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Welcome to the Oversight Board Meeting

City of Bell and staff welcome you. This is your City Government. Individual
participation is a basic part of American Democracy and all Bell residents are
encouraged to attend meetings of the City Council. Oversight Board meetings
are held in the Bell Council Chambers, 6330 Pine Avenue. For more information,
you may call City Hall during regular business hours 8:00 a.m. to 4.00 p.m.,
Monday through Friday at (323) 588-6211 Extension 205.

Addressing the Oversight Board

If you wish to speak to the Oversight Board on any item which is listed or not
listed on the Oversight Board Agenda, please complete a Request fo Speak Card
available in the meeting room. Please submit the completed card prior to the
meeting.

Compliance with Americans with Disabilities Act

The City of Bell, in complying with the Americans with Disabilities Act (ADA),
request individuals who require special accommodation(s) to access, attend, and
or participate in a City meeting due to disability. Please contact the City Clerk’s
Office, (323) 588-6211, Ext. 205, at least one business day prior to the scheduled
meeting to insure that we may assist you.




OVERSIGHT BOARD TO THE SUCESSOR AGENCY TO THE
COMMUNITY REDEVEL.OPMENT AGENCY OF THE CITY OF BELL

SPECIAL MEETING AGENDA
CITY COUNCIL CHAMBERS

MONDAY, DECEMBER 8, 2014
' 5:30 P.M.

NOTICE IS HEREBY GIVEN that the Oversight Board to the Successor Agency to the Bell
Community Redevelopment Agency of the City of Bell will hold a Special Meeting on
December 8, 2014 at 5:30 P.M,, at Bell City Hall to consider the following:

CALL TO ORDER

Pledge of Allegiance
Roli Call
Changes to the Agenda

ANNOUNCEMENTS
PRESENTATIONS, APPOINTMENTS AND PROCLAMATIONS

PUBLIC COMMENTS

This is the time for the public to address the Oversight Board on issues within the jurisdiction of
the Oversight Board that are on this agenda. All comments are to be directed to the Oversight
Board and shall not consist of any personal attacks. Members of the public are expected to
maintain a professional, courteous decorum during their comments. There js a time limitation of
three minutes per person. If you haven't already done so, please fill out name and address slips
and give them to the Secretary to the Oversight Board. The Qversight Board is prohibited by
State law from taking action or discussing items not included on the printed agenda. Public
comments on specific agenda items will be deferred until consideration of the item on the
agenda.

CONSENT CALENDAR
1. Approval of Minutes of the July 21, 2014 Oversight Board Meeting

2. Approval of Minutes of the September 15, 2014 Oversight Board Meeting
3. Approval of Minutes of the September 29, 2014 Oversight Board Meeting

ITEMS REMOVED FROM CONSENT CALENDAR FOR DISCUSSION



DISCUSSION AND POTENTIAL ACTION ITEMS

1. Consideration of Resolution No. 2014-09 OB approving the Long range Property
Management Plan '

2. General update on ROPS 14-15B Meet and Confer items

3. Oversight Board Communications

ADJOURNMENT

I, Angela Bustamante, Ovérsight Board Secretary of the City of Bell, certify that a true and
accurate copy of the forgoing agenda was posted on December 5, 2014, at least 24 hours prior
to the meeting as required by law.

Ohns

Angela Bustahante
Oversight Board Secreta




MINUTES
Special Meeting
Bell Oversight Board Meeting
Bell City Council Chambers
Monday, July 21, 2014 at 5:30 P.M.

Meeting was called to order by Chair Romero at 5:30 P.M.
Pledge of Allegiance was led by Chair Romero.

Roll Call of the Oversight Board:

Members Present: Board Members Giron, Moret, Sanchez, Vasquez, Vice Chair Fong, and
Chair Romero (8)

Members Absent: Board Members Walsh (1)

Staff present: Community Development Director Joe Perez; Felix Acosta, RSG Consultant; and
Secretary Angela Bustamante.

Changes to the Agenda
None.

Announcements
Community Development Director Joe Perez introduced and welcomed newly appointed Board
Member Hector Giron.

Presentations, Appointments, and Proclamations
None.

Public Comment
None.

Consent Calendar:
1. Approval of Minutes of the May 5, 2014 Oversight Board Meeting

Vice Chair Fong moved the motion to approve the May 5, 2014 minutes. Motion was seconded
by Board member Vasquez which carried with the following roll call.

Ayes: Board Member Sanchez, Vasquez, Vice Chair Fong, and Chair Romero (4)
Noes: None
Absent: Board Member Walsh (1)

Abstention:  Board members Moret, and Giron (2)
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Discussion and Potential Action ltems:

1. Consideration of Resolution No. 2014-068 OB approving the transfer of
governmental use (Sports Complex) property located at the northeast corner of
Florence Avenue and Walker Avenue to the City of Bell.

Community Development Director, Joe Perez, provided a report on the item. He spoke of the
property and noted that it was owned by the former redevelopment agency and now by the
Successor Agency. He stated that, per the Dissolution Act, the Successor Agency is allowed to
transfer the property to the City as long as the property is used for governmental purposes. He
provided detail of the concept that was created for the property and how the public participated
with the design of the site. He gave further detail of the project site and indicated the number of
parcels that were acquired and assembled to form the park. Finally, he informed the Board
members of the two methods that the Successor agency can follow to dispose of the properties,
one being to place the properties on the Long Range Property Management Plan, which will
delay the development of this site. The second option is to request a governmental use transfer
of the property to the City, which is what staff is recommending.

Felix Acosta, RSG Consultant, spoke of the process for submitting this item to the DOF for
approval.

Board member Vasquez had an inquiry regarding section two of the resolution.

Mr. Perez responded to her inquiry and stated that the City currently owns a few parcels and the
Redevelopment Agency only owns 35% of the parcels. The parcels owned by the Successor
Agency are the properties that staff is recommending to be transferred to the City of Bell.

Board member Vasquez asked who owned the water tank that is shown in the parcel map.

Mr. Perez responded that the site containing the water tank is owned by the Southern California
Water Company.

Board member Sanchez inquired if there is any pending litigation on this property.
Mr. Perez responded that there was not.

Vice Chair Fong thanked staff for ali the work put into the project.

A discussion ensued amongst the Board members of the proposed plans.

Board member Giron inquired if the City was currently paying for the bonds that we issued for
the property.

Mr. Perez stated that the City is still paying for those and they are general obligation bonds.
Board member Giron asked who will take care of the maintenance of the park.

Mr. Perez stated that the City will take care of the cost.

Minutes
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Board member Giron inquired if the City has allocated money for the project.

Mr. Perez stated that the City has not allocated any funds at this time.

Board Giron asked if the City foresees taking out bonds to build the park.

Mr. Perez responded that the City Council ultimately will determine which funding sources would
be allocated for such a project, but that the City would search for multiple funding sources,

including grants.

Board member Moret inquired if there is a reason why the property should be transferred now
since there is no funding available.

Mr. Perez stated that in order to be more competitive when applying for grants, the City would
need to show that the City owns the property.

Hearing no further questions, Board Member Vasquez moved to approve Resolution No. 2014-
060B. Board Member Moret seconded the motion which carried with the following roll call:

Ayes: Board Members Moret, Giron, Sanchez, Vasquez, Vice Chair Fong, and Chair
Romero (6)

Noes: None

Absent: Board Member Walsh (1)

Abstention;  None
An update was provided for item 2-4.

Felix Acosta, RSG Consultant, provided a brief report and noted that the Department of Finance
has approved the Housing DDR and the City has made the payment to the County. She also
stated that the non-housing DDR is still under review. She provided information on the Pension
override legislation issue. Lastly, she gave an update on the ROPS and provided the deadline of
when the ROPS is due, which is October 1%

2. General Update on Pension Override Legislation
3. General Update on Recognized Obligation Payment Schedule
4. Oversight Board Communications

Chair Romero adjourned the meeting at 6:08 P.M.

|, Angela Bustamante, Oversight Board Secretary, certify that the foregoing minutes were
approved by the Bell Oversight Board at a special meeting held on December 8, 2014.

Alicia Romero,
Chair

Angela Bustamante,
Board Secretary
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MINUTES
Special Meeting
Bell Oversight Board Meeting
Bell City Council Chambers
Monday, September 15, 2014 at 5:30 P.M.
Meeting was called to order by Chair Romero at 5:30 P.M.
Pledge of Allegiance was led by Chair Romero.
Roll Call of the Oversight Board:
Members Present: Board Members Moret, Vasquez, Walsh and Chair Romero (4)

Members Absent: Board Members Giron, Sanchez, and Vice Chair Fong (3)

Staff present: Community Development Director Joe Perez; Jane Carlson, RSG Consuitant;
and Secretary Angela Bustamante.

Changes to the Agenda
None.

Annhouncements
None.

Presentations, Appointments. and Proclamations
None. :

Public Comment
None.

Discussion and Potential Action Iltems:

1. General Updates on Long Range Property Management Plan and Finding of
Completion.

Successor Agency Consultant Jane Carlson provided an update on the item. She spoke of the
letter of completion that the Successor Agency received from the Department of Finance (DOF).
She noted that the Successor Agency can now complete and submit a Long Range Property
Management Plan to the Oversight Board for approval. Lastly, she provided details of the
purpose of having a Long Range Property Management Plan.

Board Member Vasquez inquired if the Board will be responsible for the appraisals.

Ms. Carlson responded that the DOF does not require the Board to appraise the properties but
the Oversight Board can request the Successor Agency to do so. She noted that there have not
been any appraisals completed for any of the properties listed on the Long Range Property
Management Plan.
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Board Member Vasquez inquired of the method that staff will use to determine the value of the
property.

Ms. Carlson responded that a comparable sales analysis would be conducted to determine the
estimated maker value.

Chairman Romero inquired when the Successor Agency will be presented with this item.

Ms. Carlson noted that once the plan is complete, the item will be taken to the Successor
Agency/Council and then brought to the Oversight Board for approval.

2. Review and approval of the Successor Agency’s Recognized Obligation Payment
Schedule for the period of January 1 to June 30, 2015 (ROPS 14-15B).

Jane Carlson, RSG Consultant, provided a brief report on the item. She spoke of line item 17,
pension override, and informed the Board that staff is keeping a running total of what the City
has not been able to collect. She spoke of current legislation that is on the Governor’s desk for
signature, which will allow the Successor Agency to transfer the pension override revenue
directly to the City so the City can pay the pension override. Ms. Carlson noted that the
fegislation is not retroactive.

Ms. Carlson spoke of two new line items on the ROPS. She noted that line item no. 20 was
added to cover the maintenance cost for the sports complex properties and line item no. 21 was
added as a placehoider for a new issue regarding LAUSD suing the County for not receiving the
appropriate amount for pass-through payments. Lastly, she stated that the City of Bell has not
been named in the lawsuit but since the item is allowed to be placed on the ROPS, staff has put
aside some funds for legal services.

Board Member Vasquez inquired why line item 16 was still listed on the ROPS when that item
was completed.

Ms. Carlson responded that staff was still working on the DDR item when the ROPS was being
completed but on the next ROPS cycle the line item should not appear.

Hearing no further questions, Board Member Vasquez moved to approve Resoiution No. 2014-
070B. Board Member Moret seconded the motion which carried with the foliowing roll call:

Ayes: Board Members Moret, Vasquez, Walsh, Vice Chair Fong, and Chair
Romero (4)

Noes: None

Absent; Board Member Giron, Sanchez and Vice Chair Fong (3)

Abstention:  None
3. Oversight Board Communications

None.
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Chair Romero adjourned the meeting at 5:47 P.M.

I, Angela Bustamante, Oversight Board Secretary, cerlify that the foregoing minutes were
approved by the Bell Oversight Board at a special meeting held on December 8, 2014.

Alicia Romero,
Chair

Angela Bustamante,
Board Secretary
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MINUTES
Special Meeting
Bell Oversight Board Meeting
Bell City Council Chambers
Monday, September 29, 2014 at 5:30 P.M.

Meeting was called to order by Chair Romero at 5:30 P.M.
Pledge of Allegiance was led by Chair Romero.
Roll Call of the Oversight Board:

Members Present: Board Members Walsh, Sanchez, Vasquez, Vice Chair Fong, and Chair
Romero (5)

Members Absent: Board Members Giron and Moret (2)

Staff present: Community Development Director Joe Perez and Finance Director Josh Betta.

Changes to the Agenda
None.

Announcements
None.

Presentations, Appointments, and Proclamations
None.

Public Comment
None.

DISCUSSION AND POTENTIAL ACTION ITEMS:

1. Consideration of Resolution No. 2014-08 OB approving General Fund “Shortfall Loan” to
the Successor Agency trust in the Amount of $1,254,680.

Finance Director Josh Betta provided a report on the item. Mr. Betta addressed questions
regarding how the shortfall was discovered, and explained the way the loan amount was
advised and discussed loan repayment

Chair Romero asked if staff had contacted MGO, the auditing firm that prepared the Due
Diligence Reviews, for comments.

Finance Director Josh Betta responded that MGO was not contacted.

Board member Walsh asked if there was any legal action against MGO.
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Finance Director Josh Betta responded that there has not been any decision made to pursue
legal action.

In response to Board member Vasquez inquiry, Mr. Betta clarified the timeline for repayment.

Board member Sanchez inquired if there is any guarantee that the City will receive money back
from the Department of Finance (DOF) and what would happen if the DOF denies the request.

Mr. Betta responded that there is no guarantee that the City will receive the money back from
the DOF and that the City would consider all options, including legal action.

Vice Chair Fong commented on the item and stated that the City will work hard with DOF to
convince them that this is an obligation that should be covered through the ROPS.

Lona Laymon from the City Attorney’s Office stated that the City has a good case. She gave
examples of other cities with similar situations.

Vice Chair Fong inquired if the loan will be included in future ROPS schedule.
Community Development Director Joe Perez responded that it will be.

It was moved by Board member Walsh to approve the item. Motion was seconded by Board
Member Vasquez which carried with the following roll call:

AYES: Board members Walsh, Sanchez, Vasquez, Vice Chair Fong and Chair
Romero

NOES: None

ABSTENTION: None

ABSENT: Board members Giron and Moret

2.  Qversight Board Communications
None.

Chair Romero adjourned the meeting at 5:45 P.M.

I, Angeta Bustamante, Oversight Board Secretary, certify that the foregoing minutes were
approved by the Bell Oversight Board at a special meeting held on December 8, 2014.

Alicia Romero,
Chair

Angela Bustamante,
Board Secretary
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Bell Oversight Board
Agenda Report

DATE:
TO:

FROM:

December 8, 2014
Honorable Oversight Board Members

Successor Agency Staff

APPROVED Ny

Doug Willmore, City Manager

SUBJECT:.  Long Range Property Management Plan

RECOMMENDED ACTION

It is recommended that the Oversight Board adopt Resolution No. 2014-09 OB approving the
Long Range Property Management Plan.

BACKGROUND

Pursuant to Health and Safety Code section 34191.5, within six months after receiving a Finding
of Completion from the Department of Finance (“DOF"), the Bell Successor Agency (“Successor
Agency”) is required to submit for approval to the Oversight Board and DOF a Long-Range
Property Management Plan (“LRPMP”) that addresses the disposition and use of the real
properties of the former redevelopment agency. Permissible uses include:

1)

2)

Retention of property for governmental use - Health & Safety Code Section 34181(a)
gives examples of assets constructed and used for a governmental purpose, such as
roads, school buildings, parks, police and fire stations, libraries, and local agency
administrative buildings. DOF has made a strong distinction between properties used for
governmental purposes and those used for public purposes, summarily denying the
transfer of properties used for public purposes to cities.

Retention of Property for future development - This disposition option allows a
Successor Agency to retain a property until a suitable developer could be found to
purchase and develop the property. Development of the property must have been
included in a redevelopment planning document, such as an Implementation Plan or
Redevelopment Plan. The Successor Agency is required to fairly compensate all taxing
entities in the City upon sale of the property. This must be accomplished through a
compensation agreement that must be negotiated and approved by every taxing entity.
Most Successor Agencies have avoided this option because of the time commitment and
difficulty involved in negotiating with taxing entities. In addition, it is possible to maintain



a level of control over the eventual development of a property without using this
disposition option.

3) Sale of Property - This is the most commonly used disposition option. Properties must
be sold at market value with the proceeds going to affected taxing entities. The
estimated market value of the property will be listed in the LRPMP and can be
determined using a variety of valuation analyses. DOF cannot require the Successor
Agency to obtain appraisals for the properties.

4) Use of the property to fulfill an enforceable obligation - This disposition option ¢an only
be utilized if an existing contract obligates the transfer or sale to a specific party, such as
a Disposition and Development Agreement. Essentially, the property is not the
Successor Agency’s to sell because an agreement is already in place dictating the
disposition of the property. None of the Bell Successor Agency properties meet these
requirements.

The LRPMP must also include an inventory of all properties in the Community Redevelopment
Property Trust Fund (“Trust"), which was established to serve as the repository of the former
redevelopment agency's real properties. The inventory shall consist of all of the following
information:

1) The date of acquisition of the property and the value of the property at that time, and an
estimate of the current value of the property.

2) The purpose for which the property was acquired.

3) Parcel data, including address, lot size, and current zoning in the former agency
redevelopment plan or specific, community, or general plan.

4) An estimate of the current value of the parcel including, if available, any appraisal
information.

5) An estimate of any lease, rental, or any other revenues generated by the property, and a
description of the contractual requirements for the disposition of those funds.

6) The history of environmental contamination, including designation as a brownfield site,
and related environmental studies, and history of any remediation efforts.

7) A description of the property’s potential for transit-oriented development and the
advancement of the pfanning objectives of the successor agency.

8) A brief history of previous development proposal and activity, including the rental or
lease of property.

DISCUSSION

The Successor Agency to the Bell Community Redevelopment Agency (“‘Successor Agency”) is
currently the owner on record of six properties, comprised of 11 parcels.



The 11 parcels, their property groupings, as well as the addresses, APN's, and proposed

disposition option are shown in the following table:

Nombor | Number |  Address APN Dispostion
1 3 4419 Gage Ave 6317 021 908 |Governmental Use
1 5241 Florence Ave 6327 035906 |Governmental Use
’ 2 7006 Walker Ave 6327 034 905 {Governmental Use
4 6414 Clarkson Ave 8325 020 901 Sale of Property
3 5 6415 Atlantic Ave 6325 020 904 Sale of Property
B 4472 Gage Ave 6328 020 902 Sale of Property
7 7020 Atlantic Ave 6326 035 901 Sale of Property
’ 8 7030 Atiantic Ave 6326 035 902 Sale of Property
9 4014 Gage Ave 6325 002 901 Sale of Property
° 10 4022 Gage Ave 6325 002 902 Sale of Property
6 11 4560 Gage Avenue 6326 004 900 Sale of Property

The six properties are described in more detail in the LRPMP, which has been included as
Attachment 2.

After Oversight Board approval, the Successor Agency will transmit the LRPMP to DOF for
review and approval. DOF has no time limit for reviewing the LRPMP so it is difficult to know
when the Successor Agency might expect a determination. However, the Successor Agency
hopes to receive a final determination in early 2015.

FISCAL IMPACT

The costs associated with the preparation of this document and recommended actions are part
of the Successor Agency’s enforceable obligations and administrative budget.

ATTACHMENTS

1. Resolution Approving the Long-Range Property Management Plan
2. Long-Range Property Management Plan



RESOLUTION NO. 2014-09 OB

A RESOLUTION OF THE OVERSIGHT BOARD TO THE SUCCESSOR

AGENCY TO THE DISSOLVED BELL COMMUNITY REDEVELOPMENT
AGENCY APPROVING THE LONG-RANGE PROPERTY MANAGEMENT
PLAN PURSUANT TO HEALTH AND SAFETY CODE SECTION 34191.5

WHEREAS, the Bell Successor Agency (“Successor Agency’) is a public body,
corporate and politic, organized and existing under the California Community Redevelopment
Law (Health & Safety Code §§ 33000 et seq.); and

WHEREAS, the City of Bell is a municipal corporation and a Charter city organized and
existing under the Constitution of the State of California {“City”); and

WHEREAS, on December 29, 2011, the California Supreme Court issued its opinion in
the case California Redevelopment Association, et al. v. Ana Matosantos, elc., et al., Case No.
5196861, and upheld the validity of Assembly Bill x1 26 (“ABx1 26") and invalidated Assembly
8ill x1 27; and

WHEREAS, the Court's decision results in the implementation of ABx1 26 which
dissolves ali the redevelopment agencies in the State of California as of February 1, 2012; and

WHEREAS, the City is, by operation of law, the Successor Agency to the
Redevelopment Agency for purposes of winding-down the Redevelopment Agency under ABx1
26 and AB 1484, and

WHEREAS, among the duties of successor agencies is the preparation of a long-range
property management plan that addresses the disposition and use of the real properties of the
former redevelopment agency for consideration by a local oversight board and California
Department of Finance (‘“DOF") for purposes of administering the wind-down of financial
obligations of the former Redevelopment Agency; and

WHEREAS, the Long-Range Property Management Plan shall be submitted to the
Oversight Board and DOF within six months after receiving a Finding of Completion from DOF;
and

WHEREAS, the Successor Agency received its Finding of Completion on September 5,
2014; and

WHEREAS, the Long-Range Property Management Plan shall include an inventory of all
properties in the Community Redevelopment Property Trust Fund (“Trust’), which was
established to serve as the repository of the former redevelopment agency's real properties; and

WHEREAS, the proposed Long-Range Property Management Plan, attached hereto as
Exhibit “A”, has been prepared by staff and consultants consistent with the provisions of the
ABx1 26 and AB 1484, Health and Safety Code Section 34191.5, and the guidelines made
available by DOF; and

WHEREAS, the Oversight Board desires to approve the Long-Range Property
Management Plan and transmit to DOF as required.



NOW, THEREFORE, the Oversight Board to the Successor Agency to the Dissolved
Bell Community Redevelopment Agency, resolves as follows:

SECTION 1. The foregoing Recitals are true and correct and are incorporated herein.

SECTION 2. The Oversight Board to the Successor Agency hereby approves and
adopts the Long-Range Property Management Plan, in substantially the
form attached hereto as Exhibit A, as required by HSC Section 34191.5.

SECTION 3. The City Manager/Executive Director or his designee is hereby directed to
provide notice of adoption of the Resolution by the Oversight Board of the
Successor Agency to the County Auditor-Controller and the State
Department of Finance.

PASSED, APPROVED and ADOPTED at a meeting of the Bell Oversight Board held on this 8th
day of December 2014, by the following vote:

OVERSIGHT BOARD CHAIR

ATTEST:

OVERSIGHT BOARD SECRETARY

APPROVED AS TO FORM:

David Aleshire, CITY ATTORNEY



I, Janet Martinez, Interim City Clerk, Bell, California, hereby certify that the foregoing resolution
was adopted by the Bell Oversight Board to the former Bell Community Redevelopment Agency
at the Oversight Board meeting held on the 8" day of December, 2014 and passed by the

following vote:
AYES:
NOES:
ABSENT:

ABSTAIN:

Oversight Board Secretary



EXHIBIT A

LONG-RANGE PROPERTY MANAGEMENT PLAN

[Attached behind this page]
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Pacific Appraisal

6501 § Atlantic Ave
File No. 6501 S Atlantlic Ave

APPRAISAL OF

A Vacant Retail Building

LOCATEDAT:

8415 Atlantic Ave
Cudahy, CA 90201

FOR;

Darryl Roth

BORROWER:

AS OF:

December 15, 2012

BY:

Jack Alexander
#AG 032464
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Pacific Appraisal

6501 5 Atlantic Ave
File No. 6501 S Atlantic Ave

December 25, 2012

darrylroth@ msn.com
Darryl Roth

File Number: 8501 S Atlantic Ave

Darryl,

in accordance with your request, | have appraised the real property at:
6415 Atlantic Ave
Cudahy, CA 90201

The puipose of this appraisal is 1o develop an opinian of the market value of the subject property, as improved.

In my opinion, the market value of the property as of December 15, 2012 is:
$2,500,000

Two Million Five Hundred Thousand Dollars

The attached report contains the description, analysis and supportive data for the conclusions,
final opinion of value, descriptive photographs, limiting conditions and appropriate certifications.

Sincerely,

200 § Pacific Coast Highway Redondo Beach, CA 90277 (310) 545 - 8700
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Pacific Appraisal
6501 8 Atlantic Ave

File No. 6501 S Atlantic Ave
PAGE 1
UNIFORM COMMERCIAL/INDUSTRIAL SUMMARY APPRAISAL REPORT - SMALL PROPERTY
Client Darryl Roth File Number 6501 5 Atlantic Ave
Properiy Use D Office Commercial D Industrial D 6501 S Atlantic Ave
Propeny Address 6415 Atlantic Ave Map Reference 675-D7
City Cudahy county Los Angeles state CA Zip Cade 90201
Building Name N/A Census Tract 5336.02
Owner/Occupant Bell, Community Redevelopment of Bell, Redevelopment Agency APN 6325-020-900,801,80

Typical Buyer: |:] Owner/User Investor
Property Rights Appraised [:] Fee Simple Leased Fee !j Leasehold D Other
Purpose of Appraisal To deiermine the current fair market value,

Intended User(s) of Repart Darryl Roth and his affiliates for internal decision matters only.

Intended Use of Report The intended use is for internal decision m atters only.

Scope of Work Utilize the market, Income, and cost approaches to determine the property's estimated market value. All infermation
ohtained was considered and no inform ation was deliberately excluded in determining the final value.

l:| Complete Appraisal [:] Limited Appraisal due to the following departures from Standard L

Summary Appraisal Repart

THREE YEAR OWNERSHIP HISTORY

Cwner Recording Reference Date Price Paid Terms of Sale

MostRecent Comm Redvip !/ Bell Doc #752337 05/21/2009 3 1] Grant Deed

Previous $

Previous 3

Previous %

Current Contract [:' Jption: D Listing Price 3

Buyer Contract Price ]

Seller Closing Date

AnalysisiComments; No recent subject transfers to report.

NEIGHBORHOOD DESCRIPTION

Boundaries: The subject property is bordered by the 710 Fwy to the East, Alameda St to the West, Abbott Rd to the South, and Slauson
Ave to the North. .

Neighborhood Built Up 100 % Lacation D Rural D Suburh Urban
Land Use: Single Family 40 % Office 10 % Multifamily 18 % Beveloprnén'l Trend Up (] stable Down

tndustrial 15 % Retail 15 % vacant 5% | valeTrena 7 ) Up () stable Down

Undersupply Balanced Oversupply Vacancy Vacancy Tren& """""" Up [:] Stakle D Down
Single Family, ) [:r 1 % | RentalDemand ] up (! stable Down
Mult\!amtly.._:::::: [:] D 29 0ttt
Office . . . .. . ] | 5 % | Change intand Use:
Retall . . J | S % (X unikely (] vikely (I vaking Place
Industrial ) J 5% | From To
Rental Rate¢ Range (Exclude Extremes) for Subject Property Type:

Distance-CBD ... ... .. R 2.0-4.0 Mies From $6.00 ISFiYear To$30.00 ISFiYear
Distance-Freeway . ... .... , 1.0 - 1.25 Mles | Age Range {Exclude Extremes) for Subject Property Type:
Distance-Public Transperation .. 0.1 -0.25 Miles From New Te 100

Neighboring Property Use: This is a mixed use land area. Neighboring uses include retail, office, R & D, manufacturing and single and
multi-family residential uses. This is a mixed use land area.

AnalysisiComments; See Attached Addendum

SITEDESCRIPTION

Legal Description Tr=7787 Lots 21, 22 Ex Of St Lots 23,24 And 25, Ex of St Lot 28, And All Of Lots 33 Thru 36 See Addenda
Environmental Problems Known or Suspected Yes D No

Site Size 43,735 SF Usable Land Area 43,735 SF Excess Land Area NJ/A

Site Dimensions Irregular - See Attached Plat

Streel Frontage 1768'LF

. . . Praduced using ACI sokware, 800.234 B727 www.acweb.com
© Copyright 2001 by The Appraisal Feundation. All rights reserved,
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Pacitic Appraisal
6501 S Atfantic Ave

File No. 6501 8§ Atlantic Ave
PAGE 2
SITE DESCRIPTION {continued)
Gd  Av Fr Utility: Provided By: Topography:
IngressiEgress [:] [:] Electricity Public Utility Level Mod Slope [:] Steep Slope D
Street Frontage t (] D Gas 77 " Public Utility Al Grade Ahove Grade Below Grage D
Shape CI O | waer™ """ "' Public Utility
Funcliun'al'uiiliiy """ [:] [:] Sewer : Publi¢ Utility Yes No
Visibility D C] Telephoﬁe ...... " Public U tility Corner Lot D
Landscapil:lg ....... [:] D - - Undergrouna th.ilil.ie.s ........... [:]
Drainage [:] [:] Street Improvements: Describe: Railmad Access 7 [:]
Adequacy of Uniities” ~ [} (] Street Width 90 feet Earhquake Zone o d
Traffic Pattern [:] C] Street Paving et Asphalt Flood Hazard Area ' D
Traffic volume ] () | sidewaks ~°°°° Poured Concrele Map# 080101 - 1BOSF * " ° Date 09/26/2008
.... Curbs & Gutlers Poured Concrete
Storm Sewers Public Utility
Lighting .7 Public Utility

No settlemeni or infestation noted or observed.
Standard public utility.
None noted or observed,

Seoil Conditions
Easements
Eng¢roachments

Current Zoning c-3 Legally Conferming ves(X] no [

Zoning Change: Not Likely Likely D To

Uses Allowed Under Current Zoning Medium Gommercial

Current Use Commercial

AnalysisiComments: Typical site and utility for the area. No adverse easements or encroachments noted or observed.
ASSESSMENT AND TAXES

Assessment Year 2012 APN 6325-020-900,901,804 Tax Rale Year Taxes

Totab . $ 210,813 Total 0.01588289 Current Taxes 2012 $ Tax Exem pt

Land L., $ 210,813 County N/A Estimated Taxes 2013 $ 0

Building(s) ., $0 ciy . N/A Tax Assessment s N/A ISF

Other $ N/A Other N/A Year of Next Reassessment  N/A

...... L T

Special Assessments: None.

Reassessment [ssues: None.

AnalysisiComments: The taxes for ail three parcels is not listed as they are held by city or county agencies. By so doing, these parcels are
tax exem pt.

IMPROVEMENTS DESCRIPTION

Property Type Commercial Construction Type Class "C" #Buildings 1 #Stories 2
Buitding Floor Gross SF *Net SF Use Type Net SF Use %

1 9 21,538 21,538 Office 0
Retail ~~~~ Tttt 21,538 100
Warehouse T 0
Marufacturing t 0
Distribution o 0

Totaf 21,536 21,536 Research / Development 0

‘usable Area (X1 " 77" Aentable Area [ : e 0

Year Built 1964 / 1965 Parking: Yes No Industrial Only

Building Effit.:ie.n.cy'R.al'io """"" et 100 % on Site () ¢ overhead Daars N/A

Effective Age T et ’ 45 years Adequacy‘ ........... D Floor Height T ON/A L FT

Total Economig Life” ~ * Tttt * 75 years Covered 7T ] Caling Height ~~ 7~ N/IA  ET

Remaining Economic Life" """ rrrrrrr et [1] Parking G'al"a'ge- Tt D Column Spaciné e

Floor Area Rate Tttt 49 % Paved Ty O N/A FT X N/A_ FT

Ground Goverage Ratio . . ‘ ............ 49 % Numbercf Spaces 50 Railread Spur

"""""" Spaces /10005FBA | 2 Yes No

AnalysisiComments: See Attached Addendum

. . - Producad using ACI software, B00.224.8727 wwa.aciweh.com
© Copyright 2001 by The Appraisal Foundation. All rights reserved.
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Pacific Appraisal

8501 5 Atlantic Ave

File No. 6501 8 Atlantic Ave
PAGE 3
IMPROVEMENTS DESCRIPTION {continued)
Building Description improvement Rating
Foundatian Concrete Gd Ay FI N/A
Frame 7" °° Masonry f Concrete AppealfAppearance D D [:]
FloorfiCover " Exterior Only Inspection Floor PlaniCesign Tttt D O
ceilng """t Exterior Onily Inspection Canstruction Qualil'y """""" D D [:]
ExteriorWalls ~ " Masonry / Stucco Exterior Condition 7 D J D
interior Partitions Exterior Only Inspection Interior Condition T O 4daga
Roof Cover ' Roll Compaosition RoofCover T TtC ] J D
Pumaing " Exterior Only Inspection Plumbing ~ Tt (] O
Heatng 7777 Exterior Only Inspection Heatng ~ Tttt g o
Alr Condifiening ~ 7" Exterior Only Inspection Air Canditioaing STttt g
Electical ' Exterior Only Inspection Electtical Tttt NN
Elevatars --------- * NIA Elevalors ---------------- D D D
Parking 77 50 spaces Parking area 7T ] O J
Insulaton T TC N/A Insulation Tt (1 [:]
Sprinkler =~ T " Exterior Only Inspaction Spankler Tt 4 g
RoofSupbo-rt- ) Assumed Adequate Landscapiﬁg' . o % %
O 4d O

Site Improvements: See Attached Addendum

No [:] Yes

Personal Property or Other Non-Realty Interests Included in Valuation:

AnalysistComments: The subject property was inspected for the exterior only. The appraiser makes no guarantees or warranties regarding
the condition of the interior of the subject property. For purposes of this appraisal, the appeal, quality, and condition of the interior of
the subject property is considered average. Overall_improvements are in average condition and are in line with the surrounding
neighborhood in term s of condition and appeal.

HIGHEST AND BEST USE

HIGHEST AND BEST USE AS IF VACANT;
Legally Permissible Uses: "As Is".

Physically Possiole uses: "As 18",

Financiakly Feasible Uses: "As Is".

Maximally Productive Use: "As 18",

AnalysisitGomments: To construct improvem ents that are legally permissible, financially feasible, physically pessible, and maxim ally
effective.

HIGHEST AND BEST USE AS IMPROVED:
Legally Permissible Uses: "As 18",

Physically Possible Uses: "A$ 15",

Financially Feasible Uses: "AS Is".

Maximally Preductive Use; "ASs Is".

Analysis/Comments: Improvem ents represent legal, existing and conforming use. The inferred Highest and Best Use is the current use.
The borrower intends to continue the current use and the inferred H&BU that the current improvements represented the H&BU was
satisfactory. Itis uncertain as to the future plans for the subject property at this time.

. . Produced using ACI software, B00.234.8727 www.acweb.com
D Copyright 2001 by The Appraisal Foundation. Allrights reserved.
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racitic Appraisal

8501 § Atlantic Ave

File No. 6501 S Atlantic Ave
PAGE 4
VALUATION METHODS SELECTED
Cost Approach Income Approach Direct Sales Comparison Approach .
Reascns for Excluding an Approach: All three approaches were used,
MARKET VALUE ESTIMATE OF NON-REALTY ITEMS
Market Value of Personal Property N/A
Market Value of Other Hon-Realty Interests ’ i N/A
Total Market Value af Non-Realty fnterests N/A

R N

AnalysisifComments: Not a part of this appraisal.

COMPARABLE SITE ANALYSIS

Data Sheets An|:] Subject Comparable #1 Comparable #2 Comparable #3
Locatien/Address 6415 Atlantic Ave
Proximity to Subject -

Map Reference 675-D7

Dead Reference N/A

Date of Sale N/A

Exposure Time 6 - 8 Months

Data Source Inspection and Records
Sile Size SF Ac:esD 43,735

Frontage 178'LF

Zoning c-3

Utilitie g All to site

Site Improvemants 21,538 SF

Unit of Comparison 3/SF

Sales Price .. $ 3 $
Price Per Unit “”.”““““‘“'“““5 s s
Prope:tyRights’can've'y'ed"“““““”“””.

Agjusment P et i s
Financing e e te e e e e s e

Adjustme nt

Conditions of Sale

Adjustment

Market Condilions

Adjustment

Qther Adjusiments
Laocatien

Topograpﬁy' ’

Shape/{Utility

Utilitie s

Site Improvements

Unit Value
Estimated Excess Land Value

L I I e N I I I I R R R e N I I R e R

L R I I R R R R I I R I L T T T R T T R T T S S R

Total adjustments 0 0 1]
Indicated Value Per Unit $ 0I5 o ls 0
AnalysisiGomments;  As part of the assignment, the cost approach is part of the scope of work.
Total Site Units: SF 43,735
UnitVaIue. e e e b s e e e e s s PRI 25.00
Estimated Sie Valie T S e e e e e e e e e e e 1093 375
EXCESSLAND

Excess Land Area Units: N/A

F Cee e e s N/A

. . . . Praducad using AC) sohware, 800,234 3727 www.acored com
D Copyright 2001 by The Appraisal Foundation. All rights reserved,
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Pacific Appraisal

8501 § Atlantic Ave

AnalysisiComments; Depreciation was based on observed age / life method.

File No. 6501 S Atlantic Ave
PAGE S
COST APPROACH
Cost Souice Marshall Swift Cost Handbook
Cempenent Ng. Size Unit Cost Cost

Commercial Building 1 21,538 $ 150.00 $ 3,230,400

3 $

|3 3

3 $

$ 3 1]

3 $
Reproduction [ Replacement Cost New of Improvements $ 3,230,400
Plus: Indirect (Solt Costs) oy et 3
Pius- Entrepreneurial Profi I [ T R R s 323.040
Total Cost New .... S h et e e s s e et .. ‘e P . s 3.553 440
Less: Physical Deterioration Trrorrrrtrrrmmamr e TRy 5000 w ) 2132,064
Less: Functional Obsolescange | | ' 00ttt ercrereeeens e e e 000 % g T Cie e e e
Less: External Obsolescence ::: T 0.00 % o T .
Total Accrued Depraciation (Deterioration & Obsolescence) et T T s ) 2,132,06'4')
Depreciated Value of Buidingls) Tttt e e e s R 1421376
Plus: Contrbuting Value of Sile Irnpru\;e;nén'ts .................. [ . et b e e s eere e s 25000

The subject has an estimated economic life of 75 years,

with an effective age estim ated at 45 years, There is an estimated 60% in physical deprecation.

Estimated Site Value
Indicated Value Before Adjus

Value Indication - Cost Appro
Rounded:

Less: Adjustment for Interest Appraised

tment for interest Appraisal

ach

........ L T 0

$ 1,093,375

1,446,376
I N I T I S R N/A
............. R 2.539.751

3 2,539,751
2,540,000

INCOME APPROACH/RENTAL COMPARABLE BUILDING ANALYSIS

Data Sheets Alt Subject Comparable #1 Comparable #2 Comparable 3
Address 6415 Atlantic Ave 4008 Florence Ave 8623 Atlantic Ave 7501 Atlantic Ave
Proximity to Subject - 0.68 miles SW 0.09 miles § 0.67 miles S
Map Reference 675-D7 705-C1 675-D7 705-D1
Year Built 1964 / 1965 1977 /18991 1848 1887
Gross Building Area 21,536 SF 22,111 SF 12,480 SF 18,668 SF
Numkber of Stories 2 1 1 1
Curent Vacancy % 100% 100% 20% 7%
Construction Type Class "C" Clasg "C" Class "C" Class "C"
Construction Quality Average Average Average Average
Candition Average Average Average Average
Parking 50 spaces 20 spaces 30 spaces 65 spaces
Date of Rent Survey 12/15/2012 12/15/2012 12/15/2012 12/15/2012
Asking Rent N/A $22,000/ Month $2,125 7/ Month $1,350 / Month
Lease Period Negotiable Negotiable Negotiable Negotiable
Tenani Improvement

Aflowance N/A N/A N/A N/A
Concessions N/A NIA N/A N/A
Tenant Name N/A N/A N/A N/A
Beginning Date N/A Im m ediate Immediaie Imm ediate
Term Month to month Negotiable Negotiable Hegotiable
Lease Type* N/A Modified Grogs Modified Gross Modified Gross
Tepant Size (SF) 21,535 SF 22111 SF 2,500 SF 1,323 §F
Rent Per SF $0.00 $0.99 $0.85 $1.02
Rent Contessions Adj. 0.00 0.00 0.00
Adjusted Rent Per SF 5 0.00 $0.989 $0.85 $1.02
Adjustment for

Market Conditions N/A N/A N/A
Adjusted Rent Per §F $0.00 $0.89 $0.85 I$1.02

© Copyright 2601 by The Appraisal Foundation, Allrights reserved,
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Produced using ACI software, 800.234.8727 www.acweb.com



Pacific Appraisal
6501 S Atlantic Ave

File No, 6501 S Atlantic Ave
PAGE 6
INCOME APPROACH /IRENTAL COMPARABLEBUILDING ANALYSIS (continued)
Location Average Similar Similar Similar
Quality Average Simiar Similar Similar
Condition Average Superior -0.15 | Similar Superior -0.15
Total Adjustmenis 0.00 -0.15 0.00 -0.15
Indicated Markei Rent $0.00 $0.84 $0.85 $0.87

*Lease Types: Gross Lease (G), NetLease (N}, Triple Net Lease (TN}, Medified Gross (MG), Expense Passthroughs (P},
Sales Overage Rents (0], Commaon Area Maintenance (C), Renewal Options {R)
Analysis/Comments: Rental comparables used were most similar in term s of size, condition, appeal, location, and use. Allcame from
similar locations and similar property types.

SUMMARY OF SUBJECT LEASES

Estimated
Tenant Rented Beginning Lease Current Effective Market
Name Area (SF) Date Term Types Reni Rent/SF Rentf SF
Vacant 21,536 SF Vacant 0.00 0.85

AnalysisiComments: Market data supports a rental rate of $0.85/P$F/Month. The subject s vacant and there is no current income or
expense information. All inform ation is derived from the current fair market,

INCOME AND EXPENSE HISTORY AND FORECAST

Income: Actual Comments and Calculations Stahilized
From 10 ]
Gross Potential Income $ Estim ated $ 219,667
Vacancy and Callestion $

Loss __5.00 % (s 0) | Estimated at 5% (s 10.983)
Othet Income e 0 3 0
EMective Gross Income ’ $ 0 Estimated £ 208,684
Expenses:
Property Taxes $ Tax Exempt |Estimated at 1.5% of FMV {$2,500,000) L1 37,500
Insurange 07T R Estimated at 2% of EGI $ 4,174
Property Managemenl R Estim ated at $300 per month $ 3,600
Utlites Tt 5 By Tenant s o
Janitorial © T T TR $ By Tenant $ o
Maintenance 7T g Estimated at 7% of EGI $ 14,608

$ $

Reserves $ $
TotalExpenses 0TS $ 0 $ 59 882
Net Operating Income {NOI) $ 0 | ExpensessF s 2,78 Expense Ratic 28.70w| s 148,802

AnalysisiComments: NO subject leases or expenses were reviewed in the preparation of this report. The forecast is based on typical
Modified Gross type basis with a higher percentage of reserves as the subject will be in need or upgrades and repairs due_to its
actual and economic age.

DIRECT CAPITALIZATION

Cverall Rate Range 0.0579 1w 0.0772 Equity Dividend Rate Range N/A to N/A
Overall Rate {Ro} = 0.0850 Mortgage % =
Equity % =
overall Rate (Ro) = N/A
NOI (R0) Estimated Value NOI {Ro) Estimated Valve
$ 148,802 0.0B50 =3 2,289,262 s 148,802 ¢ N/A =3 N/A

AnalysisfCemments: Due to the availability of market derived QAR's the equity dividend approach was notused. The DAR method of
valuation is much more reliable when valuing small preperties.

. . Praduced using AC! sofiware, 800,234 B72T www.aciweb.com
© Copyright 2001 by The Aparaisal Foundatien. All rights reserved.
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Pacific Appraisal
6501 S Atlantic Ave

File No. 6501 § Atlantic Ave
PAGE 7
YIELD CAPITALIZATION
Cash Flow Analysis in Addenda Yes [:] No Market Ren1Scenario Contract Rent Scenario
Forecast Holding Period .
Beginning NOI o $ 3
NOlPawera ~~ ~~ -ttt
Reversion Assumption
Yield Rate e - I,
Value Estimate $ N/A 3 N/A
AnalysisiComments:
ADJUSTMENT FOR INTEREST APPRAISED

value Estimate - Market Rent S¢enario ] N/A
Value Estimate - Contract Rent Scenario R $ N/A
Difference (Adjustment for Interest Appraised) St o oo ream s A A s m e n ey $ N/A
AnalysisfComments:
Value Indicated by Direct Capitalization/Yield Analysis {excluding excess fand) $ 2,289,282
Plus: Estimated Excess Land Valye o nrEnrEsn s nnaaanannannnre ey $
Valug Indication - Income Approach TSt trorrEmraamamammamamammmamrarrreey $ 2,280,262
Rounded . TR s 2 289 000

DIRECT SALES COMPARISON APPROACH/ICOMPARABLE BUILDING ANALYSIS

Comp Sheets Att Subject Comparable ¥1 Comparable #2 Comparable #3
Adgress 6416 Atlantic Ave 4429 Bell Ave 5141 Florence Ave 7201 Pacific Blvd
Proximity to Subject 0.18 miles SSW 0.94 miles SE 2.20 miles W
Map Reference 675-D7 875-D7 705-F1 674-J7
Data Source Inspection & Records RealQuest/ Loopnet ReaiQuest/ Loopnet RealQuest / Loopnet
Gross Building Area 21,538 1,840 SF 2,025 SF 14,094 SF
Net Building Area 21,536 1,640 SF 2,025 8F 14,004 SF
Site Size  SF[X] acres | 43,735 3,830 SF 5,530 F 36,693 SF
Land-to-Building Ratio 2.03 2.34 2.73 2.60
Year Built 1964 / 1965 1951 1954 1983
Construction Type Class "C" Class "D" Class "D" Class "C"
Construction Quality Average Average Average Average
Condition Average Average Average Average
Parking 50 spaces 2 spaces 5 spaces 40 spaces
oOther Document # 1289653 1468574 849227
Loopneti.D. # 3803855 3818017 3668991
Sale Price $ N/A |8 200,000 |% 320,000 |$ 1,554,000
Date of Sale 08/29/2012 09/28/2012 D6/07/2012
Exposure Time 6 - 9 Months 8 -9 Months 6 - 9 Months 6 - 9 Months
Property Rights Conveyed Leased Fee Leased Fee Leased Fee Leased Fee
Adjustment
Financing N/A N/A N/A N/A
Adjusiment
Conditions of Sale N/A N/A N/A N/A
Adjustment
Excess Land N/A N/A N/A N/A
Adjustment 0
Non-Realty Interests N/A N/A N/A N/A
Adjustment 0
CE/Terms Adjusted Price § 0{3 200,000 |% 320,000 I3 1,554,000
Other Adjustments:
Marke1 Conditions Average Similar Similar Similar
Adjustment
Location Average Similar Similar Similar
Adjustment
Quality Average Similar Similar Similar
Adjustment
Condition Average Similar Similar Simifar
Adjustment
Adjustment
Total Other Adjustments .00 0.00 0.00 0.20
Indicated Value Per
Gross Bldg. Area § 0.00 | 121.95 |$ 158.02 |s 110.28

i R . Produced ysi Cl sah: L 002348727 8 [X
® Copyright 2001 by The Appraisal Foundation. All rights reserved, rreverdushg Alsaltvare T
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PAGE 8

DIRECT SALES COMPARISON APPROACH/COMPARABLE BUILDING ANALYSIS (continued)

AnalysisiComments:

Raw Data - EGIM (11,32 - 13.66 - 10.36 - 10.74 - 12.97 - 13.04}, OAR (6.15% - 5.78% -7.72% -8.94% - 6.34% -

5.81%), and $/SF ($121.95 - $158.02 - $110.26 - $114.29 - $136.11 - §117.50). The selected EGIM is 12.00, selected OAR is

6.50%, and selected $/SF is $126.00,

FEE SIMPLE OR LEASED FEE OPERATING DATA AND RATIOS

Fee Simple or Leased Fee

Gross Polential Income

Vacanty and Collection Loss %
Effeclive Gross Income

Operating Expenses

Expenses/SF Gross Bﬁilair'lg'A're'a'
Expense Ratio

Net Qperating Income

EGIM

overall Rale”

Comparable #1 Comparable #2 Caomparable #3
Leased Fee Leased Fee Leased Fee
Dot $18,600 $24.655 $157,853
Lt e e 5% 5o 5%
. T $17,670 $23.422 $149,960
f e e ls5.375 $4.606 $29.992
............... IR $2.42 $713
............ veve 30 .42% 20 65% 20.00%
Crorrrrrrrrety " lsi2,298 $18,516 $119,968
et e e e 11 32 1368 10 36
. 00615 00579 06772
DRI OON NIA A

AnalysisiComments: The following value indicators above weire used in determining the subject's final estim ated market value based on

the adjusted sale comparable inform ation described in this report. The sales comparisan approach is given the most weight in
determining the final estim ated value of the subject. All comparable sales have been considered for cash equivalency and
appropriate adjustm ents have been made. The subject's estim ated price per square foot of building area is average in the market
area. All the comparables were given equal weight in determining the final estim ated m arket value of the subject.

Building Units Gross Bldg. Area 21,536
valie PerUnt e 4 o4 s st e s e e e e e e s 125.00 junit
ValueEsllmale”:"'.:‘ ................................... . $2.692,000
Effective Gross income $ $208, 684
Efective Gross Income ﬁuitiﬁliér'(E'G'lhi) ................. b e 4 e et e s s s ey . 12 00
Value Estimate S e e e e e S a s et e e e i ] $2.604 208

.............. R R R R R R R R R R N

AnalysislComments: Maost weight is given to the $/8F unit of measurement as that is best supported by typical end users and investors.
There is strong support for the value conclusien at $125.00/SF. The EGIM provides secandary support and the value indicated by
the sales approach is within the range of the twa values.

Value Indicated by Direct Sales Comparison Approach {axciuding excess land) 3 $2,600,000
Pius: Estimated Excess Land value S tTITntTR s n Rt $ 0
Plus: Adjustment for Interest Appraised T TR 8 0
Value Indication - Direct Sales Comparisen Approach . Pt B $ 2,800,000
Rounded T e fe e <. 2.600.000
RECONCILIATION AND FINALVALUE ESTIMATES
Cast Appraach Indication $ 2,639,751
Incame Approach Indication MY 2,288,000
Direct Sales Comparisan Approach Indication [ 2,600,000

Reconciliation: See addendum ...

Estimated Exposure Time: §-8 months at reasonable price.

Extracrdinary Assumptions, Hypothetical Conditions, and Limiting Conditions: Appraisal is made "As Is". The markeling time and exposure time are
both estimated at 6-9 months. Appraiser has not provided prior services on the subject property being appraised in the last 38
meonths from the Effective Date of Value. | have no current or prospective interest in the property or parties to the transaction.

Estimated Market Value "As Is" 3 2,500,000
EHfective Date of Y alvation i e e e e e S et e e s s e e e s e m e a e s 1271512012
Market Value of Personal Pro‘pérfy.ln'clﬁd'ec'l in 'Aﬁp;a'isél .......... T TrrtrrrrrrrTrTTarrrTar e $ N/A
Markel\ralueolOlherNon-ReallyrnleraslsIncludedinApﬁréis'af::::::::::::'“::::::::::::::::::::::::::: $ NfA

Produced using ACI sofiware, 800.234.8727 wwa.acweh,com
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6501 8 Atlantic Ave

File No. 6501 8 Atlantic Ave
PAGE 8
RECONCILIATION AND FINAL VALUE ESTIMATES (continued)

Appraiser #1 g Q A‘o Property
Signature B_l 2 OX . Date Inspected
Name Jadk Alexander 7 12/26/2012 ves L] No
Certification No. M G032464

State: CA Exp.Date: 11/20/2013
Appraiser #2 ,
Signature
Name ves [ ) NDD
Gertification No.:

State: Exp. Date:

CONTENTS OF ADDENDA

Legal Description
SuhjectPhotugraph's '
Area Map .
Neighborhood Iviaf:.
Zoning Map :
FloudZuneM'ap' T
Topegraphic Map' o
Site Sketch T
Site Plan

Building Plans ~
Tax Assessment Card
Land Sales Data Sheets
Land Sales Map . ‘

P R RN

B e e

Land Lease

Segregated Cost'sheet ©
Soils Survey Map

Subject Leases

Rental Comparab'le'D'at'a Sheets

Copy cf Easement ..
Appraiser Qualifications

A

Support for Non-Realty Interest valuation ..
Support for Adjustment for Interest Appraised B

Rent Location Map

DCF Analysis ..

Improved Property ales Data Sheets

Building Sales Location Map

Copy of Deed

LO0o000000

Contractof Sale
Construction Cost Contract
Support for Personal Property Valuation

ERRESCRSREEED
OOOR=O==CO00

DEFINITION OF MARKET VALUE

The most probable price which a property should bring in a competitive and vpen market under all conditions requisite to a fair sale, the buyer and seller
each acting prudently and knowtedgeably 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 fram seller to buyer under conditions whereby: (1) buyer and seller are typically motivatad; (2) both
parties are well informed or well advised, and acting in what they consider their best interests; (3) a reasonable time is allowed for exposure
inthe open market; {4} paymentis made in terms of cash in U.5. dollars or in terms of financial arrangements comparable thereta; and (5) the price
represents the normal consideration for the property sold unaffected by special or creative financing or sales concessions granted by anyone associated

with the sale.?

1

USAP 2001 Glossary

ASSUMPTIONS AND LIMITING CONDITIONS

1. As agreed upon with the ¢lient prior to the preparation of this appraisal, unless otherwise indicated, this is a Limited Appraisal becavse it invokes
the Departure Provision of the Uniform Standards of Professional Appraisal Practice. As such, information pertinent to the valuation has nol heen
considered andlor the ftull valuation process has not keen applied. Depending on the type and degree of limitations, the reliability of the value
conclusion provided herein may be reduced.

2. Unless otherwise indicated, this is a Summary Appraisal Report which is intended to comply with the reparting requirements set forth under Standard
Rule 2-2(b} of the Uniform Standards of Prafessional Appraisal Practice for a Summary Appraisal Report. As such, it might not include full
discussions of the data, reasoning and analyses that were used in the appraisal process to develop the appraiser's opinion of value, Supporting
documentation concerning the data, reasoning and analyses is retained in the appraiser's file. The infarmation contained in the report is specilic to
the needs of the ¢lient and for the intended use statéd in this report. The appraiser is notresponsible for unautharized use of this report.

3. No r:esponsibility is assumed for legal or title considerations. Title to the property is assumed 10 be good and marketable unless otherwise stated
in this report,

4. The property is appraised free and clear of any or all liens and encumbrances unless otherwise stated in this repaort,

5. Responsible cwnership and competent property management are assumed unless otherwise stated in this report,

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

7. All engineering is assumed (0 be correct, Any plotplans and illustrative material in this report are included only to assist the reader in visualizing
the property,

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

9. Itis assumed that there is fulk compliance with all applicable federal, state, and local environmental regulations and laws unless ctherwise stated

1

1

1

1

in this report,

0.1tis assumed that alt applicable zoning and use regulations and restrictions have been complied with, unless a nonconformity has been stated,
defined, and considered in this appraisal repest.

L.0tis assumed that all required licenses, certificates of occupancy or other legislative or administiative authority frem any local, state, or national
governmental or private entity or aorganization have been of can be obtained or renewed for any use on which the value estimates contained in
this repart are based.

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

3.1t is assumed that the utilization of the land and improvements is within the boundaries or property lines of the property described and that there is
no encroachmeni or trespass unless otherwise stated in this repaort.

{Continved)

9 Co

. . i . P1oduced using ACI sofware, 00,234 8727 HWW Acme.oom
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PAGE 10

ASSUMPTIONS AND LIMITING CONDITIONS

14,

15.

15,
17,

18,

18.

The appraiser is not qualified te detect hazardous waste and/or taxic materials. Any comment by the appraiser that might suggest the pessibility
of the piesence of such substances should not be taken as confirmation of the presence of hazardous waste and/or toxic materials. Such
determination would require investigation by a qualified expert in the field of envirenmental assessment. The presence of subtances such as
ashestos, urea-formaldehyde foam insulation or other potentially hazardous materials may affect the value of the property. The appraiser's value
eslimate is predicated on the assumption that there is no such material on orin the property that would cause a loss in value unless atherwise stated
in this report. No responsibility is assumed for any environmental conditions, or for any expertise or engineering knowledge required 1o discover
them, The appraiser's descriptions and resulting comments are the result of the routine observations made during the appraisal process,

Unless otherwise stated in this repart, the subject property is appraised without a specific compliance survey having been conducted 1o determine
it the property is or is notin conformance with the requirements of the Americans with Disabilities Act. The presence of architectural and
communicalions barriers that are structural in nature that would restrict access by disabled individuals may adversely affect the property's value,
marketability, or wtility.

Any proposed improvements are assumed to be complated in accordance with the submitted plans and specifications.

The disteibution, if any, of the total valuation in this report between land and improvements applies only under the stated program of utilization,
The separate allocations for land and buildings must not be used in conjunction with any other appraisal and are invalid if sa used,

Possession of this report, or a copy thereof, does not carry with it the right of publication. t may not be used for any purpose by any person other
than the party to whom it is addressed, and in any event, only with the proper written qualification and only in its entivety.

Neither all nor any past of the contents of this report (especially any conclusions as to value, the identity of the appraiser, or the firm with which the
appraiser is connected) shall be disseminated to the public through advertising, public relations, news sales, or other media without prior written
consent and approval of the appraiser.

CERTIFICATION

I certify that, to the best of my knowledge and belief:

the statements of fact contained in this repart are true and codrect,

the reporied analyses, apinions, and conclusions are limited only by the reported assumptions and limiting conditions and are my personal, impartial
and unhiased professional analyses, opiniens and con¢lusions.

I have no (o1 the specified) present or prospective interest in the property thatis the subject of this report and ne (or the specified)
personal interest with respect to the parties involved.

I'have no bias with respecito the property thatis the subject of this report or to the parties involved with this assignmenn,

my engagement in this assignment was not contingent upon developing or reporting predetermined results.

my compensation for completing this assignmentis nol contingentupon the development or reporting of a predetermined value or direction in value
that favars the cause of the client, the amount of the value opinion, the atiainment of a stipulated result, or the occurrence of a subsequent event
directly related to the intended use of this appraisal,

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

I have {or have not) made a personal inspection of the property thatis the subject of this report. (I more than one person signs this certification,
the certification must clearly specify which individuals did and which individuals did not make a personal inspection of the appraised property).

no one provided significant real property appraisal assistance to the person signing this certification. (If there are exceptions, the name of each individual
providing significant real propert appraisal assistance must be stated),

Date 12/26/2012

Produced using ACI sohware, 300234 8727 www.acweb.com
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COMPARABLE SITE ANALYSIS (456)

Data Sheats
LocationjAddrass
Proximity t¢ Subject
Map Reference
Deed Reference
Date cf Sale
Expasure Time
Data Source

Sita Size
Frontage
Zoning
Utilitie s
Sile Imprevements

AHD

SF Acres D

Subject
6415 Atlantic Ave

Comparable #4

Comparable 45

Comparahle 48

875-D7

N/A

N/A

6 - 8 Months

Inspection and Records

43,735

176'LF

c-3

All to site

21,536 SF

Unitof Comparison
Sales Price
Price PerUnit
Property Rights 'C;:n'véyéd'
Adjustment
Financing
Ad]usfmén'l T
Conditiens of Sale
Adjustment
Market Cenditicns
Adjustment
Other Adjustments ’
Locatien
Topcgrapﬁy .
Shape/Utiity
utilties e
Site Impro;fe.m‘er.lts. ’

Total Adjustments
Indicated Value Par Unit

$ Is

Analysis/Comments:

@ Copyright 2001 by The Appraisal Foundation. Al rights reserved.
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File No.
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INCOME APPROACH/RENTAL COMPARABLE BUILDING ANALYSIS (456)

Data Sheets Att
Address

Proximity to Subject

Subject
6415 Atlantic Ave

Comparahle #4

Comparable 45

Comparable #6

675-D7

Term
Lease Type*

Map Reference
Year Built 1964 / 18965
Gross Building Area 21,5386 SF
Number of Stories 2
Current Vacancy % 100%
Construction Type Class "C"
Construction Quality Average
Condition Average
Parking 50 spaces
Date of Rent Survey 12/15/2012
Asking Rent N/A
Lease Period Negotiable
Tenant Improvement

Allowance N/A
Concessions NIA
Tenant Name N/A
Beginning Date N/A

Maonth te menth

N/A

Tenant Size (SF) 21,538 8F
RentPer SF $0.00 $0.00 $ 0.00 |5 0.00
Rent Concessions Adj.
Adjusted Rent Per SF $0.00 $0.00 $ 0.00 |5 0.00
Adjustment for
Market Conditions
Adjusted Rent Per SF 50.00 $0.00 $0.00 $0.00
Location Average
Quality Average
Condition Avarage
Total Adjustments 0.00 0.00 0.G0 0.00
Indicated Market Rent $0.00 $0.00 I$0.00 $0.00

*Lease Types: Gross Lease {G), Net Lease (N}, Triple Net Lease {TN), Modified Grass (MG), Expense Passthraug
Sales Overage Rents (O), Common Area Maintenance (C), Renewal Qptions (R}

hs {P),

Analysis/Comments:

© Copyright 2001 by The Appraisal Foundation, Allrights reserved.
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Pacific Appraisal

File No.

6501 S Atlantic Ave
6501 8 Atlantic Ave

DIRECT SALES COMPARISON APPROACHI/ICOMPARABLE BUILDING ANALYSIS (456)

Comp Sheets
Address

Alt

Subject
6415 Atlantic Ave

Caomparakle #4
8850 Atlantic Ave

Comparable #5
6200 Pacific Blvd

Comparable #6
3705 Gage Ave

Proximity to Subject 2.48 miles S 2.19 miles WNW 0.69 miles WNW
Map Reference 675-D7 705-E5 674-J6 675-C7
Dalta Source Inspecticn & Records RealQuest / Loopnet RealQuest/ Loopnet RealQuest f Loopnet
Grass Building Area 21,536 14,000 SF 7,174 SF 8,170 SF
Net Building Area 21,538 14,000 SF 7,174 SF 8,170 8F
site size  sF(X]acres (]| 43,735 43,773 SF 9,057 SF 11,812 SF
Land-to-Building Ratio 2.03 3.13 1.26 1.45
Year Built 1964 / 1985 1971 2000 1923 /1850
Construction Type Class "C" Class "C" Class "B" Class "C"
Construction Quality Average Average Average Average
Conditian Average Average Average Average
Parking 50 spaces 75 spaces 2D spaces 25 spaces
Other Document # 1870681 1240543 N/A
Loopnet 1.D. # 3921307 3803829 17363782
Sale Price 3 N/A | 1,600,000 [$ 1,395,000 |$ 1,280,000
Date of Sale 12/19/2012 0B8/22/2012 Active Listing
Exposure Time 6 -9 Months 6 - 9 Months 6 - 9 Months 6 - 9 Months
Property Rights Conveyed Leased Fee Leased Fee Leased Fee Leased Fee
Adjustment
Financing N/A NiA N/A N/A
Adjustment
Condilions of Sale N/A N/A N/A N/A
Adjustment
Excess Land N/A N/A N/A N/A
Adjustment o
Non-Realty Interests N/A N/A N/A N/A
Adjustment 0
CE{Terms Adjusted Price S o3 1,600,000 % 1,385,000 |$ 1,280,000
Qther Adjustments:
Market Conditions Average Similar Similar Active Listing
Adjustment -10%
Location Average Similar Similar Similar
Adjustment
Quality Average Similar Superior Similar
Adjustment -15%
Cendition Average Similar Superior Superior
Adjustment -15% -15%
Adjustment
Total Other Adjustments 0.00 0.00 -58.34 -39.17
Indicated Value Per
Gross Bldg. Area $ 0.00 |§ 114.29 |8 136.11 [§ 117.50

Analysis/Comments:

© Copyright 2601 by The Appraisal Foundation. All rights reserved.
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Pacific Appraisal

6501 S Atlantic Ave

Fee Simple or Leased Fee
Gross Potential Income
Vacancy and Collection Loss%
EHective Gross Income trrrrrrrrerres
Operating Expenses
ExpensesiSF Gross Bﬁilaiﬁg'A‘re'a'
Expense Ratio

Nel Operating Inceme

EGIM

Overall Rate

E quity Dividend I;!a.-le. ’

.............

File No. 6501 S Atlantic Ave
FEE SIMPLE OR LEASED FEE OPERATING DATA ANDRATIOS (456)
Comparable #4 Comparable #5 Comparahle #6
Leased Fee Leased Fee Leased Fee

""" $156,800 $113,175 $103,334

] s% 5% 5%

"t "ls148,960 $107,518 $98 167

""" $37,985 $19,117 $22 562

R T $2.66 $2.786

T 25.50% 17.78% 22.98%

T ls110,875 $88,399 $75,605

T 10.74 12.97 13.04

T 0.0894 0.0634 0.0501

: : : T N/A N/A

Analysis/fCemments:

© Copyright 2001 by The Appraisal Foundation, All rights reserved.
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ADDENDUM

Borrower: File No.: 8501 S Atlantic Ave
Property Address: 6415 Atlantic Ave Case No.: 8501 S Atlantic Ave
City: Cudahy State: CA Zip: 90201

Lender: Darryl Roth

SUMMARY APPRAISAL REPORT

PURPOSE OF THE APPRAISAL: The purpose of this appraisal is to estimate the subject property’s “as is”
market value. This report is to be used for its original intended purpose and for no other use without prior
written consent by the undersigned appraiser.

INTENDED USE/USER OF THE APPRAISAL: The appraisal is for use by the client only and no other parties.
It may be used only for the purpose(s) described within the appraisal report pertaining to the subject property.

PROPERTY RIGHTS APPRAISED: The property rights appraised are those of a leased fee estate.

Simply defined as the landlord's ownership interest of a Property that is under Lease. Its value is based on the
anticipated income from Rent, and the reversionary property value upon lease expiration,

MARKET VALUE DEFINITION: The definition of Market Value used in this report is as follows:

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, 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:
1)  buyer and seller are typically motivated:
2)  both parties are well informed or well advised, and acting in what they consider their best
interests;
3) areasonable time is allowed for exposure in the open market;
4)  payment is made in terms of cash in U.S. dollars or in terms of financial arrangements
comparable thereto;
5)  the price represents the normal consideration for the property sold unaffected by special or
creative financing or sales concessions* granted by anyone associated with the sale.

A suggested clarification of the definition appears below. This recommendation, made by the Appraisal Institute
Special Task Force on Value Definitions, was adopted by the Appraisal Institute Board of Directors, July 1993.

The most probable price which a specified interest in real property is likely to bring under all of the following
conditions;
1) Consummation of a sale occurs as a specified date.
2) An open and competitive market exists for the property interest appraised.
3) The buyer and seller are each acting prudently and knowledgeably.
4) The price is not affected by undue stimulus.
5) The buyer and seller are typically motivated.
6) Both parties are acting in what they consider their best interest.
7} Marketing efforts were adequate and a reasonable time was aliowed for exposure in the open
market.
8} Payment was made in cash in U.S. dollars or in terms of financial arrangements comparable
thereto.
9} 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.

PProgram Files ixBBPACIIAREPORTS'S501 S Aantic Ave.adi




ADDENDUM

Borrower: File No.; 6501 S Atlantic Ave
Property Address: 6415 Atlantic Ave Case No.: 6501 S Atlantic Ave
City: Cudahy State; CA Zip: 90201

Lender. Darryl Roth

This appraisal was completed using the second (l1.) definition (adopted by the Appraisal Institute Board of
Directors, July 1993}.

AS-IS MARKET VALUE: The “As-Is" Market Value is an estimate of value of the property in the conditions
observed upon physical inspection by the appraiser. The value alsc is based on how it physically and legally
exists without hypothetical conditions, assumptions, or qualifications as of the date of inspection,

COMPETENCY PROVISION OF THE USPAP: We are well versed in the appraisal standards (USPAP) through
satisfactory completion of a State Certified Ethics and Standards appraisal course. | am experienced and
competent in the appraisal of projects similar to that of the subject project, and am qualified to complete this
type of report.

SCOPE OF THE APPRAISAL: The appraisal process involves the collection, verification, and analysis of
specific and general data related to the subject property and the commercial real estate market. The following
steps were taken in the completion of this report.

1. l/we made a preliminary inspection of the property to determine the appraisal problem,

2. liwe inspected the subject property and studied recorded parcel and plat maps to determine its
physical characteristics, including site configuration, condition, topography, access, utilities, etc.

3. The land use controls for uses within the area were researched.

4. County records were researched for transfers of the subject property and comparables.

5. Sale comparables were obtained through searches of public records, interviews with brokers, and
published sources of real estate data. The comparable data was screened for comparability to the
subject.

6. Interviews were conducted with brokers, buyers, and sellers involved in the selected comparable

properties.

I/we completed an analysis of the subject property in relation to the selected comparables.

f/we organized the data and completed the appraisal report.

o~

STATEMENT OF CONDITIONS
GENERAL ASSUMPTIONS & LIMITING CONDITIONS

The appraiser's cettification that appears at the end of the appraisal report is subject to the following
assumptions & conditions:

1. The appraiser certifies that, to the best of his knowledge and belief, the statements contained in this
appraisal, subject to the assumptions and limiting conditions set forth herein are correct; also that this appraisal
has been made in conformity with the accepted practices of the Uniform Standards of Professional Appraisal
Practices and the Appraisal Institute.

2. Neither all nor any part of the contents of this report {(especially any conclusions as to value, the identity
of the appraiser or the firm with which he is connected, or any reference to the Appraisal Institute) shall be
disseminated to the public through advertising media, public relations media, news media or any other public
means of communication without the prior written consent and approval of the undersigned.

AProgram Files (x86)\WCIIAREPORTSWS01 § Atlantic Ave.ad




ADDENDUM

Boirower: File No.: 6501 S Atlantic Ave
Property Address: 6415 Atlantic Ave Case No.: 6501 S Atlantic Ave
City: Cudahy State: CA Zip: 90201

Lender: Darryl Roth

3. The appraiser herein, by reason of this report, is not required to give testimony in court, with reference
to the property herein appraised, unless arrangements have been previously made therefore.

4. This property has been appraised as though free of liens and encumbrances, in responsible ownership
and under competent and aggressive management, unless otherwise indicated.

5. Mo responsibility is to be assumed for matters legal in nature, nor is any opinion of title rendered
herewith. Good title is assumed. The legal description and dimensions were furnished from sources thought to
be authoritative; however, no responsibility is assumed for either.

6. The compensation for making this appraisal is in no manner contingent upon the value reported.

7. That the date of value to which the conclusions and opinions expressed in this report apply, is set forth
in the letter of transmittal. Further, that the dollar amount of any value opinion herein rendered is based upon
the purchasing power of the United States of America dollar existing on that date.

8. The appraiser assumes no responsibility for economic or physical factors, which may affect the opinions
herein, stated occurring at some date after the date of the letter transmitting this report. The appraiser reserves
the right to make such adjustments to the valuation herein reported as may be required by consideration of
additional data or more reliable data that may become available.

9. Maps, plats and exhibits included herein are for illustration only as an aid in visualizing matters
discussed within the report. They should not be considered as surveys or relied upon for any other purpose.

10. No opinion is expressed as to the value of subsurface oil, gas, or mineral rights or whether the property
is subject to surface entry for the exploration or removal of such materials except as is expressly stated. It is
assumed that there are no hidden or unapparent conditions of the property, subsoil, or structure that render it
more or less valuable. MNo responsibility is assumed for such conditions or for arranging for engineering studies
that may be required to discover them,

11. Mo opinion is intended to be expressed for matters which require legal expertise or specialized
investigation, or knowledge beyond that customarily employed by real estate appraisers.

12. It is assumed that full compliance with all applicable federal, state, and local environmental reguiations
and laws unless noncompliance is stated, defined, and considered in the appraisal report. It is assumed that all
required licenses, certificates of occupancy, consents or other legislative or administrative authority from any
local, state, or national government or private entity or organization have been or can be obtained or renewed
for any use on which the value estimate contained in this report is based.

13. The appraiser is not aware of any specific geclogical problems but assume no responsibility for matters
of a seismic or geological nature. Earthquakes are not uncommon in the general area and no responsibility is
assumed unless detailed geologic reports are available by a Geologist.

14, Unless otherwise stated in this report, the existence of hazardous material, which may or may not be
present on the property, was not observed by the appraiser. The appraiser has no knowledge of the existence
of such materials on or in the property. The appraiser, however, is not qualified to detect such substances. The
value estimate is predicated on the assumption that there is no such material on or in the property that would
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cause a foss in value. No respensibility is assumed for any such conditions or for any expertise or engineering
knowledge required to discover them.

15. If the client or any third party brings legal action against Pacific Appraisal, Jack Alexander, or the
signers of this report and the appraiser(s} prevails, the initiating party of such legal action shall reimburse the
appraiser(s) for any and all costs of any nature, including attorney's fees, incurred in their defense.

16. The appraiser(s) affirm that the written appraisal report conforms/complies with the Uniform Standards
of Appraisal Practice and if the departure provision is necessary it is properly used.

17. The legal description fumished to the appraiser is assumed to be correct. No survey, legal, or
engineering analysis has been made by the appraiser. No opinion is made, nor is responsibility assumed, in
connection with a survey or for encroachments, easements or other discrepancies that might be revealed
thereby. The stated lot size & dimensions were taken from sources considered to be reliable, but should not be
construed as being exact.

18. No soils report or engineering analysis of the subject soil or subsoil was provided to the appraiser unless
otherwise noted. [t is assumed that there are no conditions present that would prevent the land from supporting
the identified highest & best use or the existing use unless otherwise noted. No responsibility is assumed for
such conditions, or for arranging for engineering studies that may be required to discover such factors.

19. It is assumed that all applicable zoning and use regulations and restrictions have been complied with
unless a nonconformity has been stated, defined and considered in the appraisal report.

20, It is assumed that the utilization of the land and improvements is within the boundaries or property lines
of the property described and that there is no encroachment or trespass unless noted within the report.

21. It is assumed that the information relating to the location of or existence of public utilities that has been
obtained through a verbal inquiry from the appropriate authority, or has been ascertained from visual evidence
is correct. No warranty has been made regarding the exact location or capacities of public utility systems.

22. It is assumed that there is an adequate supply of safe, lead-free drinking water available to the site.

23. It is assumed that the sanitary waste is disposed of by a municipal sewer or an adequate properly
permitted altemate treatment system is in good condition.

24, The distribution, if any, of the total valuation in this report between land and improvements applies only
under the stated program of utilization. The separate allocations of value for land and improvements must not
be used in conjunction with any other appraisal and are invalid if so used.

25, Unless otherwise indicated, if this appraisal is used for mortgage loan purposes, the appraiser invites
attention to the fact that (1) the equity cash requirements of the sponsor have not been analyzed, (2) the loan
ratio has not been suggested, and (3) the amortization method and term have not been suggested.

NOTE: Acceptance of and/or use of this appraisat report constitutes acceptance of the foregoing General
Assumptions & Limiting Conditions. The appraiser's duties, pursuant to the employment to make the appraisal,
are complete upon delivery and acceptance of the appraisal report. However, any corrections or errors should
be called to the attentions of the appraiser within 60 days of the delivery of the report.
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lfwe certify that to the best of my knowledge and belief:

-The statements of fact contained in this report are true and correct.

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

-lfwe 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.

-l/'we have no bias with respect to the property that is the subject of this report or to the parties involved with this
assignment.

-My/our engagement in this assignment was not contingent upon developing or reporting predetermined results.
-My/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.

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

-l'we have made a personal inspection of the property that is the subject of this report.

Jack Alexander

California State Certified General Appraiser
#AG032464

Expires: 11/20/2013

General Neighborhood Commaents
from Wikipedia:

Cudabhy is a city located in southeastern Los Angeles County, California. In terms of area, Cudahy is the second smallest
city in Los Angeles County, after Hawaiian Gardens, but with one of the highest population densities of any incorporated
city in the United States. It is part of the Gateway Cities region.

Cudahy is populated predominantly by Latino immigrants and has a population of 23,805 as of the 2010 Census.
Geography

Cudahy is located at 33°67'61"N 118°10'57"W

According to the United States Census Bureau, the city has a total area of 3.175 square kilometers (1.226 sq mi), over 95%
of it land.

Cudahy is bordered by Bell on the north, Bell Gardens on the east, South Gate on the south and southwest, and Huntington
Park on the west.

In 2007, of the 5,800 housing units, 5,000 were rentals,

Demographics

2010

The 2010 United States Census reported that Cudahy had a population of 23,805. The population density was 19,417.5

people per square mile (7,487.2/km?). The racial makeup of Cudahy was 11,708 (49.2%) White, 333 (1.4%) African
American, 246 (1.0%) Native American, 137 (0.6%) Asian, 24 (0.1%) Pacific Islander, 10,339 (43.4%) from other races,
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and 1,018 (4.3%) from two or more races. Hispanic or Latino of any race were 22,850 persons (96.0%).

The Census reperted that 23,797 people {100% of the population) lived in households, 8 (0%} lived in non-institutionalized
group quarters, and 0 (0%) were institutionalized.

There were 5,607 households, out of which 3,712 (66.2%} had children under the age of 18 living in them, 2,941 (52.5%)
were opposite-sex married couples [iving together, 1,362 (24.3%) had a female householder with no husband present, 686
(12.2%) had a male householder with no wife present. There were 589 (10.5%) unmarried opposite-sex partnerships, and
42 (0.7%) same-sex married couples or partnerships. 399 households (7.1%) were made up of individuals and 176 {3.1%)
had someone living alone who was 65 years of age or older. The average household size was 4.24. There were 4,989
families (89.0% of all households); the average family size was 4.32.

The population was spread out with 8,325 people (35.0%) under the age of 18, 2,858 people (12.0%) aged 18 to 24, 7,279
people (30.6%) aged 25 to 44, 4,121 people (17.3%) aged 45 to 64, and 1,222 people {5.1%) who were 65 years of age of
older. The median age was 27.0 years. For every 100 females there were 98.3 males. For every 100 females age 18 and
over, there were 95.5 males.

There were 5,770 housing units at an average density of 4,706.5 per square mile (1,817.2/km?), of which 1,011 (18.0%)
were owner-occupied, and 4,596 (82.0%) were occupied by renters. The homeowner vacancy rate was 1.3%: the rental
vacancy rate was 2.3%. 4,355 people (18.3% of the population) lived in owner-occupied housing units and 19,442 people
(81.7%) lived in rental housing units.

2000

As of the census of 2000, there were 24,208 people, 5,419 households, and 4,806 families residing in the city. The
population density was 21,627.7 inhabitants per square mile {8,345,3/km?3}, There were 5,542 housing units at an average
density of 4,951.3 per square mile (1,910.5/km?). The racial makeup of the city was 43.14% White, 1.24% Black or African
American, 1.28% Native American, 0.74% Asian, 0.17% Pacific Islander, 48.06% from other races, and 5.37% from two or
maore races. 94.14% of the population were Hispanic or Latino of any race.

There were 5,419 households out of which 66.0% had children under the age of 18 living with them, 57.6% were married
couples living together, 21.7% had a female householder with no husband present, and 11.3% were non-families. 8.1% of
all households were made up of individuals and 3.5% had someone living alone who was 65 years of age or older. The
average household size was 4.47 and the average family size was 4.58.

In the city the population was spread out with 39.9% under the age of 18, 12.4% from 18 to 24, 32.3% from 25 to 44,
11.7% from 45 to 64, and 3.7% who were 65 years of age or older. The median age was 24 years. For every 100 females
there were 97.7 males. For every 100 females age 18 and over, there were 97.4 males.

The median income for a household in the city was $29,040, and the median income for a family was $28,833. Males had a
median income of $18,149 versus $16,042 for females. The per capita income for the city was $8,688. About 26.4% of
families and 28.3% of the population were below the poverty line, including 34.1% of those under age 18 and 18.1% of
those age 65 or over.

Government and infrastructure

In the state legislature Cudahy is located in the 30th Senate District, represented by Demaocrat Ronald S. Calderon, and in
the 50th Assembly District, represented by Democrat Ricardo Lara. Federally, Cudahy is located in California's 34th
congressional district, which has a Cook PVi of D +23 and is represented by Democrat Lucille Roybal-Allard.

Police Services formerly were contracted through the City of Maywoaod, by the Maywood-Cudahy Police Department, now
disbanded. In an emergency meeting conducted July 21, 2010, Cudahy city leaders agreed to contract for police services
with the Los Angeles County Sheriffs Department.

Fire protection in Cudahy is provided by the Los Angeles County Fire Department.
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The Los Angeles County Department of Health Services operates the Whitlier Health Center in Whittier, serving Cudahy.
The United States Postal Service Cudahy Post Office is located at 1619 Elizabeth Street.

Economy

After World War Il the population of Cudahy worked for plants operated by General Motors, Chrysler, Firestone, and
Bethlehem Steel. In 2007 the largest employers in Gudahy were the Kmart/Big Lots Center and the Superior Super
Warehouse.

Education

Cudahy is a part of the Los Angeles Unified School District. Cudahy is served by several schools, including Teresa Hughes
Elementary School, Park Avenue Elementary School, Elizabeth Learning Center (a neighborhood school for grades K-8 and
a high school for grades 9 through 12), Ochoa Learning Center (K-8), and Bell High School in Bell.

All residents are zoned to Bell High School. Any student who lives in the Bell or Huntington Park High School zones may
apply to Maywood Academy High School; Maywood Academy, which opened in 2005 and moved into its permanent
campus in 2006, does not have its own attendance boundary because it lacks American football, track and field, and tennis
facilities.

Jaime Escalante Elementary School opened in Cudahy on 8/16/2010, named after Jaime Escalante, who was an East Los
Angeles-high school educator.

An analysis based on census data, classified Cudahy as the 4th ieast educated city in California with 37.9 of its population
not having completed the ninth grade.

Public libraries

County of Los Angeles Public Library operates the Cudahy Library at 5218 Santa Ana Street.

Zoning Classification and Description

Chapter 9.12
COMMERCIAL ZONES

Sections:

9.12.010 Designation of commercial zones.
9.12.020 Intent and purpose.

9.12.030 Permitted land uses.

9.12.040 Development standards.

9.12.050 C-M zone performance standards.
9.12.010 Designation of commercial zones.

As used in this title, the following land use designations shall be considered the commercial zones:
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M-U Mixed Use Residential/Commercial
C-S Commercial Service and Professional
C-3 Medium Commercial

C-4 Heavy Commercial

C-M  Commercial/Manufacturing

(Ord. 808 § 1, 2007).

9.12.020 Intent and purpose.

The commercial zones are established to provide areas in which business may be conducted, goods sold and distributed,
services rendered, public activities offered and other similar commercial activities conducted. The commercial zones are
intended to fulfill the need for shopping areas, which may range in size and composition from a neighborhood shopping
facility to a regional shopping center. With the exception of the M-U residential/commercial zone, residential development is
not allowed in any commercial zone, and the standards of development are designed to make the various commercial
areas compatible with any adjacent development. The specific intent and purpose of each eommercial zone is identified
below;

A. M-U (Mixed Use Residential/Commercial). Established to provide a combination of commercial and residential uses
working in tandem to supply the community with live-work and downtown living opportunities. This designation should be
established for properties located on parts of Eastern Avenue and Gage Avenue. Permitted residential densities correspond
to the high density residential zone of 30 dwelling units per acre, and commercial uses are limited to a maximum floor area
ratio (FAR) of 4.0. In order to establish this zone, consolidation of parcels to meet a minimum project threshold area of
15,000 square feet is required.

B. C-5 {Commercial Service and Professional). Established to provide areas for the development of business and
professional offices and related uses in locations within or in close proximity to residential areas where such uses can
conveniently serve the public. This zone permits the development of light traffic-generating uses to be located on heavily
traveled highway frontages, or adjacent to commercial or industrial zones, in arder to lessen the impact on surrounding
residential uses.

C. -3 {Medium Commercial), Established to provide for a community's general commercial needs on a local
basis. This zone combines neighborhood commercial uses and light retail uses that serve the local population
with more general commercial uses where a wide range of retail and service establishments are needed to provide
for the surrounding local community.

D. C-4 (Heavy Commercial). Established to provide for regional commercial needs. This zone provides for intensive
commercial activities and specialized service establishments that require a central location within a large urban population.
It also permits the development of wholesale businesses and major financial and administrative centers that may serve an
entire region.

E. C-M (Commercial/Manufacturing). Established to provide commercial areas with limited and restricted manufacturing
and wholesaling activities accessory to the commercial use. Standards are intended to control the intensity of uses,
mitigate impacts on surrounding areas, and generally limit uses to those that can be operated in a clean and quiet manner,

(Ord. 806 § 1, 2007).

For mare detailed information see the Bell Gardens Municipal Code at;
hitp://www.codepublishing.com/ca/bellgardens. html

Site Comments
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There were no apparent adverse easements, encroachments or other adverse conditions noted at the time of the
inspection. The subject is considered to be a legal conforming use and the subject's current use as a commercial building is
its highest and best use.

The subject is located in a FEMA Special Flood Hazard Zone (X). This area is defined as {Areas outside the 1-percent
annual chance floodplain, areas of 1% annual chance sheet flow flooding where average depths are less than 1 foot, areas
of 1% annual chance stream flooding where the contributing drainage area is less than 1 square mile, or areas protected
from the 1% annual chance flood by levees. No Base Flood Elevations or depths are shown within this zone. Insurance
purchase is not required in these zones). Flood zone information is for reference only and not for deciding whether flood
insurance is needed. Please refer to local authority for definitive information.

Site Improvements
Typical site and utility for the area. No adverse easements or encroachments noted or cbserved.

Subject is a flat parcel of land that is comprised of three APNs (6325-020-900,901,904) totalling 43,735 SF (1.01 Acres).
The parcel has cne (1), two-story, multi tenant building totalling 21,536 SF that fills 49% of the parcel. The other 51% of the
area is made up of landscaping, asphalt, and concrete.

The subject is an corner parcel on an alley way with 176' LF of frontage along arterial street Atlantic Avenue,

There are 50 open parking spaces accessed via arterial street Atlantic Avenue to the alley way or via Clarkson Avenue to
the rear. Subject is approximately 1.0 - 1.25 miles west of the nearest onramp to the 710 Freeway.

This section of the boulevard is zoned for commercial uses while medium density residential uses are located along the
interior streets.

Improvements comments

Improvements consist of one (1), two-story, multi tenant building. The building is built on a concrete slab foundation, with
masonry framing, stucco and masonry exterior walls, and a flat roof with roll composition roofing. The subject property was
inspected for the exterior only. The appraiser makes no guarantees or warranties regarding the condition of the interior of
the subject property. For purposes of this appraisal, the appeal, quality, and condition of the interior of the subject property
is considered average There are 50 open parking spaces accessed via arterial street Atlantic Avenue to the alley way or via
Clarkson Avenue to the rear. Overall, improvements are in average condition and are in line with the surrounding
neighborhood in terms of condition and appeal

Comments on Sales Comparison

The sales comparison approach examines the price or price per unit area of similar properties being sold in the
marketplace. Simply put, the sales of properties similar to the subject are analyzed and the sale prices adjusted to account
for differences in the comparables to the subject to determine the value of the subject. This approach is generaliy
considered the most reliable if adequate comparable sales exist. In any event, it is the only independent check on the
reasonability of an appraisal opinion. The sales used were the most recent and most similar zoned properties that were sold
in the immediate area. Sales from the immediate neighborhood are the most reliable indicator of market value. All were
verified for accuracy and closing. All adjustments were within acceptable market norms.

Final Reconciliation

Good correlation between all three approaches. Greatest reliance was given to the market data approach as it is the most
relevant and best supported of all three approaches. This is due to the fact that the income approach takes into
consideration the estimated income and expenses and not the actual subject data. Investors and lenders look to the
estimated costs to serve as a baseline for the return on the investment. The return of the investment will be occur until they
sell the subject somewhere in the future; therefore the return on the investment becomes of critical importance.

In this market, the most probably buyer is an investor, one who will not pay a low Cap Rate to obtain the property at an
overvalued price. The market has been in decline for a few years, it is a buyer's market and the investors dictate much of
the sales action at this time. It is is both common and typical in our market for an investor to search for investment with
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long term tenancy under long term leases, low vacancies, and fully stabilized. The most probable price the subject would
command is best represented by the direct sales comparison approach.
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DEFINITION OF MARKET VALUE: The most probable price which a property should bring in a competitive and open market
under all conditions requisite to a fair sale, the buyer and seller, each acting prudently, knowledgeably and assuming the price is not
affected by undue stimulus, Imglicit 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: (1) buyer and seller are typically mativated; (2} both parties are well informed or well advised,
and each acting in what he considers his own best interest; {3) a reasonable time is allowed for exposure in the open market; (4} payment
is made in terms of cash in U.8. dollars or in terms of financial arrangements comparable thereta; and {5) the price represeats the normal
consideration for the property seld unaffected by special or creative financing or sales concessions* granted by anyone associated with the
sale.

*Adjustments 10 the comparables must he made for special or creative financing or sales concessions, No adjustments are necessary for
those costs which are normally paid by sellers as a result of tradition or law in a market area; these costs are readily identifiable since the
seller pays these costs in virtually all sales transactions, Special or ¢reative financing adjustments can be made to the comparahle property
by cemparisons to financing terms offered by a third party institutional lender that is not already involved in the preperty or transaction. Any
adjustment should not be calculated en a mechanical dallar far dellar cost of the financing or concession but the dollar amount of any
adjustment should approximate the market's reaction to the financing or concessions based on the Appraiser's judgment.

STATEMENT OF LIMITING CONDITIONS AND APPRAISER'S CERTIFICATION

CONTINGENT AND LIMITING CONDITIONS: The appraiser's certification that appears in the appraisal report is subject to the
following conditions:

1. The appraiser will not be responsible for matters of a legal nature that affect either the propesty being appraised or the title to it. The
appraiser assumes that the title is good and marketable and, therefore, will not render any opinions about the title. The property is appraised
an the basis of it being under responsitle ownership.

2. The appraiser has provided a sketch in the appraisal report to show approximate dimensions of the improvements and the sketch is
included only to assist the reader of the repart in visualizing the property and understanding the appraiser’s determination of its size,

3. The appraiser has examined the available flood maps that are provided by the Federal Emergency Management Agency (or other data
sgurces) and has noted in the appraisal report whether the subject site is located in an identified Special Flood Hazard Area. Because the .
apgraiser is not a surveyor, he or she makes no guarantees, express or implied, regarging this determination.

4. The appraiser will not give testimony or appear in court because he or she made an appraisal of the property in question, unless specific
arrangements to do so have been made heforehand.

5. The appraiser has estimated the value of the land in the cost approach at its highest and best use and the improvements at their
contributery value. These separate valuations of the land and improvements musi not be used in cenjunclion with any other apgraisal and
are invalid if they are so used.

6. The appraiser has noted in the appraisal report any adverse conditions (such as, needed repairs, depreciation, the presence of hazardous
wastes, toxic substances, etc. ) observed during the inspection of the subject property or that he or she became aware of during the nermal
research involved in performing the appraisal. Unless otherwise stated in the appraisal report, the appraiser has no knowledge of any hidden
ar unapparent conditions of the property or adverse envirocnmental conditions (including the presence of hazardous wastes, toxic
substances, etc. } that would make the property more or less valuable, and has assumed that there are no such conditions and makes no
guarantees or warranties, express or implied, regarding the condition of the property. The appraiser will not be responsible for any such
conditions that do exist or for any engineering or testing that might be required to discover whether such conditions exist. Because the
appraiser is not an expert in the field of environmental hazards, the appraisal report must not be considered as an environmental assessment
of the property.

7. The appraiser obtained the information, estimates, and apinions that were exgressed in the appraisal report from sources that he or she
considers to be reliable and believes them to be true and correct. The appraiser does not assume responsibility for the accuracy of such
items that were furnished by other parties.

8. The appraiser will not disclose the contents of the appraisal report except as provided for in the Unifarm Standards of Professional
Appraisal Practice.

9. The appraiser has based his or her appraisal report and valuation conclusion far an appraisal that is subject to satisfactory completion,
repairs, or alterations on the assumption that completion of the improvements will be performed in a workmanlike manner.

10, The appraiser must provide his or her prier written consent before the lender/client specified in the appraisal report can distribute the
appraisal report {including conclusions about the property value, the appraiser's identity and professional designations, and references to
any professional appraisal organizations or the firm with which the appraiser is associated } te anyone other than the torrower; the
mortgagee or its successors and assigns; the mortgage insurer; consultants; professional appraisal organizatiens; any state or federally
approved financial institution; or any department, agency, or instrumentality of the United States or any state or the District of Columbia;
except that the lendericlient may distribute the preperty description section of the report only to data collection or reporting service{s}
witheut having to obtain the appraiser's prior written consent. The appraiser's written consent and approval must also be obtained before
the appraisal can be conveyed by anyane to the public through advertising, public relatiens, news, sales, or other media.
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APPRAISERS CERTIFICATION:  The Appraiser certifies and agrees that:

1. t have researched the subject market area and have selected a minimum of three recent sales of properties most similar and proximate
to the subject property for consideration in the sales comparison analysis and have made a dollar adjustment when appropriate to reflect the
market reaction to these items of significant variation. If a significant item in a cemparable property is superios to , or more favorable than,
the subject property, | have made a negative adjustment to reduce the adjusted sales price of the comparable and, if a significantitem in a
comparable preperty is inferior to, or less favorable than the subject property, | have made a positive adjustment to increase the adjusted
sales price of the comparabhle.

2. L have taken into consideration the factors that have an impact on value in my development of the estimate of market value in the
appraisal report. | have not knowingly withheld any significant information from the appraisal report and I believe, to the best of my
knowledge, that all statements and infarmatien in the appsaisal repart are true and corect.

3. | stated in the appraisal report only my own personal, unbiased, and professional analysis, opinions, and conclusions, which are suhbject
only to the contingent and limiting conditions specified in this torm.

4. | have no present of prospective interest in the property that is the subject to this repart, and | have no present or prospective personal
interest or bias with respect to the participants in the transactien. |did not base, either partially or completely, my analysis and/or the
estimate of market value in the appraisal report on the race, color, religion, sex, handicap, familial status, or natienal origin of either the
prospective owners or occupants of the subject property or of the present owners or occupants of the preperties in the vicinity of the
subject property.

5. | have no present or contemplated future interest in the subject property, and neither my current or future employment nor my
compensation for performing this appraisal is contingent on the appraised value of the property.

6. | was not required to report a predetermined value or direction in value that favers the cause of the client or any related party,
the amount of the value estimate, the attainment of a specific result, or the occurrence of a subsequent event in order to receive my
compensation and/or employment for performing the appraisal. 1did net base the appraisal report on a requested minimum valuation, a
specific valuation, ar the need ta approve a specific martgage loan.

7. | performed this appraisal in conformity with the Uniferm Standards of Professional Appraisal Practice that were adopted and
pramulgated by the Appraisal Standards Board of The Appraisal Foundation and that were in place as of the effective date of this appraisal,
with the exception of the departure provision of those Standards, which does not apply. | acknowledge that an estimate of a reasanable
time for exposure in the open marketis a condition in the definition of market value and the estimate | developed is consistent with the
marsketing time noted in the neighkorheod section of this report, unless ! have otherwise stated in the reconciliation section,

8. | have personally inspected the interior and exterior areas of the subject property and the exterior of all properties listed as comparables
in the appraisal report. | further certify that | have noted any apparent or known adverse conditions in the subject imprgvements, on the
subject site, or on any site within the immediate vicinity of the subject preperty of which | am aware and have made adjustments for these
adverse conditions in my analysis of the property value to the extent that | had market evidence to support them. | have alsc commented
about the effect of the adverse canditions an the marketability of the subject property.

9. I personally prepared all cenclusions and opinions about the real estate that were set forth in the appraisal report. If | relied on
significant professional assistance from any individual or individuals in the performance of the appraisal or the preparation of the appraisal
report, | have named such individual{s) and disclesed the specific tasks performed by them in the recanciliation section of this appraisal
report. | certify that any individual so named is qualified to perferm the tasks. | have not authorized anyone to make a change to any item in
the report; therefore, if an unauthorized change is made to the appraisal repart, | will take no respansibility for it.

SUPERVISORY APPRA|SER'S CERTIFICATION: If a supervisory appraiser signed the appraisal report, he or she certifies
and agrees that: t directly supervise the appraiser who prepared the appraisal report, have reviewed the appraisal report, agree with the
statements and conclusions of the appraiser, agree 1o be bound by the appraiser's certifications numbered 4 through 7 above, and am taking
full responsibility for the appraisal and the appraisal report,

ADDRESS OF PROPERTY APPRAISED: 6415 Atlantic Ave, Cudahy, CA 90201

APPRAISER: SUPERVISORY APPRAISER (only ifrequired)

Signature: ) _ _ _ Signature:

Name: Jack 4led Name:

Date Signed: Date Signed:

State Certification #: AG032464 State Certification #:

of State License #: AG032464 or State License #:

State: CA State:

Expiration Date of Certification or License: 11/20/2013 Expiration Date of Certification or License:

(J pid  []) Did NotInspect Prapernty

#AG0O32464
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SUBJECT PROPERTY PHOTO ADDENDUM

Borrower: File No.: 6501 S Atlantic Ave
Property Address: 6415 Atlantic Ave Case No.: 6501 S Atlantic Ave
City: Cudahy State: CA Zip: 90201

Lender: Darryl Roth

FRONT VIEW OF
SUBJECT PROPERTY

Appraised Date: December 15, 2012
Appraised Value: $ 2,500,000

REAR VIEW OF
SUBJECT PROPERTY

STREET SCENE
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Borrower: File No.: 8501 S Atlantic Ave

Property Address: 6415 Atlantic Ave Case No,: 6501 § Atlantic Ave
City: Cudahy State: CA Zip: 90201
Lender: Darryl Rath

Produced using AC) software, B00.234.8727 www aciweb.com PHTS
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Borigwer: File No.: 6501 § Atlantic Ave
Property Address: 6415 Atlantic Ave Case N¢.. 6501 S Atlantic Ave
City: Cudahy State: CA Zip: 80201
Lender: Darryl Roth

Progured using ACI soltwars, 800,234 8727 www acwsb.com PHTE
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