08/11)

San Diego County Housing Market Update (09/11)

Self-Storage: Emerging Core Asset (10/11)

2012 San Diego Economic Update (02/12)

4-Hour Federal and California Statutory and Regulatory Laws (11/12)
7-Hour USPAP Update (3/13)

Qualified Before Courts & Administrative Bodies

Qualified Expert Witness, U.S. Bankruptcy Court, San Diego
Grievance Committee, Appraisal Institute 2010

San Diego Association of Realtors

California Association of Realtors

National Association of Realtors

jgreenwald@irr.com - 858.450.9900 x302

| Integra Reaity Resources

San Diego

5330 Carroll Canyon Road
Suite 100
San Diego, CA 92121

1 858.450.9900
F 858.450.9430

irr.com
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John Morgan

Experience

John Morgan joined Integra Realty Resources - San Diego as a Director/Senior Analyst in February
2006. John has been an independent fee appraiser in the San Diego area since 1983 and has been a
State Certified General Appraiser in California since the inception of State certification in 1991,

Prior to joining Integra Realty Resources — San Diego, John was the President of Morgan Appraisal &
Consulting from 1992 to 2005, where he completed over 750 commercial appraisals. From.1983
through 1991, John served as staff appraiser for the Lawrence Group, The Limbach Company and
Dore & Curry Appraisal Firms.

John has extensive experience in appraising office, retail and Industrial properties, but specializes in
residential subdivisions and condominium developments, residential and commercial condominium
conversion projects, master-planned communities, high-rise office/retail and residential
developments, together with residential and rural land projects.

Professional Activities & Affiliations

Appraisal Institute, Associate Member Appraisal Institute, January 1983

Licenses
California, Certified General, AG 007753, Expires June 2014

Education
BACHELOR OF ARTS — POINT LOMA COLLEGE, 1982

Additional Courses/Seminars

Course 101--SREA, San Diego State University, 1983.
Course 102—SREA San Diego State University, 1984.
Course 201--SREA University of San Diego, 1986.
Course 202--SREA. University of San Diego, 1987.
Residential Income Property Analysis: 1984
Subdivision Appraisal Analysis: 1984

SREA Demonstration Report Seminar. 1985

SREA R41b Seminar; 1986

SREA R41c Seminar: 1987

Al Apartment Seminar: 1993

Al Subdivision Seminar: 1993

CA OREA Federal/State Laws Workshop: 1995

410: USPAP, Part A: 1995

420: USPAP, Part B: 1995

203K HUD Appraisals: 1996

Appraisal Properties with Cracked Slabs: 1996
Environmental Considerations for the Appraiser: 1998
Regression Analysis: 1998

Introduction to Review Appraisal: 1998

1998 USPAP Update: 1998

Federal & State Laws & Regulations: 1998

Limited Appraisal Reports: 1998

jmorgan@®irr.com - 858.450.9900 x315

Integra Realty Resources
San Diego

5330 Carroll Canyon Road
Suite 100
San Diego, €A 92121

1 858.450.9900
F 858.450.9430

irr.com
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John Morgan

Education (Cont'd)

Appraisal Review: 1998

Income Capitalization: 1999

2000 National USPAP Update: 2000

2003 National USPAP Update: 2003

Real Estate Damages: Assessment & Testimony, 2003
Legal Issues for Appraisers: 2003

Federal & State Laws & Regulations: 2003
Appraiser Liability: 2003

2004 National USPAP Update: 2004
Appraising the Oddball Property: 2004
Construction issues for Appraisers: 2004
2006 National USPAP Update: 2006
National USPAP Update: 2008

Cost Approach: 2008

Technology for Appraisers: 2008

Fair Housing: 2008

Environmental Pollution & Mold: 2008
CA OREA Update: 2008

Appraisal Trends: 2008

Income Capitalization: 2008

Condemnation Appraising, Principles & Applications: 2009

2010 Seven-Hour USPAP Update, 2010
7-Hour USPAP Update, 2012

Industrial Flex Building for Mortgage Underwriting, 2012

Appraising Apartments, 2012
tand & Site Valuation, 2012
Mortgage Fraud & Protection, 2012

jmorgan@irr.com - 858.450.9900 x315

Pacific View School Site

Integra Realty Resources
San Diego

5330 Carroll Canyon Road

Suite 100
San Diego, CA 92121

1858.450.9900
F 858.450.9430

irr.com



Addenda

R

NAS

)
\

—_
~—
-
s
-~
N

Pacific View School Site



Integra Realty Resources; Inc.

Corporate Profile

Integra Realty Resources, Inc. offers the most comprehensive property valuation and counseling coverage in
the United States with 63 independently owned and operated offices in 33 states and the Caribbean. Integra
was created for the purpose of combining the intimate knowledge of well-established local firms with the

powerful resources and capabilities of a national company. Integra offers integrated technology, national data

and information systems, as well as standardized valuation models and report formats for ease of client

review and analysis. Integra’s local offices have an average of 25 years of service in the local market, and each

is headed by a Senior Managing Director who is an MAI member of the Appraisal Institute.

Alisting of IRR’s local offices and their Senior Managing Directors follows:

ATLANTA, GA - Sherry L. Watkins., MAI, FRICS
AUSTIN, TX - Randy A. Williams, MAI, SR/WA, FRICS
BALTIMORE, MD - G. Edward Kerr, MAI, MRICS
BIRMINGHAM, AL - Rusty Rich, MAI, MRICS

BOISE, ID - Bradford T. Knipe, MAI, ARA, CCIM, CRE, FRICS
BOSTON, MA - David L. Cary, Jr., MAI, MRICS
CHARLESTON, SC - Cleveland “Bud” Wright, Jr., MAI
CHARLOTTE, NC - Fitzhugh L. Stout, MAI, CRE, FRICS
CHICAGO, IL - Denis Gathman, MAI, CRE, FRICS, SRA
CHICAGO, IL - Eric L, Enloe, MAI, FRICS

CINCINNATI, OH - Gary S, Wright, MAI, FRICS
CLEVELAND, OH - Douglas P. Sloan, MAI
COLUMBIA, SC - Michael B. Dodds, MAI, CCIM
COLUMBUS, OH - Bruce A. Daubner, MAI, FRICS
DALLAS, TX - Mark R. Lamb, MAI, CPA, FRICS
DAYTON, OH - Gary 5. Wright, MAI, FRICS

DENVER, CO - Brad A. Weiman, MAI, FRICS
DETROIT, M - Anthony Sanna, MAI, CRE, FRICS
FORT WORTH, TX - Gregory B. Cook, SR/WA
GREENSBORO, NC - Nancy Tritt, MAI, SRA, FRICS
GREENVILLE, SC - Michael B. Dodds, MAI, CCIM
HARTFORD, CT - Mark F. Bates, MAI, CRE, FRICS
HOUSTON, TX - David R. Dominy, MAI, CRE, FRICS
INDIANAPOLIS, IN - Michael C. Lady, MAI, SRA, CCIM, FRICS
JACKSONVILLE, FL - Robert Crenshaw, MA/!

KANSAS CITY, MO/KS - Kenneth Jaggers, MAI, FRICS
LAS VEGAS, NV - Shelli L. Lowe, MAI, SRA, FRICS
LOS ANGELES, CA - John G. Ellis, MAI, CRE, FRICS
LOS ANGELES, CA - Matthew J. Swanson, MA/
LOUISVILLE, KY - Stacey Nicholas, MAI, MRICS
MEMPHIS, TN - 1. Wailter Allen, MAI, FRICS
MIAMI/PALM BEACH, FL - Scott M. Powell, MAI, FRICS

Corporate Office

MIAMI/PALM BEACH, FL- Anthony M. Graziano, MAI, CRE, FRICS

MINNEAPOLIS, MIN - Michael F. Amundson, MAI, CCIM, FRICS
NAPLES, FL - Carlton J. Lioyd, MAI, FRICS

NASHVILLE, TN - R. Paul Perutelli, MAI, SRA, FRICS

NEW JERSEY COASTAL - Halvor J. Egeland, MAI

NEW JERSEY NORTHERN - Barry J. Krauser, MAI, CRE, FRICS
NEW YORK, NY - Raymond T. Cirz, MAI, CRE, FRICS
ORANGE COUNTY, CA - Larry D. Webb, MAI, FRICS
ORLANDO, FL - Christopher Starkey, MAI, MRICS
PHILADELPHIA, PA - Joseph D. Pasquarella, MAI, CRE, FRICS
PHOENIX, AZ - Walter ‘Tres” Winius I, MAI, CRE, FRICS
PITTSBURGH, PA - Paul D. Griffith, MAI, CRE, FRICS
PORTLAND, OR - Brian A. Glanville, MAI, CRE, FRICS
PROVIDENCE, Rl - Gerard H. McDonough, MAI, FRICS
RALEIGH, NC - Chris R. Morris, MAI, FRICS

RICHMOND, VA - Kenneth L. Brown, MAI, CCIM, FRICS
SACRAMENTO, CA - Scott Beebe, MAI, FRICS

ST. LOUIS, MO - P. Ryan McDonald, MAI, FRICS

SALT LAKE CITY, UT - Darrin W. Liddell, MAI, CCIM, FRICS
SAN ANTONIO, TX - Martyn C. Glen, MAI, CRE, FRICS

SAN DIEGO, CA - Jeff A. Greenwald, MAI, SRA, FRICS

SAN FRANCISCO, CA - Jan Kleczewski, MAI, FRICS
SARASOTA, FL - Carlton 1. Lioyd, MAI, FRICS

SAVANNAH, GA - J. Carl Schultz, Jr., MAI, FRICS, CRE, SRA
SEATTLE, WA - Allen N. Safer, MAI, MRICS

SYRACUSE, NY - William J. Kimball, MAI, FRICS

TAMPA, FL - Bradford L. Johnson, MAI, MRICS

TULSA, OK - Robert E. Gray, MAI, FRICS

WASHINGTON, DC - Patrick C. Kerr, MAI, SRA, FRICS
WILMINGTON, DE - Douglas L, Nickel, MAI, FRICS
CARIBBEAN/CAYMAN ISLANDS - James Andrews, MAI, FRICS

1133 Avenue of the Americas, 27th Floor, New York, New York 10036
Telephone: (212) 255-7858; Fax: (646) 424-1869; E-mail info@irr.com

Website: www.irr.com
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Land Sale Profile

Location & Property Identification

Sale No. 1

Property Name:

Sub-Property Type:

3400 W. 3rd Street
Land

1994 oo g L i 5 —r—J'," X}

Fin

STTH HALF GF THL ATSE £4D
URAERYTY  ADRITION

Address: 3400 W. 3rd Street
City/State/Zip: Los Angeles, CA 90020
County: Los Angeles

Market Orientation: Urban

Sale Information

Sale Price: $12,450,000

Eff. R.E. Sale Price: 512,450,000

Sale Date: 11/18/2011

Sale Status: Closed

Case Study Type: none

Grantor/SeIIer: Ctwy 3rd Street
Grantee/Buyer: Camino Nueva Charter

Property Rights:

% of Interest Conveyed:

Terms of Sale:
Document Type:
Recording No.:
Verified By:
Verification Date:
Verification Source:

Verification Type:

Academies

Fee Simple

100.00

FTD $4,550,000

Deed

1570162

John Morgan

6/19/13

Nathan Pellow, buyer's
broker, 213/532-3213
Confirmed-Buyer Broker

Improvement and Site Data

Legai/Tax/ParceI ID:
Acres{Gross):
tand-SF(Gross):
Source of Land info.:

Comments

APN: 5501-024-013
2.19

95,396

Public Records

3400 W. 3rd Street

Lat./Long.: 34.069050/-118.289116 IRR Event ID ( 662230 )

Sale of a 2.19-acre vacant site with multiple zonings
{commercial & residential). The buyer plans to construct a
charter K-8 school for 656 students, including 31 classrooms.
The site was vacant but was formerly an Econo-lodge
site--motel was razed in 2009.




Land Sale Profile

Sale No. 2

Location & Property Identification

Property Name:

Sub-Property Type:

1918 N. Broadway
Land

Address: 1918 N. Broadway
City/State/Zip: Los Angeles, CA 90031
County: Los Angeles
EL3T 105 ANGENLS
Market Orientation: Urban S !
Lat./Long.: 34.072357/-118.220787 IRR Event ID ( 662265 )
Sale Information Comments
Sale Price: $3,950,000 Sale of a 1.13-acre site on either side of S. Avenue 20, south
Eff. R.E. Sale Price: $3,950,000 side of Broadway, purchased to construct a 45,000 SF, 42
Sale Date: 11/10/2011 classroom 'college-ready’ middle school. The property had an
Sale Status: Closed older 3,000 SF building at time of sale that is to be razed for
Case Study Type: none new development.
Grantor/Seller: Broadway Company LLC
Grantee/Buyer: 1918 Broadway Charter
Facilities LLC
Property Rights: Fee Simple
% of Interest Conveyed: 100.00
Terms of Sale: A & D loan of 521,031,818,
private
Document Type: Deed
Recording No.: 1523406
Verified By: John Morgan
Verification Date: 6/19/13

Verification Source:

Verification Type:

David Muir, listing broker
213/270-2244

Confirmed-Seller Broker

Improvement and Site Data

Legal/Tax/Parcel ID:
Acres(Gross):

Land-SF(Gross):
Source of Land Info.:

1918 N. Broadway

APN: 5447-024-008, 030 &

033

1.13

49,222

Public Records



Land Sale Profile

Location & Property Identification

Property Name:

Sub-Property Type:

Las Posas Rd n/o W Mission
Rd

Ltand

Sale No. 3

0126826 SN

Verified By:

Verification Source:

Verification Type:

Mr. Bradley J. Burningham,
MBA

John Chu, Cushman &
Wakefield, Inc.
Confirmed-Seller Broker

Las Posas Rd n/o W Mission Rd

o
%
g
)
Address: Las Posas Rd n/o W Mission 3
Rd 5 8
g
City/State/Zip: San Marcos, CA 92069 §§
County: San Diego 3%
7
w
Market Orientation: Suburban E . it s asney RD
] HO MR T A i ‘ 3
Le ) il (ATas
Lat./Long.: 33.164062/-117.168166 IRR Event ID ( 499576 )
Sale Information Improvement and Site Data
Sale Price: $3,500,000 MSA: San Diego-Carlsbad-San
Eff. R.E. Sale Price: $3,500,000 Marcos, CA Metropolitan
Sale Date: 07/22/2011 Statistical Area
. Sale Status: Closed Legal/Tax/Parcel ID: 219-161-19,18,17,21
S/Acre{Gross): $1,047,904 Acres(Usable/Gross): 3.34/3.34
$/Land SF(Gross): $24.06 Land-SF(Usable/Gross): 145,490/145,490
$/Acre{Usable): $1,047,904 Usable/Gross Ratio: 1.00
$/Land SF(Usable): $24.06 Zoning Code: C
Case Study Type: none Zoning Desc.: Commercial
Grantor/Seller: North County Land Partners Utilities: Electricity, Water Public,
LP Sewer, Gas
Grantee/Buyer: Palomar Community College Utilities Desc.: All'to site
District Source of Land Info.: Public Records
Assets Sold: Real estate only
Property Rights: Fee Simple Comments
% of Interest Conveyed: 100.00 This land was purchased by the adjacent community college,
Terms of Sale: All cash Palomar College, for future expansion. The site sold with no
Document Type: Deed entitiements or approvals.
Recording No.: 0372829



Land Sale Profile

Sale No. 4

Location & Property Identification e =
L I | -
Property Name: 2,79-Acre Site i ST,
Sub-Property Type: Land ';;“ lel's * g [_
42 b/ o | & @
Address: NWC 58th St. & Pacific Blvd. o
City/State/Zip: Huntington Park, CA 90255 1. o3
tlolel el Y
County: Los Angeles 3 Ead 5
258‘*
Market Orientation: Urban 1 HUNTINGTON PARK EXTENSION NO. | Il | [_
M. B. 8 - I8f
Lat./Long.: 33.979733/-118.219933 IRR Event ID (467168 )
Sale Information Improvement and Site Data
Sale Price: $4,030,000 MSA: Los Angeles-Long Beach-Santa
Eff. R.E. Sale Price: $4,030,000 Ana, CA Metropolitan
Sale Date: 04/20/2010 Statistical Area
Sale Status: Closed
$/Acre(Gross): $1,259,375 Legal/Tax/Parcel ID: 6309-025-042 et al.
$/Land SF(Gross): $28.91 Acres(Usable/Gross): 3.20/3.20
$/Acre(Usable): $1,259 375 Land-SF(Usable/Gross): 139,392/139,392
$/Land SF(Usable): $28.91 Usable/Gross Ratio: 1.00
Case Study Type: none Shape: Irregular
Grantor/Seller: Maurice Sopp & Son Topography: Level
Grantee/Buyer: College for Certain, LLC Corner Lot Yes
Property Rights: Fee Simple Zoning Codle: cG
% of Interest Conveyed: 100.00 Zoning Desc.: General Commercial

Exposure Time:
Terms of Sale:
Document Type:
Recording No.:
Verified By:
Verification Source:

Verification Type:

Sale Analysis

21.00 (months)

FTD $2,796,000

Deed

532504

John Morgan

Jim Klein, buyer's broker,
310/451-8121
Confirmed-Buyer Broker

Source of Land Info.: Public Records

Comments

Current Use:
Proposed Use Desc.:

2.79-Acre Site

Industrial
Charter school

This is the April 2010 sale of a 3.20-acre {139,392-square-foot)
site located on the north and south sides of 58th Street,
including the northwest corner of 58th Street and Pacific
Boulevard, in Huntington Park. The buyer plans to construct a
charter school known as "Aspire Public School." The site
consists of 14 parcels that were assembled from three
different owners (although two owners are related entities).
The zoning is M2 and CG. The site is rectangular in shape and
has level topography. One of the interior parcels was
improved with an older single family residence, with a
two-story

=)




Land Sale Profile Sale No. 4

Comments (Cont'd)

rear rental unit. The remaining parcels were improved with
the former Sopp Chevrolet dealership that was operating a
U-Haul truck rental business. Two small metal buildings were
demolished by the commercial seller and the site was partially
paved and partially a dirt lot at the time of sale. No value was
given to the older improvements. The total purchase price for
all parcels was $4,030,000, or $28.91 per square foot of land
area.

2.79-Acre Site if;'

i =4
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Sale No. 5

TR e e e e e e e e T ST sy

Location & Property Identification

Property Name:

Sub-Property Type:
Address:
City/State/Zip:
County:

Submarket:

SWC Sherman Way & Tampa
Ave

Land

Sherman Way
Reseda, CA 91335
Los Angeles

Western San Fernando Valley

1
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Market Orientation: Suburban
Sale Information

Sale Price: 54,500,000
Eff. R.E. Sale Price: $4,500,000
Sale Date: 05/20/2009
Sale Status: Closed
S/Acre(Gross): $2,093,023
S/Land SF(Gross): $48.05
S/Acre(Usable): $2,093,023
S/Land SF(Usable): $48.05

Case Study Type: none
Grantor/Seller: Lorenzen Family Trust
Grantee/Buyer: Robert Hirsch
Property Rights: Fee Simple

% of Interest Conveyed: 100.00
Financing: All cash
Document Type: Deed
Recording No.: 0745301
Verified By: Brian J. Pavlic

Verification' Source:

Verification Type:

Listing Broker Rhett Winchell,
310-887-6400
Confirmed-Confidential

Improvement and Site Data

SWC Sherman Way & Tampa Ave

Lat./Long.: 34.200959/-118.525993 IRR Event ID ( 374537 )

MSA: Los Angeles-Long Beach-Santa
Ana, CA Metropolitan
Statistical Area

Acres{Usable/Gross): 2.15/2.15

Land-SF(Usable/Gross): 93,654/93,654

Usable/Gross Ratio: 1.00

Frontage Feet: 276

Frontage Desc.: 276 ft on Sherman Way & 344

Zoning Code: LAC2

Source of Land Info.: Other

Comments

2.15-acres purchased to expand adjacent Jewish community
center and senior assisted living project.

Iz,




Land Sale Profile

Location & Property Identification

Property Name:

Sub-Property Type:
Address:
City/State/Zip:
County:

Submarket:

Market Orientation:

Property Location:

Sale information

El Fuerte, N of Poinsettia Ave

Land

6269 El Fuerte,
Carlsbad, CA 92009
San Diego

North County
Suburban

N/O Pointsettia

e

Lot

7

s A S B

pERbettet Sl T
LEE

T 1338

-

S5 .

N
G
St
L 4300 40 47 18 BT 200 DN s P 23T
€55 6w ans
A SR

Sale Price:

Eff. R.E. Sale Price:
Sale Date:

Sale Status:
S/Acre(Gross):
S/Land SF(Gross):
S/Acre{Usable):
S/Land SF(Usable):
Case Study Type:
Grantor/Seller:

Grantee/Buyer:

Property Rights:

% of Interest Conveyed:

Terms of Sale:
Document Type:
Recording No.:
Verified By:

Verification Source:
Verification Type:

Sale Analysis

$4,050,000
$4,050,000
04/01/2009

Closed

$786,408

$18.05

$1,012,500

$23.24

none

PRS Acquisition &
Construction, LLC
Corporation of the Presiding
Bishop of the CJCL - DS

Fee Simple

100.00

Cash equivalent

Deed

09-0162713

J. Richard Donahue, MAI,
FRICS

David Knowlton, NAI Capital
Confirmed-Seller Broker

Lat./Long.: 33.122145/-117.249070 IRR Event |

Proposed Use Desc.:

3] "?v
u: '
i
‘ﬂ H L
D {336473)

School

Improvement and Site Data

MSA:

Legal/Tax/Parcel ID:
Acres{Usable/Gross):
Land-SF(Usable/Gross):
Usable/Gross Ratio:
Shape:

Topography:

Corner Lot:

Zoning Code:

Zoning Desc.:
Easements:
Environmental Issues:
Flood Plain:

Utilities:

Utilities Desc.:
Source of Land Info.:

Comments

San Diego-Carlsbad-San
Marcos, CA Metropolitan
Statistical Area
213-122-10

4,00/5.15
174,240/224,334

0.78

irregular

Rolling

No

CF

Community Facility

No

No

No

Electricity, Water Public,
Sewer, Gas

All required utilities are

. available at the street.

Other

El Fuerte, N of Poinsettia Ave

Price per square foot of net land area (4 Acres) is $23.24 per
square foot, This site will be utilized for new



Land Sale Profile Sale No. 6

Comments (Cont'd)

construction of a high school and sports fields for the Pacific
Ridge School. Seller is the Church of Jesus Christ the Latter
Saints. This is the second phase of construction for a new,
independent high school on an aggregate 12.5 acre campus.

El Fuerte, N of Poinsettia Ave
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Addendum D

Engagement Letter

Pacific View School Site
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AGREEMENT FOR PROFESSIONAL CONSULTANT SERVICES

THIS AGREEMENT s made and enferad o s of the date of execution by the City of
Enciniias, a municipal corporation, hereinafter refemmed to as “CITY", and Integra Realty Resources
- San Diego, hereinafier refemed to as "CONSULTANT™.

RECITALS
The CITY requires outside assistance to provide the following services:
Real Estate Appralsal Services for approximately 2.8 acre property located at 608 Third Street,

Encinlas, CA 92024
APN: 258-151-22-00

CONSULTANTmbnsIsdfaspossesskUBwnecesﬁawsklllsaMmaiﬁwtmm
provide the services required by the CITY;

NOW THEREFORE, in consideration of these recitals and the mutual covenants contained
herein, the CITY and CONSULTANT agree as follows:

10 TERHOFAGREEHENT :

1.1 TMAGREEWENTshalbeeﬁecbvaonandﬁwnmday month and year of the
emtionofhsdocunentbyﬂlecm

1.2 CONSULTANT shall commence the pediormance of the senvices in accordance with
the Scope of Work section provided in Attachmant “A™ to this AGREEMENT and shall continue such
sarvices untll all tasks to be performed are complstad, or this AGREEMENT I8 otherwise terminated.
CONSULTANT shall complete the servicas and provide final dafa and reports no later than Oclober
31, 1998, unless an extension of ime is mutually agreed to by both parfies.

20 CONSULYANTS QBI.IGAHONS (ATTACHMENT A)
24 CONSULTANT shal provide the CITY with the following services:
The specific manner in which the services are to be performed is descrbed in
Aftachment "A" which is altached herefo, mdlmorpmaledheremasﬂnlghfulysetfodhat
length, collectively hereinafter referved 1o as “DESCRIBED SERVICES®.

22 CONSULTANT shall perform alf work required to accomplish the DESCRIBED
SERVICES in conformity with applicable requirements of law: federal, State and local.

23 CONSULTANT is hired to render the DESCRIBED SERVICES ard any payments
made to CONSULTANT are coinpensation fully for such services.

2.4 CONSLLTAMrmaImknahmfesslwﬂoenﬂhaﬁomasmﬁradhomm
properly comply with ail City, State, and Federal law.

Pacific View School Site
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Payment to CONSULTANT fto render the DESCRIBED SERVICES hereunder shall be as set
forth in Attachment "B which Is attached hereto and incorporated hereln ae though fully set forth at

40 EXTRAWORK
CONSULTANT shall not perform work In excess of the DESCRIBED SERVICES without the

prior, writien approval of the CITY. Al requests for exira work shall be. by wiitien Change Order

No verbal agreement or conversation with any officer, agent or employee of the CITY, olther
befaa.duiuma&rﬂmamﬁﬂonﬁﬂﬁkmm.dﬂmdwnpﬂywdﬁmhmu
oblgaﬂmnhuelnmnhmdwshalsummagmnuuwmmmﬁonmﬂboommm
to any additional payment whatsoever, ' )

This AGREEMENT may be terminated by either party, without cause, upon the giving of thirty
(30) days writton notice fo the other party. Prior fo the 30th day foliowing the giving of the notice, the
CONSULTANT. shakk (1) assembla the completed work product fo date, and put same in order for
mmmmmmmwmwnmmwmmummmmm
safe and condition. TheCinmmefufﬂ\ecﬂYshdinﬂWadeteminmn.ofﬂ\e
percentage of wark which CONSULTANT has performed which s usable and of woith to the CITY.
Based Lpon that finding, the CITY shall determine any final payment due to CONSULTANT. -

CONSULTANT warmants that k has not employed or retained any company or person, other
than a bona fide employee working for CONSULTANT, to:soficit or secure this AGREEMENT, and
that CONSULTANT has not paid or agreed to pay any company of person, other than a bona fide
employee, any fee, commission, perceniage, brokerage fee, gift, or any other consideration
contingent upon, or. resulting from, the award or making of this AGREEMENT. For breach or
violation of this warranly, the CITY shall have the right o terminate this AGREEMENT without
Kabity, or, at the CITY'S discretion to deduct from the AGREEMENT price or consideration, or
otherwise recover the full amount of such fee, fssion, percentage, brokerage fee, gift or

80 OWNERSHIP OF DOCUMENTS :

AN reports and spedifications as herein required are the property of the CITY, whether or not
the CITY proceeds with the project for which such-documents are prepared.

c:\users \Flc'l\appdat‘a_\lgqa;l}!qﬁomft\wn_mwe\ temporary internet
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9.0 STATUS OF CONSULTANT

CONSULTANT shall perform the services provided for herein' i1 a mamner of
CONSULTANT'S own choice, as an independant contractor and in pursuit of CONSULTANT'S
independent calling, and not as an employee of the CITY. CONSULTANT shall be under controf of
ﬁwcmoﬂyastMbbemwwmepemnmlaﬁmedbmemm
However, CONSULTANT shall confer with the CITY.

/

19.0 HOLD HARMLESS

10.1 CONSULTANT agrees to indemnify and hold the CITY and CITY'S officers, officials,
employees and agents hanmless from, aﬂagahstmyaﬂalﬂabﬂﬂes,mmms.mesof
action, losses, damages and costs, including all cosis of defense thereof, arising out of, or in any
mannear connected directly or indirectly with, any acis or omissions of CONSULTANT or
CONSULTANT'S agents, employess, subconfraciors, officials, officers or represéntatives: Except
as otherwise provided in this Section, upon demand, CONSULTANT shall, at its- own expense,
defend CITY and CITY'S officers, omdals,employaesandagﬂl\&ﬁmnarﬂagakuanymdalm
liabilities, claims, demarm.mofadm osses, damages and costs.

102 CONSULTANT'S obligation herein does not extend to Kablillies, dalms.demands.'
causes of action, mmormmemdmcwsmmmwm
CITY'S violations of kaw, or the CITY'S sole activa negligence.

11.0 ASSIGNMENT OF CONTRACT

CONSULTANT Is without right 60 and shall not assign this AGREEMENT or any pait thereof
or any monies due hereunder without the prior writien consent of the CITY which shalf not be
unreasonably withhekt. ) .

120 WNSURANCE

121 CONSULTANT shall obtain, and during the hafm of this AGREEMENT shall maintain,

poidesofaubmobﬂelablllly,germaillabllﬂywd property damage Instrance from an Insurance
company authorized i be in business in the State of Calfomia.  Each such policy shall be in an
amuntofrﬂlessﬁmomnillondolﬂs(ﬂ MOOOO)breadvowmma andshalbaendomed

with the following language:

A mmﬂWsMMWMWMam
bhmﬁmﬂﬁlhmﬁmﬁmdbmymmomammwmw“
on behalf of OONSULTANT uMerﬂmemblllypollay ‘

B. The nsured waives all rghls of subrogation against the CITY and CITY's
officars, officials, employees, agents and voluntoers,

C. vaidematthepoicyshalmmahhufomodmmgﬂmﬂltemofm
AGREEMENT and shall not be canceled; volded, terminated, reduced, or allowed 10 expire without
M(ao)dayspmrwﬁuenmmﬁomﬂnmnwmwwbeimmdbym

c:\users\tlcliappdata‘llocal\microsoft \windows \texporacy internet
files\content.outlook\etd7bikt\ire_consultant agreement.doc
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122 Before CONSULTANT shall employ any person or persons in the performance of the
AGREEMENT, CONSULTANT shall procure a policy of Worker's Compensation Insurance as
required by the Labor Code of the State of California.

123 Prior to commancament of work under this AGREEMENT, CONSULTANT shall fumish
to the AGREEMENT OFFICER proof of the insurance required in this Section.

130 DISPUTES

1341 HadlspmashmldanaemgammpedommmeofﬂﬁAGIEEMENT.mmhwhg
maammmnamwmamuwnmmm_mmw
agreement between the pasties. Such questions, ¥ they become identified as part of a dispule
behmnpaadnsopmdigmderﬂnuuﬁshmdﬂnAGREEm.sHbaMmdbmw
the complaining paity. A copy of such documanied dispute shall bo forwarded to the other party
twdwdabngwﬂtmmmnmﬂednnﬂwdsofmmhﬁm.'%paﬂymhmmemmmm
mmmmammmdmmannuO)mdmamw.

132 lfmmnmm,mwmmummmawswa
letter outlining the dispute for Manager’'s resolution. '

133 ﬁﬁ\edisputemmahsmmsolvadandﬂmpuﬁeshawmmamdmwmof
this section, the paries may then seek remedies avalable to them at law.

140 NOTICES

14.1 Anym(bssmmgven.mdermlsAGREENENr,ormnemlse,shaubasemadby
- certified mail. ’

14.2 For the purposes hereof, unless otherwise provided in wilting by the parties hereto, the
addessofmecmammepmperpemnbmceiveanmeﬂleCWSbehaﬁis:

TO: Cityof Encinitas
506 South Vuican Avanue
Encinitas, CA 92024
Gus Vina, City Manager

14.3 Famewpossshaaof,umwmw'septwihdhmiﬁnngwparﬁeshmb.me
address of CONSULTANT and the proper petsontoraoehnanynoﬂceonmeCONSULTAWS
behadf is: »

Jeff A. Greenwald

Senior Managing Director/Principal
Integra Realty Resources — San Diego
5330 Carrofl Canyon Road, Suite 100
San Disgo, CA 92121

c:\userait] ci\aopdata\local \microsofc\windows\texorary internet
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150 CONS T'S CERTIFICATION OF AWARE OF IMMIGRATION REFORM AND
CONTROL ACT OF 1986

CONSULTANT certifies that CONSULTANT i aware of the requirements of the Immigration
Reform and Control Act of 1986 (8 USC §§ 1101-1525) and has complled and will comply with these
requirements, including but not limited to verifying the eligibility for employment of all agents,
employses, subcontractors and consuitants that are included in this AGREEMENT.

16.0 CONSULTA| AW, SS_AND COMPLIANCE WITH THE AMERICANS WITH
Di ACT OF 1980

CONSULTANT certifies that CONSULTANT is aware of the requirements of the Americans
with Disabilities Act of 1990 (42 USC §§ 12101) and has compliad with and will comply with these
requirements, Included but not limited to verifying compliance of their corrtractors, consuliants,
agents, and smployees.

CONSULTANT CITY
Integ Realty Rescurces — San Diego City of Encinitas
Jeff A. Greenwald Date Gus Vina Dat
Senior Managing Director/Principal - City Manager
Ml ( S Lk r 9
c:\users\tlcl\appdata\local \microasoft\windows\temporary internet

files\centent . outlook\etd7bikt\irr_consultant agreement.doc
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ATTACHMENT "A"
(Manner of Performing the Services)

CONSULTANT shall perform the services in the foflowing manner:

SCOPE OF WORK

The purpose of the appruisal is 10 estimate the as is miarket valua of the subject property. The function of
the appraisal is to aasist the Cily of Encinitas in evaluating the peoperty for possible nequisition purposes.

The scope of the appraisal involves collecting, verifying and analyzing comparable market date to amrive at
en cstimate of market value for the subject property. In doing o, we will employ the sales comperison
approach to estimate the land valne, and the cost approach to estimate the contributory valve (if any) of the
existing school improvements,

The product delivered will be a Summery Appraisal Report in complimnce with current Unifonmn Standards
of Professional Appesisal Practice (USPAP). ‘The report will identify and describe the property, the
ihe subject property, the comparablc data and cleardy state the resulls of the investigation amd analysis snd
the reasoning leading fo the conclusions that are set forih in the report. “I'be appraisal process will include:

Inspection of the property, measuring building improvements

Review of Property Records

RmewqunﬂUse&ZmungOrdmames
ReswehandeﬁuﬂmnofCompmueSalesData

Ax Iy Value Estimate

The sppeaisal process will include: Review of available fadhtyassemnmtmpoﬁ(ifany)
Deliverable Dats: June 24, 2013

Final repont provided in ihwree (3) hard copies and electronic PDF format

Tbempoﬂwﬂlbemcwadmdngmdbykﬂ‘ﬁreenwﬂd,MALSRA,chs Realmf(R),deo-mgned
byJohnMorm.CGA

c:esershtlelvappde tanlocsl i crogoft\windows\tesporary intarnet
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ATYTACHMENT "B"

(Payment for Services)

SUMMARY OF Bip ‘

RFE Regpomse Bid
Praposed Fee | $5,500

Hourly Rate | Joff Grecnwald, MAT, SRA, FRICS @ $350 pet hour
John Morgan, CGA @ $250 per howr

Hourly rate will be applicable for additional work over
and sbove the scope of our initial work, as requested by
the City for assistence a3 resource persons for potential
closed sessions with City Council.

Delivery Date:: | By June: 24, 2013.

Pacific View School Site




