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August 28, 2017

Advice Letter No. 327-E (U913 E)

California Public Utilities Commission

Attention: Energy Division
Advice Letter Filing Room 4005

SUBJECT: Request by Golden State Water Company, dba Bear Valley
Electric Service, to the Commission to transfer utility property under Public
Utilities Code 851, pursuant to General Order 173

Purpose
Golden State Water Company (“GSWC") respectfully requests an order from the
California Public Utilities Commission {“Commission”} authorizing GSWC to convey an

easement under Public Utilities Code Section 851 to Wayne and Belinda Evans (“The
Evans”).

The conveyance of an easement is being requested because it has never been used in utility
operations and there are no future plans to do so. Additionally, the property owners and
their title company have requested the relinquishment of the unneeded easement.

The easement is located within Assessor’s Parcel Number (APN) 0311-491-05-0000, Lot 21 of
Tract 12488-2. As shown on the map recorded at Book 243, Pages 83, in the records of the

County Recorded of San Bernardino County, California. The easement is vacant, and has no
public use.

GSWC believes that vacating this easement to the Evans will not affect GSWC's use and
operation of its facilities on GSWC’s remaining property. Utility service will not be
affected as a result of Commission approval of this transaction.

GSWC obtained this easement in 1957 and has not and does not intend to use the property

for utility operations. GSWC has provided a copy of the 1957 Grant of Easement attached
hereto as Exhibit A.
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Previous Advice Letter Filing

On April 17, 2015, GSWC filed Advice Letter 302-E to relinquish the aforementioned
easement to the parties listed below. Advice Letter 302-E was approved with an effective
date of July 8, 2015. After its approval, it was later determined that the appraisal provided
in Advice Letter 302-E was for the sale of real property, not for the relinquishment of the

easement. Upon discovery of this error, GSWC ceased any further action and the
transaction was not completed.

In Advice Letter 327-E, GSWC is seeking to correct this error. The parties have been
notified that the cost to relinquish the easement will be $602.00, not the $14,200 as
originally appraised. Upon completion of this transaction, GSWC will relinquish any
claim and interest in this easement (see e.g., draft Quitclaim Deed attached as Exhibit B).

Environmental Information

This easement will become part of the Evans’ property. No environmental affects will
arise as a result of this transaction. The conveyance of this property has no potential for
causing a direct or indirect physical change in the environment, and would not be a project
pursuant to the California Environmental Quality Act (CEQA). 14 C.C. R. § 15378,

Information Required Under General Order 173
GSWC provides the following information in compliance with General Order 173

This transaction qualifies for advice letter treatment under General Order 173 as the
property being transferred does not have a fair market value in excess of $5 million.

1.  Identity and addresses of all parties to the Proposed Transaction:
Golden State Water Company, Seller Wayne and Belinda Evans, Buyer
DBA Bear Valley Electric Service 42554 Juniper Drive
630 East Foothill Blvd. Big Bear Lake, CA 92315

San Dimas, California 91773
Telephone: (909) 394-3600
Facsimile: (909) 394-742
rkmoore@gswater.com

2. A complete description of the property, including its present location,
condition, and use:

GSWC obtained the easement in 1957 for $1 (property, escrow, and taxes). The
easement was first recorded in ratebase in 1957. The easement was never utilized.



Advice Letter 327-E 3 August 28, 2017

The easement was never removed from rate base at this time. The existing land is not
being used. The easement is located in Assessor's Parcel Number (APN) 0311-491-05-
0000, Lot 21 of Tract 12488-2. As shown on the map recorded at Book 243, Pages 83, in
the records of the County Recorded of San Bernardino County, California.

The easement property’s street address is 42543 Gold Rush Dr. Big Bear Lake, CA
92315.

Transferee’s intended use of the property:

The Evans’ intend to acquire the easement as an extension of their useable property.
A complete description of the financial terms of the proposed transaction:

As determined, the fair market value of the property is $602.00. This is the

amount the easement is being relinquished for. A copy of the appraisal is
attached as Exhibit C.

A description of how the financial proceeds of the transaction will be distributed:

GSWC request that the Commission allocate the financial proceeds in
accordance with the Commission Decision No. 06-12-043), which determines

GSWC’s process for allocating gains (and losses) on the sale of certain utility
assets.

A statement of the impact of the transaction on ratebase and any effect on
the ability of the utility to serve customers and the public:

This transaction will not have a significant impact on ratebase and will not
have any impact on service to GSWC customers or the public.

For sales of real property and depreciable assets, the original cost, present
book value, and present fair market value, and a detailed description of
how the fair market value was determined {e.g., appraisal):

This transaction does not involve real property or depreciable assets.

For leases of real property, the fair market rental value, and a detailed
description of how the fair market rental value was determined, and any
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10.

11.

additional information necessary to show compliance with Section IL.A.6
above.

This transaction does not involve a lease.

For easements or rights-of-way, the fair market value of the easement or
right-of-way and a detailed description of the fair market value was
determined.

In 1957, the easement was transferred to Golden State Water Company (The
parent of Bear Valley Electric) for the sum of one dollar ($1) when Bear
Valley Water and Bear Valley Electric severed their relationship. The
present fair market value as determined by appraisal (see attached) states

that the portion of the easement pertaining to Lot 21 is presently valued at
$602.00.

A complete description of any recent past (within the prior two years) or
anticipated future transactions that may appear to be related to the present
transaction, such as sales or leases of real property that are located near the
property at issue or that are being transferred to the same transferee; or for
depreciable assets, sales of similar assets or sales to the same transferee:

In a separate transaction, a substantially similar easement on Lot 20 (adjacent
property) was recently appraised at $889.00. See Exhibit D.

Sufficient information and documentation (including environmental
review documentation) to indicate that all criteria set forth in Rule 3 of
General Order (“GO*”) 173 are satisfied:

GSWC has provided information in this Advice Letter to satisfy the
eligibility criteria under GO 173 in that:

e  The activity proposed in the transaction will not require
environmental reviews by the CPUC as a Lead Agency.

¢  The transaction will not have an adverse effect on the public
interest or on the ability of GSWC to provide safe and reliable
service.

»  The transaction will not materially impact the ratebase of
GSWC.
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12,

13.

The filing utility may submit additional information to assist in the review
of the advice letter, including recent photographs, scaled maps, drawings:

GSWC has provided a copy of maps attached hereto as Exhibit E.

Environmental Information:

a. If the Applicant believes that the transaction is exempt from
review under CEQA. If the applicant believes that the
transaction is exempt from environmental review under a
statutory or categorical exemption from CEQA, the applicant
shall provide the following information:

(1) Has the proposed transaction been found exempt from
CEQA by another government agency?
(a) If yes, the applicant shall attach the Naotice of
Exemption to the advice letter and shall state the
name of the applicable public agency, the date of

the Notice of Exemption, and State Clearinghouse
#.

(b) If no, the applicant shall state the specific CEQA
exemption or exemnptions that the applicant claims
apply to the transaction, including citations to the
applicable State CEQA Guideline(s) and/or statutes,
and an explanation of why the applicant believes
that each exemption applies. The applicant shall
confirm that no exceptions to the claimed CEQA
exemption(s) apply.

b. If the Applicant Believes That the Transaction Is Nota_
Project under CEQA. If the applicant believes that the
transaction is not a project under CEQA, the applicant shall
include an explanation of its position.

This transaction is not a project under CEQA because there is
no direct physical change in the environment, the owner of
the property wants GSWC to release the easement that is not
being used to extend their property.
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c. If Another Public Agency, Acting as the Lead Agency, Has
Completed Environmental Review of the Project and the
Applicant Believes that the Commission is a Responsible
Agency under CEQA. If another public agency, acting as the
Lead Agency under CEQA, has completed an environmental
review of the project and has approved the final CEQA
documents, and the Commission is a Responsible Agency
under CEQA, the applicant shall submit the following

information to the Commission Energy Division CEQA
Team:

(1) The name, address, and phone number of the Lead
Agency, the type of CEQA document that was prepared
{Environmental Impact Report, Negative Declaration,
Mitigated Negative Declaration), the date on which the
Lead Agency approved the CEQA document, the date on
which a Notice of Determination was filed:

(2) A copy of all CEQA documents prepared by or for the
Lead Agency regarding the project and the Lead
Agency’s resolution or other document approving the
CEQA documents:

(3)  Alist of section and page numbers for the environmental
impacts, mitigation measures, and findings in the prior
CEQA documents that relate to the approval sought from
the Commission:

(4)  An explanation of any aspect of the project or its
environmental setting which has changed since the issuance
of the prior CEQA document:

(5) A statement of whether the project will require approval by
additional public agencies other than the Commission and the
Lead Agency, and, if so, the name and address of each agency
and the type of approval required.

Tier Designation
This advice letter is being submitted with a Tier 2 designation.
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Effective Date
GSWC is requesting that this filing become effective upon regular statutory notice.

Notice and Protesis

A protest is a document objecting to the granting in whole or in part of the authority
sought in this advice letter.

A response is a document that does not object to the authority sought, but nevertheless

presents information that the party tendering the response believes would be useful to the
CPUC in acting on the request.

A protest must be mailed within 20 days of the date the CPUC accepts the advice letter for
filing. The Calendar is available on the CPUC's website at www.cpuc.ca.gov. A protest
must state the facts constituting the grounds for the protest, the effect that approval of the
advice letter might have on the protestant, and the reasons the protestant believes the
advice letter, or a part of it, is not justified. If the protest requests an evidentiary hearing,
the protest must state the facts the protestant would present at an evidentiary hearing to

support its request for whole or partial denial of the advice letter. The utility must respond
to a protest with five days.

All protests and responses should be sent to:

California Public Utilities Commission, Energy Division

Attention: Tariff Unit

505 Van Ness Avenue

San Francisco, CA 94102

A copy of the protest should also be sent via e-mail to the attention of the ED Tariff Unit
(EDTariffUnit@cpuc.ca.gov). ATTN: Tariff Unit

Copies should also be mailed to the attention of the Director, Energy Division, Room 4004
{same address above).

Copies of any such protests should be sent to this utility at:
Golden State Water Company

ATTN: Ronald Moore

630 East Foothill Blvd.

San Dimas, CA 91773

Fax: 909-394-7427

E-mail: regulatoryaffairs@gswater.com
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If you have not received a reply to your protest within 10 business days, contact this
person at (909) 394-3600 ext. 682.

No individuals or utilities have requested notification of filing of tariffs. A copy of this
advice letter is being furnished to the entities listed to the GO 96-B service list for Bear
Valley Electric Service via U.5. mail service and/or electronically via e-mail.

In accordance with Public Utilities Code Section 491, notice to the public is hereby given
by filing and keeping the advice letter filing open for public inspection at Bear Valley
Electric Service and Golden State Water Company Headquarters.

Regulatory Affairs Department
Golden State Water Company

¢: Donald Lafrenz, CPUC - Energy Division
R. Mark Pocta, ORA
Wayne and Belinda Evans



GOLDEN STATE WATER COMPANY

DISTRIBUTION LIST

BEAR VALLEY ELECTRIC DIVISION

Agnes Raberts, Financial Analyst

Big Bear City Community Services District

agnes.roberts @bbccsd.org
Email Only

City Attorney

City of Big Bear Lake
39707 Big Bear Bivd.

P. O. Box 10000

Big Bear Lake, CA 92315

County Counsel

County of San Bemardino

385 N. Arrowhead Ave., 4" Floor
San Bernardino, CA 92415-0140

Wade Reeser, VP Operations
Big Bear Mountain Resorts

P.O. Box 77, 880 Summit Blvd.
Big Bear Lake, CA 92315
Wreeser @ Mammothresorts.com

Roman Nava
OPR Communications
mava @ oprusa.com

City Clerk

City of Big Bear Lake
39707 Big Bear Blvd.

P. O. Box 10000

Big Bear Lake, CA 92315

County Clerk

County of San Bemardino

385 N. Arrowhead Ave., 2™ Floor
San Bernardino, CA 92415-0140

Dave Morse

2436 Rivendell Lane
Davis, CA 95616
davidmorse9@gmail.com

Megan Somogyi

Goodin, MacBride, Squeri & Day, LLP
505 Sansome Strest, Suite 900

San Francisco, CA 94111
MSomogy @ goodinmacbride.com
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RECORDING REQUESTED BY:
Wayne R. Evans & Befinda S. Evans
42554 Juniper Drive

Big Bear Lake, CA 92315

WHEN RECORDED MAIL TO:
WayneR. Evans & Belinda S. Evans
P.0. Box 133216

Big Bear Lake, CA 92315

SPALE ABOVE THIS LINE FOR RECORDER'S USE
ASSESSOR'S PARCEL NO' 031143105

QUITCLAIM DEED

The undersigned grantor{s) declare(s):
Documentary transfer tax is § County, City Taxis §

[ X ] compuled on full valve of property conveyed, or
[ ] computed on full less value of liens or encumbrances remaining at time of sale
[ | Unincorporated area [ ] City of Big Bear Lake

For a valuable consideration, receipt of which is hereby acknowledged,

Bear Valiey Electric Service, a division of Golden State Water Company, a California corporation
{formerly named *“Scuthern California Water Company”)

Hereby remises, releases, and forever quilclaims 1o
Wayne R. Evans and Belinda S. Evans, Husband and Wife as Joint Tenants

The following described real property in the City of Big Bear Lake, County of San Bernardino, State of
California:

As shown in Exhibit “A” attached hereto and made a part hereof,

Dated By.




Acknowledgement

A notary public or other .officer completing this certificate verifies only the identity of the individual who signed

the document, lo which this certificate is attached, and not the lruthfulness, accuracy, or validity of that
document.

State of California )
County of San Bernardino )

On before me, a
Notary Public in and for said State, personally appeared {who
proved lo me the basis of salisfactory evidence) to be the person whase name is subscribed to the within
instrument and acknowledged to me that s/he executed the same in his’her authorized capacity, and that

by his/her signature on the instrument, the person, or the entity upon behalf of which the person acted,
executed the instrument

| cerlify under penally of perjury under the laws of the Stale of California that the foregoing paragraph is
true and correct

WITNESS my hand and official seal.

Signature




Attachment to Quitclaim Deed
Exhibit =A"

Grantor: Bear Valley Electric Service. adivision of Golden Siaie Water Company, a Calilornia
Corporation. Golden State Water Company was formerly named "Southern California Water Company.”

Grantee: Wayne R, Evans and Belinda S, Evans. Flusband and Wife as Joint Tenants
Grantor is hereby relinguishing its 1Zasement deseribed below pertaining 10 the Parcel described below.,
Legal Descriptivn of Subject Parcel:

Lot 21 of Fract No. 12488-2. as per phut recorded in Boak 243 of Maps. Pages 83 through 92, inclusive,
records of San Bernarding County. State of Calilornta,

Deseription of Relinguished Easement:

The relinguished easement is described in the Gram of Easement, dated May 20th, 1957 from Bear Valkey
Mutual Water Company. as Grantor. to Southern California Water Company. and its successors and
assigns, as Gramee. pertaining to the above-described parcel. as recorded at Pages | and 2 of Book 4438 in
the Ofticial Records of the County Recorder for San Bernardino County, Califurnia.

The subject caserient is described in the Grant of Casement as "a right of way and casemnent for the
construction. maintenance. operation. inspection. repair. replacement and removal of electrie lines and
telephone lings and cables, including such additional circuils a5 said Graniee may from time 10 time in
future require. upon and by means of one line of poles. with supporting siructures. cross arms. wires,
guys. anchors, fistures and appurienances. for the transmission of electric encrgy for any and all purposes
for which the sume may be used. and communication purposes. upon. over and across that certain real
property” described below.

The 1957 Graat of Easement references the following property description: "South-west 1/4 corner Sec.
I5-T2N-R | S.8.B. & M. being true point ol beginning, Due west 30 (zet, thence due north 40 leet.
thence due cast 1100 feet. thence due north 130 feet, thenee due cast 40 feet. thence due south 190 teet,
thence due west 1090 feei 1o true point of beginning.

The easement being relinguished herein is that 40 foot wide portion of the above Gram of Easement that
runs across the Subject Parcel described above.
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APPRAISAL REPORT

On a Vacant Residential Lot
Located at
Gold Rush Drive
APN 0311-491-05
Big Bear Lake, CA 92315

Effective Date 12/02/16

Prepared Exclusively For
Bear Valley Electric Service

42020 Garstin Drive
P.O. 8ox 1547
Big Bear Lake, CA 92315

Prepared by
Steven R. Smith, MSREA, MAI, SRA, AG 2123
909-856-5841



SMITH REALTY ADVISORS

® Real Estute Consultunts  Murket Studies e Risk Analvsis » Appraisuls o
1881 Commercenter East #200, San Bernardino. CA 92408
909-856-684 1. stevesirsrsrea.com

1213016

Purpose:

To assess the fair market value of the unused and unnecessary electric utility easement on APN 0311.49 1-05-000,
Lot 21 of tract 12488-1.

Intended Use and User:

To relinquish the easements to the property owners since Golden State Water Company does not intend to utilize
the easements. The intended users are for the named client and the owner of the property, their estate agents or
attorneys to be able to make an informed decision regarding the value of the easement. The parties known to me
at this writing include Golden State Water Company, Wayne and Belinda Evans, Fidelity National Title Group

Scope of Work:

The scope of work included a full exterior inspection of the property, the neighborhood and environs, the logal
market area, the MLS, Realist, and NDC Data, for market data.

Property Rights Appraised;
The Fee Simple interest in the praperty is being appraised as per client request.

Market Value Estimate:
Effective November 30, 2016 is estimated as follows:

Fee Simple Value of the Unencumbered Whole Property:

11,189 X $6.25 = $ 70,000
Fee Simple Value of the Easement Encumbered Area:
3850 X |$6.25 = $ 24,063
Value of the Easement:| 2.5%= ] 602

Exposure Time-Marketing Time:

Had the property been marketed within 5% of the appraised value during the 3-6-months prior to the appraisal date,
it would have sold. if placed on the market now, it should sell within a 9-12 months.

The indicated value is the results of property inspections and valuation analysis which follows in a summary format.
Sales and listings before the indicated dates of value were researched and analyzed. The concluded value is the
most probable price within a likely range that the properties could have sold if they had been on the open market
for sale prior to the effective date. Market conditions are dynamic and downward trending.

Respectfully,

Steven R. Smith, MSREA, MAI, SRA, AG2123, expires 5/1/15



Property ldentification

The property Is a residential lot located within the city limits of Big Bear Lake in the San Bernardino Mountains
of Southern California. This location is the closest four season mountain resort area to the Los Angeles MSA.

Property Location

Address: GOLD RUSH DR City: BIG BEAR LAKE Zip: 92315
APN#: 0311-491-05-0-000 Use Code: Vacant Miscellaneous  County: San Bernardino
Tract: 12488-2 Census Tract: 112,03 Zone: R-1
Map )
Page/Grid: 4742/ E5 Legal Desc: TRACT 12488-2 LOT 21 BOOK 243 PAGE 83
Total
Assessed 93,621 Tax Amount: 1,108.56
Value:
Percent .
Improvement: 0.00 Tax Year: 2016

Current Owner Information

%‘ﬁi‘:‘ EVANS,WAYNE R & BELINDA 5 Owner Address: PO BOX 133216
City, s‘;};‘: BIG BEAR LAKE, CA, 92315-8917 Owner Occupied: No
Last )
Transaction: 01/09/2013 Deed Type:
Amount: 90,000 Document: 0000011789

Last sale Information
Transferred

E— BLUE WEST OF PICKRELL TRUST Seller Address:
Recording / Prior Recording /
Sale Date: 01/09/2013 / 12/05/2012 Sale Date: 1012171997 /
Most Recent .
Sale Price: 90,000 Prior Sale Price: 49,000
D:,‘:‘;;"bee’l‘f 0000011789 Prior Document No.: 0000385930
Document Prior Document . . . . ..
Type: grant dgedldeed of trust Type: high liability
Physical Information
Lot Size: 11,189
Flood Data
X Comm/Panel 060731 - Flood
LLUDLIER s 2 Number: 08071C7315H Zone: *



L L : ¥ [

The property is situated in the eastern part of the City in an area known as Fox Farm which is almost exclusively a single
family residential location, mixed with a few vacant residentia! lots. It is in project known as Castle Glen, which was a
land sales regime 1997-2007. This was the first actual land sale subdivision in many years in the City. The homes that have
been built here are larger and newer than the general housing stock, creating good locational demand. This is a heavily
treed area where the lots are good size. Locational demand is good,
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The legal description of the easement (entirety) is described as follows: The 1957 Grant of Easement
referenced the following praperty description: "South-west X corner Sec 15- T2N — RIE. S. B. B. & M being true
point of beginning. Due west SO feet, thence due north 40, feet, thence due east 1100 feet, thence due north
150 feet, thence due east 40 feet thence due south 190 feet, thence due west 1090 feet to true point of the
beginning.” This legal description describes the total pole easement beyond the legal boundaries of APN
0311.491-04-0000. There was no lega! description of the poll easement (inside borders) of APN 0311-491-
04-0000 presented to the appraiser for this assignment, There is a legal extraction (visual representation)
provided by Fidelity National Title Company and contained in the prior appraisal report, that contains the width

of the easement passing through the subject property. Using this facsimile as a boundary delimiter, a polygon
sketch was scaled to represent the estimated square footage.



The lot is leve! with street grade, with an apparent slope and drainage easement along the size and rear. The
reported lot size is 11,189 sq. ft. The identified BVES Poll Easement is estimated at 3,850 sq. ft.
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Highest and Best Uise

The property is vacant, zoned for residential develapment, and located in a residential neighborhood. The only allowable

use is residential single family. Prices are increasing and have been for a couple of years. The highest and best use of the
site would be to develop a single family home,

Valuation Analysis

The most relevant approach to valuation is the Direct Sales Comparison or Market Data Approach. This method warks
well whan there is an active market for the product type. A search of recent recordings revealed several sales that were
relevant or at least similar enough to draw comparisons. The following sales were found that were reported in the local
Multiple Listing Service, where there was adequate information available. Additional property transfers/sales exist that
were not found in the MLS, for which inadequate information on the transactions or property was available.

Street No.| Street Name Date Area |Zoning| L/CPrice | Ac/LSqft| S/SF | DOM
42340|Juniper Rd 9/30/2016| FOXF R1 S 95,000 21,085| S 4.51 10
1564 |Angels Camp Rd | 8/31/2016| BBC R1 $ 180,000 22,0001 $ 8.18 124

0|Oriole DR 7/22/2016| BBL RS $130,000 14,499| S 8.97 63
0{Alta Vista 5/13/2016{ MOON| R1 $ 75,000 7,508| $ 9.99 11
42347 |Juniper RD 5/13/2016| FOXF R1 $144,000 21,708| $ 6.63 4
Mean $/SF:| 3  7.66
$/SF Date |Location| Size | Utility| Imps. | Total Adj. |Adj. $/SF
1 (S 4.51 0% 0%| 10%| 0% 0% 10%| S 4.96
2 |$ 818 0% 0%| 10%| -10% | 0% 0%| S 8.18
3 {5 8.97 0% 0% 0% -10% | 0% -10%| S 8.07
a |$ 9.99 0%| -10%| 0%|-10% | 0% -20%| S 7.99
5 |$ 6.63 0% 0%| 10%| 0% 0% 10%| S 7.30
Mean Adj. $/SF| $§ 7.30

Standard Deviation: $ 1.35

The mean unadjusted Price Per Square Foot from these five recent sales was $7.66/5F, the adjusted mean was $7.30/SF.
However, the two sales within the subject project adjust to $4.96 and $7.30/SF. From this it is concluded that the
unencumbered fee value of the subject is closest to $6.00/5F. It should be noted that there are quite a number of Listings
on the market for sale at higher prices, many of which have previously expired and been reduced but remain unsald.
There is a large discrepancy between the sales prices and listing prices.

11,189 X $6.25 = S 70,000
3,850 X $6.25 = S 24,063
Value of the Easement: 5% = S 1,203
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There were no directly comparable properties found which would indicate the level of discount necessary to the
value of this portion of the property. Agency interviews indicate the following discount levels are typical:

Type of Right

Value of Rights Taken

Value Remaining

Rights Taken Within Setback Arca:

5% 10 25%

75%to 93%

Sub-surface Rights Taken:

23% 10 50%

30% w0 3%

Slope Easement Taken:

25% 10 30%

50% 10 75%

Access 1o Property Taken:

30% 10 90%

10% 10 50%

Overhead Air Rights Taken:

10% 10 50%

30% 10 90%

Surface Rights Taken:

23% 10 75%

75% 10 25%

Rights Taken Within Dedication Arca:

0% to 3%

95% 10 100%

Rights Taken for Street:

95% to 100%

0% to 3%

The subject easement has been unused, there are no costs or delays associated with the owner being able to use it, to
the limits of the side yard setbacks. The value of the recorded easement is believed to be no more than 2.5% of the fee

value:

3,850

X

$6.25 = S 24,063

Value of the Easement:| 2.5% = S 602




Comparable 1

ML%: 2160284 PRICE: $99,000
AREA: Fox Farmy/ Gen Fo:

PROP: TYPE: Lot & Land
STATUS: - Sold

VIEW:

TOPO: Downslope Partial Sideslope

FRONTAGE:

XSTREET: STARVATION FLATS ap. 92315

CImY: _B1G BEAR LAKE

This is the most recent large lot sale within the subject neighborhood. It was listed mych higher and took 231 days to sell.
It sides to Starvation Flats road, which carries a stream of vehiclular traffic, which may have had a major impact on the

Comparable 2

STATUS i:losed

LIST/CLOSE: $215,000/$180,000 $

L 1564-Ang-els Camp Rd, Big Bear 9231;1

g Comparable 3 H

¥
Sania nara Ay
Vitta Aer

fpzut

| DESCRIPTION |

ACRES: 0.51

PRICE FER SOQFT: $8.18
LOT{src): 0.51/22,000
AREA: BBC - Big Bear City
GROSS EQUITY:

PRESENT LOANS AMOUNT:
HAVE:

DOM: 124

S5LC: Standard

PARCEL #: 235068108
LISTING ID: 216012230DA
LIST $ ORIG : $189,000

Spectatular Views from the tap of Big Bear In High Timber Ranch. Bulld your dream home here...Comer buildable view lot with t

ls-:enlg views in any direction. Selleri have finally dedded to part with this 1/2 acre gem of lot...the perfect location|

This is the most recent larger lot sale in the City. It is heavily treed with conifers and hardwoods.




Comparable 3

0 Oriole Dr, Big Bear STATUS. Closed LIST/CLOSE: $139,000/$130,000 3

Cross Strests: Oak

Gl X ACRES: 0,333
2 PRICE PER SQFT: $8.97
.§ “s LOT(src). 0333/14,499 (A)
Mrbeairal % AREA: 2889 - Big Bear Area
- GROSS EQUITY:
8g Be!r City ey Bear) il ol L
HAVE:
DoM: 63
SLC: Standard

PARCEL #: 0309183050000

N LISTING ID: EV16108522 |
satbliemgsh © n |
CISITREIED UST S ORIG.: $139,000 E

[ DESCRIPTION _| .

NO ADDRESS HAS BEEN ASSIGNED TO THIS PROPERTY YET. BEAUTIFUL LARGE LOT VERY CLOSE TO NATIONAL FOREST. QUIET,

END OF 5TREET LOCATION. WELL-TREED AND SCENIC SETTING WITH GORGEOUS HOMES ON EITHER SIDE. FANTASTIC SPOT TO
BUILD AN AWESOME NEW HOME.

This lot is much smaller so, on an $/5F basis a -10% adjustment is warranted.

Comparable 4

43686 Ridge Crest Dr, Big Bear 92315 STATUS. Closed LIST/CLOSE:  $98,500/$86,000 & |

Maonridge or Club View toward Ridge Crest lot Is betwaen 43582 & 43690 Ridge Crest Cross Streals: Between Shasta & Bow Canyon
. ACRES: 0,165
PRICE PER SQFT: 3$11.94
LOT{src): 0.165/7,200 (A) !
AREA: MOON - Moonridge |
GROSS EQUITY: $98,500
i ] PRESENT LOANS AMOUNT: $0 |
HAVE: vacant sfr lot
OOM: 184
SLC: Standard
PARCEL #: (310532050000
LISTING ID: DC15245162
=Taist LIST $ ORIG.: $98,500

A
b ity 0

Ei) 8 Uempety
3

[ DESCRIPTION | - -

|
Wonderful location in Blg Bear Lake's very desirable Moonridge Mountain Estates. Adjacent to Bear Mountain Skl Resort and |
Golf Course. Conveniently located close to Big Bear Eleamentary, Middie and High Schools as well as all the major shopping, |
dining and entertainment, Large easy to develop parcel with only a gentle up-siope from the street. Backs to open forest space
in a wonderful setting. Can have a nice driveway and direct entrance to your home from the garage. There are homes already
bulit an both sides of the lot, Water, sewer, natural gas, cable TV and internet are available in this neighborhaod with utllities
at the street.

This property is located very near the ski areas, allowing ski in, a major factor, -20% and backs to the national forest, -5%.
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Comparable 5

0 ALTA VISTA, Big Bear 92315 STATUS: Closed LIST/CLOSE: $75,000/%$75,000

Cross Streets: DOUGLAS

ACRES: 0,172
PRICE PER SQFT: $9.99
LOT(src): 0.172/7,508 (A)
AREA: MOON - Moonridge
GROSS EQUITY:
e » PRESENT LOANS AMOUNT;
HAVE:
vy kg - DOM: 13
5LC: Standard
edZr T e 1 PARCEL #: 2328451290000
= ©  LISTING iD: EV16073397
#épzsg  LIST $ ORIG.: $75,000

e

“ad

Tiatyw Labr 8}

L At R

DESCRIPTION |

SUPREME SETTING! WAIT TiLL YOU SEE THE VIEWS FROM THIS 60' X 125’ WELL-TREED LOT WITH SOUTHERN EXPOSURE AND
EASY YEAR-ROUND ACCESS,

This is a much smaller lot, which requires a downward adjustment for size of -10%. It is located closer to the ski areas, -
5%. The indicated value from this sale is

Comparable 6

| 42347 Juniper Rd, Big Bear 92315 STATUS: Closed LIST/CLOSE: $159,900/$144,000 &
|

Cross Streets: Sarvalion Flats

ACRES: 0.498

PRICE PER SQFT: %6.63
2 LOT(src): 0.498/21,708 (A)
AREA: FOXF - Fox Farm
GROSS BQUITY:
PRESEMT LOANS AMOUNT:
HAVE:
DOM: 4
SLC: Standard
PARCEL #: 3328252110000
S i e Sermecrlin LISTING ID: PW16077504

sweuz=z  LIST § ORIG. $159,900 |

N

¥ yey Cie,

Ciatwd Lake P‘-a

RO A e =l

This lot is in the same neighborhood, has similar topography and is similar in size to the subject. it is the most relevant
sale. It listed and sold within 4-days, indicating that the market for lots has strengthened, though not enough evidence

was found to decument or support a Time adjustment. This sale, when rounded, indicates a probable value for the
subject in the $7.00/5F range.



Market Value

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

1.

2.

3.

4,

buyer and seller are typically motivated;

both parties are well informed or well advised and acting in what they consider their best interests;

a reasonable time is allowed for exposure in the open market;

payment is made in terms of cash in United States dollars or in terms of financial arrangements

comparable thereto; and

5.

the price represents the normal consideration for the property sold unaffected by special or creative

financing or sales concessions granted by anyone associated with the sale.

Certifications

| do hereby certify that, except as otherwise noted in this report:

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

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

To the best of my know fedge and beliel the statements of fact contained in this report. upon which the
analysis. opinions. and conclusions expressed herein are based. are true and correct.

The analysis. opinions. and conclusions contained in this report are limited only by the reported
assumptions and limiting conditions imposed by the terms of our assignment or by the undersigned and
are my personal. impartial. and unbiased professional analysis. opinions. and conclusions.

The reported analysis, opinions. and conclusions were developed. and this report has been prepared, in
conformity with the Uniform Standards ot Professional Appraisal Practice and in conformity conforms o

the requirements of the code of protessional ethics and standards of professional appraisal practice of the
Appraisal Instilute.

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

The Appraisal Institute has a voluntary program of continuing education requirements. | am certified
through 2015 with their education requirement.

In accordance with the Competency Provision of the Uniform Standards of Professional Appraisal
Practice (USPAP). | have verified that my knowledge and experience is sufiicient to allow me 10
competentiy complele this appraisal unless swated otherwise within this report.

This appraiser turther certifies and agrees that:

Our compensation is not contingent upon the reporting of a predetermined value or direction in value that (avors

i2



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

This appraisal assignment was not based on a requested minimum valuation, a specific valuation, or the
approval of a loan.

S —

Steven R. Smith, MSREA, MAIL SRA
AG 2123, expires 3/1/17

13



CONTINGENT AND LIMITING CONDITIONS:  The appraises’s cestification that appears in tha apgraisal report is
subject to tha followng conditions:

1. Tha appraszr wil not b2 rasponsdiz foc mattars of a legal nature that affact eithar the property baing apprased or
the tite to it. Tha appraiser assumes that the ttl2 is good and marketable and, thesefors, wil not rendzr any opinions
about the titie. Tha proparty is appraissd on tha basis of it being undar rasponsidle cunarship,

2. The apprais®y has providad s skatch m tha sppisisal 2port 1o show approximate dimensions of tha improvements
and the skatch 1s inchudad only to assist the reader of the report I visualzing the proparty and undzsstanding the
appraizer's datarmmnation of its sz

3. Th= appraisarhas exsmmned the svalable flood maps that ar2 providzd by tha Feders! Emargency Management Agency

(or othar data sources) and has rotd in the apprawsal report whethar the subyacl sd2 & locatzd n an idantifizd Spacis)
Ficod Hazard Ares. Becausa the appratsef 5 fot 3 survayor, k2 or sha mekes no guarantass, exprass or mmpbad, rzgsrding
tis dalarmmnsbon

4. Thz sppraiser will not give testimony of =ppesr i court becsuse b or she mads an appraisal of the proparty in quasborn,
uni2ss spacific amsngements lo do 50 hava been mada beforshard

3. The appraisarhss estimated the valbuz of the {znd n the cost approach at its highest ard bzst us2 and tha improvements
a1 thes contributory value. These separatz valustions of the lend and imorovements must rot bz ysed in conjunction with
any other appraisal snd arz mvahd if they zre s0 used

6 Theappraser has noted m tha appraisal rzpont sry advess2 conditions (such as. nesdad repairs, deprzcebion, tha presance
of hazard wastes, toxc substances, 21c ) obsarved duing the mspection of the subjact proparty or that he of sha became
sware of during th= normal research mvolved i performing the appraisal. Unless otharwise sistzd in the appraisa! rzport,
tha apprais2s has no knowladgs of sny hidden or unspparent corditions of the proprty or sdversa environmants) conditions
{mcludmg the prasznee of hazardous wastas, twod substances, =tc ) that would make the property morz of less vshabia,
and has assumzd thst thesa arz no such concitions and makes ro guarantaes or wananbias, exprass of imphizd, regarding
the condibon of the proparty. The appraser wi rot bz rasponsiblz for sny such conditions that do axist of for sny
engmz2ig Of 125tr) that might b2 requared to discover whether such conditions exist, Becauss the sppras=r is not an 2xpest
n the fizdd of environments! hazsrds, the sppraisal report must not be coasarzd a5 an environments] assassment of
the propasty

7. The appraiser obtsined the mfonmabon, astimstes, and opinions that ware exprassa2d n tha spprassl szport from s0uroes
that he or sha considars to ba refabia and bebzvas them to b2 tru2 and corect. The appratser doss not assuma rasponsbaty
for tha sccurscy of cuch items that were fumisted by other parbes

8 The appraiszr wil not disclose the conterts of tha apprsisz) rEport 2xoept 55 provided for in the Uniform Stzndsrds of
Projzszions) Appraisal Pracboa

9. The sppraiser has based his or her appraiss! report snd valustion conciusion for an appeaisal that is subsact to satisfzotory
compiabon, r=pairs, of 3tarabons on the zzympbor thst complztion of the mprovaments wil be performad m 3
workmankk2 manres

10 The sppraises must provide fis of b2 prior writtzr. consent bafora tha lender chiznt specifizd i the apprzisal r=pon
can distribute the sppraisal report (ncludng corclusions about the property valuz, the appraisar’s dentity srd profassional
designabons, and raferances to any professions) appraisal orpanizations or the fim with which the appraises is sssocated)
to anyor: athar than tha bomowsar, the mongagea of fis successors and assigns, the morgage msurer; consyltants;
professional spprsisa! organizstions. sny siste o faderaly approved fmancisl institution, of any dapartment, SQENCY.
or instrumentaiity of the United States or zny ststa or the District of Columbia;, except that the lendesicliznt may distrbuts
the property descrption saction of the s=port oaly to dats coliection or r2porting safvice(s) without having to obtzin the
apprarser’s pror wiittan consent. The appraisss’s writtzn consent and approval must also ba obtamed bafora the appraisal
can ba convayad by anyons to the public through sdvamsng. public ralabons. naws, sales, of other madia
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Smith

< Realty
Advisors
936 SAN JACINTO STRELT. REDLANDS, CA 92373

APPRAISAL RESUME: STEVEN R, SanTi. MSREA. MAL SRA.AG 2123
MS IN REAL ESTATE APPRAISAL. BA IN REAL ESTATI FINANCE

FULL TIME APPRAISER SINCE 1976, PART TIME UNIVERSITY INSTRUCTOR 1IN REAL ESTATE AT CAL STATI
UNIVERSITY.

PRIOR WORK EXPERIENCE INCLUDED LOAN SERVICING LOAN CRIGINATION. LOAN ADMINIS TRATION. TITLL:
INSURANCE SALES, REAL ESTATE SALL, MORFGAGL LENDING AND REAL ESTATE SALES MANAGEMENT,

APPRAISAL EXPERIENCE INCLUDES PERFORNMING APPRAISALS AND MARKET STUDIES ON 1 NIS FING. PROPOSIT AND
DISTRISSED PROPERTIES, NON-PLREORMING OR DIESTARILIZLD PROJECT,

Court TESHMONY LXPERIENCE INCLUDLES A RANGE OF CIVILAND CRIMINAL CASES. PROFISSIONAL LIABILITY

CASES. MORTGAGE FRAUD AND REAL ESTATE FRAUD CASES: AS BOTU AN EXPERT WITNESS OR AS A REBUATAL
WITNESS.

DEPOSITION TESTIMONY 11AS ALSO INCLUDED {RS AND EMENENT DOMAIN CASES. NO COURTD TES FINONY 1AS BEEN
PROVIDED IN ENTHER OF THESE TYPES OF CASLS AS EVIRYONE HIAS SETTLED.

SEMINARS CREATED AND DELIVERED INCLUDLE:

MORTGAGE FRAUD AND THE APPRAISERS ROLE- AL-2003,

BUILIMING TRANSHIRABLE SKILL-SETS, Al - 2005,

PREDATOR LENDING CLIENT PRESSURES & APPRAISAL FRAUD, 2004,

MORTGAGE FRAUD. CASES & CONSEQUENCES. 2002,

REAL ESTAYE FRAUD, APPRAISERS LIABIITIES & RESPONSIBILITILS. 2000,

REAL ESTATE FrAUD & THE APPRAISERS ROLL, 2000, APPRAISAL REVIEW- SREA - 1989,
APPRAISER LIABILLTY SEMINAR- SREA - 1988,

CAL LIAGUE OF SAVINGS INSTITUTIONS - APPRAISAL QUALITY CONTROL - 1988,
RESIDENTIAL APPRAISAL SEMINAR - AIREA - 1987,

BOSTON SAFE GUIDELINES - 1985-1988.

MORTGAGE BANKERS OF AMLRICA-APPRAISAL REVIEW - 1984-86.
NARAMU-APPRAISAL REVIEW & FRAUD PREVENTION - 1984-10835.

UNIFORM APPRAISAL GUIDELINLS - 1984-88.

99 POINT APPRAISAL REVIEW WORKSIHOP - 1984-1986.

EXPERILNCE CREDIT WORKSIHOP-USPAP COMPLIANCE, APFRAISAL INSTITUTE 1991,
USPAP CoMPLIANCE, APMW. 199},

ESTATE AND LUXURY HOME APPRAISAL REVIEW = APPRAISAL INSTITUTE - 1997,

SPECIALTIES INCLUDE: LUXURY HOMES, AND FORENSIC APPRAISAL REVILW
CONTACT: 909 798 8855, WLH PAGL: 1ITTP//SMITHREALTYADVISORS.BIZ, EMAIL: SRSREAGYANQO.COM
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APPRAISAL REPORT

On a Vacant Residential Lot
Located at
42569 Gold Rush Drive
APN 0311-491-04
Big Bear Lake, CA 92315

Effective Date 11/30/16

Prepared Exclusively For
Bear Valley Electric Service

42020 Garstin Drive
P.O. 8ox 1547
Big Bear Lake, CA 92315

Prepared by
Steven R. Smith, MSREA, MAI, SRA, AG 2123
909-856-5841



SMITH REALTY ADVISORS

® Real Estate Consultants @ Market Studies o Risk Analysis e Appraisals »
1881 Commercenter East #200, San Bernardino, CA 92408
909-856-684 1, stevesiismrea.com

113416

Purpose:

To assess the fair market value of the unused and unnecessary electric utility easement on APN 0311-491-04-000,
Lot 20 of tract 12488-1.

Intended Use and User:

To relinquish the easements to the property owners since Golden State Water Company does not intend to utilize
the easements. The intended users are for the named client and the owner of the property, their estate agents or
attorneys to be able to make an informed decision regarding the value of the easement, The parties known to me

at this writing include Golden State Water Company, Sheryl ). Nelson Trust and Donald | Walker, Wayne and Belinda
Evans, Fidelity Nationa! Title Group

Scope of Work:

The scope of work included a full exterior inspection of the property, the neighborhood and environs, the focal
market area, the MLS, Realist, and NDC Data, for market data.

Propersty Rights Appraised:
The Fee Simple interest in the property is being appraised as per client request.

Market Value Estimate:
Effective November 30, 2016 is estimated as follows:

Fee Simple Value of the Unencumbered Whole Property:

20,698 X $5.50 = $114,000

Fee Simple Value of the Easement Encumbered Area:

6,465 X $ 5.50 = S 35,558
Value of the Easement;| 2.5%= S 889

Exposure Time-Marketing Time:

Had the property been marketed within 5% of the appraised value during the 3-6-months prior to the appraisal date,
it would have sold. If placed an the market now, it should sell within a 9-12 months.

The indicated value is the results of property inspections and valuation analysis which follows in a summary format.
Sales and listings before the indicated dates of value were researched and analyzed. The concluded value is the
most probable price within a likely range that the properties could have sold if they had been on the open market
far sale prior to the effective date. Market conditions are dynamic and downward trending.

Respectfully,

Steven R. Smith, MSREA, MAY, SRA, AG2123, expires 5/1/17
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Property ldentification

The property is a residential lot located within the city limits of Big Bear Lake in the San Bernardino Mountains
of Southern California. This location is the closest four season mountain resort area to the Los Angeles MSA.

Property Location

Address: 42569 Goldrush Drive City: Big Bear Lake Zip: 92315-
APN#. 0311-491-04-0-000 Use Code: Vacani Miscellanecus County: San Bernardino
Tract: 12488-2 Census Tract: 11203 Zone: R-1
Map Page/Grid: 4742 ES Legal Desc: TRACT 12488.2 LOT 20 BOOK 243 PAGE 83
Assessed Value: § 92,388 Tax Amount: 1,086.57
Current Owner Information
Current Owner: NELSON FAMILY TRUST Owner Address: PO BOX 6357 BIG BEAR LAKE. CA
Last Transaction: 0B/25/2016 Deed Type: quilclaim/deed of trust
Amount: Document: 0000344170

Last sale Information
Transferred

Erom: Blue West PickrellL Living Trust Seller Address:
Sale Date: 12/04/2013710/17/2013 Prior Sale Date: 04/16/2010/02/11/2010
Most Recent .
Sale Price: 391,000 Prior Sale Price: 24000
Document Type: grant deed/deed of trust U DocuTn;::! grant deed/deed of trust
Lender Information
Lender: Blue West PickrellL Living Trust Full/Partial: F
Lean Amount; 581,900 Loan Type: conventional

Physical Information
i ot Size: 20,698

Flood Data
Panel Date: 2008-08-28 L GCH LS TR

Number: 06071C7315H Flood Zone: X

o

|

- e i

The property is situated in the eastern part of the City in an area known as Fox Farm which is almost exclusively a single
family residential location, mixed with a few vacant residential lots. it is in project known as Castle Glen, which was a
tand sales regime 1997-2007. This was the first actual land sale subdivision in many years in the City. The hames that have



been built here are larger and newer than the general housing stock, creating good locational demand. This is a heavily

treed area where the lots are good size. Locational demand is good.

?ﬂ-‘lﬂﬂlh

The legal description of the easement {entirety) is described as follows: The 1957 Grant of Easement
referenced the following property description: "South-west X corner Sec 15- T2N — RIE.S. 8.B. & M being true
point of beginning. Due west SO feet, thence due north 40, feet, thence due east 1100 feet, thence due north
150 feet, thence due east 40 feet thence due south 190 feet, thence due west 1090 feet to true point of the
beginning." This legal description describes the total pole easement beyond the legal boundaries of APN
0311.491-04-0000. There was no legal description of the poll easement (inside borders) of APN 0311-491-
04-0000 presented to the appraiser for this assignment. There is a legal extraction (visua! representation)
provided by Fidelity National Title Company and contained in the prior appraisal report, that contains the width
of the easement passing through the subject property. Using this facsimile as a boundary delimiter, a polygon

sketch was scaled to represent the estimated square footage.

The lot is level
with street grade,
with an apparent
slope and drainage
easement along
the size and rear.
The reported lot
size is 20,698 sq.
ft. The identified
BVES Poll
Easement is
estimated at 6,465
sq. ft.






Highest and Best Use

The property is vacant, zoned for residential development, and located in a residential neighborhood. The only allowable
use is residential single family. Prices are increasing and have been for a couple of years. The highest and best use of the

site would be to develop a single family home,

Valuation Analysis

The most relevant approach to valuation is the Direct Sales Comparison or Market Data Approach. This method works
well when there is an active market for the product type. A search of recent recordings revealed several sales that were
relevant or at least similar enough to draw comparisons. The following sales were found that were reported in the local
Mutltiple Listing Service, where there was adequate information avallable. Additional property transfers/sales exist that
were not found in the MLS, for which inadequate information on the transactions or property was available.

Street No.| Street Name Date Area |Zoning| L/CPrice |Ac/LSqft| $/SF | DOM
42340} Juniper Rd 9/30/2016| FOXF R1 S 95,000 21,085| S 4.51 10
1564 |Angels Camp Rd | 8/31/2016| BBC R1 $ 180,000 22,0001 S 8.18 124

0}Oriole DR 7/22/2016| BBL RS $ 130,000 14,499/ § 8.97 63
O|Alta Vista 5/13/2016| MOON| R1 $ 75,000 7,508 § 9.99 11
42347 )Juniper RD 5/13/2016| FOXF R1 $144,000 21,708| $ 6.63 4
Mean $/S5F{ S  7.66
The mean
$/SF Date |Location] Size | Utility| Imps. | Total Adj. |Adj.$/SF Unadiisted
1 |5 451 0% 0% 0%| 0% 0% 0%| S 4.51 | price per
2 |$ 818] 0% 0% 0% -10%| 0% -10%| $ 7.36 f::“:;‘::‘
3 |S 897 0% 0%| -10%| -10% | 0% -20%| S B8.07 | five recent
4 |$ 9.99 0%| -10%| -20%| -10% | 0% -40%) S 7.99 | sales was
s |s 663 0% 0% 0% 0% | 0% 0%[ $ 663 | oo™
Mean Adj. 5/SF| $§ 6.91 | meanwas
57.17/5F,

Standard Deviation: $ 1.46 R

two sales within the subject project adjust ta 54.96 and $6.63/5F. From this it is concluded that the unencumbered fee
value of the subject is closest to 55.50/SF. It should be noted that there are quite a number of Listings on the market for
sale at higher prices, many of which have previously expired and been reduced but remain unsold. There is a large
discrepancy between the sales prices and listing prices.

20,698 X

$5.50 =

$114,000




There were no directly comparable properties found which would indicate the level of discount necessary to the
value of this portion of the property. Agency interviews indicate the following discount levels are typical:

Type of Right

Valuc of Rights Taken

Value Remaining

Rights Taken Within Setback Area:

5% to 25%

75% 10 95%

Sub-surface Rights Taken:

25%to 50%

30% to 75%

Slope Easement Taken:

25% t0 50%

30% to 75%

Access to Property Taken:

50% to 90%

10% to 50%

Overhead Air Rights Taken:

10% to 50%

30% to 90%

Surface Rights Taken:

25%to 753%

75% 1o 25%

Rights Taken Within Dedication Area:

0% 10 3%

95% to 100%

Rights Taken for Street:

95% to 100%

0% 10 5%

The subject easement has been unused, there are no costs or delays associated with the owner being able to use it, to
the limits of the side yard setbacks. The value of the recorded easement is believed to be no more than 2.5% of the fee

value;

Value of the Easement:| 25%= | $

889 |




Comparable 1

ML#: 2160284 PRICE: $99,000
AREA: Fox Farmy/ Gen Fo!

PROP: TYPE: Lot & Land
STATUS:  Sold

VIEW.

TOPO: Downslope ,Partial Sidesiope

FRONTAGE:

XSTREET: STARVATION FLAYS ZIP. 92315

LADD: 42340 JUNIPER S Ty, BIGDEARLAKE =~~~

This is the most recent large lot sale within the subject neighborhood. It was listed mych higher and took 231 days to sell.

It sides to Starvation Flats road, which carries a stream of vehiclular traffic, which may have had a major impact on the
sale.

Comparable 2

. 1564 Angels Camp Rd, Big Bear 92314 STATUS' Closed LIST/CLOSE: $215,000/$180,000 ¢

Comparable 3 i ACRES; 0.5%
PRICE PER SQFT: $8.18
LOT(src): 0.51/22,000 {
AREA: BBC - Big Bear City '
GROSS EQUITY: ]
PRESENT LOANS AMOUNT:
HAVE:
DOM: 124
SLC: Standard
PARCEL #: 2350568108
LISTING ID; 216012230DA
tiios:  LIST S ORIG: $189,000

wiiladher

-y
Gants Dahals ALe

&
H
o3
‘. Pay t
Agrul
L ALY

Spectaciiar Views from the top of Big Bear in High Timber Ranch. Bulld your dream home here...Corner bulldable view lot with
scenk views in any direction. Sellers have finally dedded to part with this 1/2 acre gem of lot...the perfect [ocation!

i{ DESCRIPTION _ |

This is the most recent larger lot sale in the City. It is heavily treed with conifers and hardwoaods.




Comparable 3

0 Oriole Dr, Big Bear STATUS. Closed LIST/CLOSE:  $135,000/$130,000 4

-

Cross Strests: Oak

= ACRES: 0.333
PRICE PER SQFT: $8.97
Y4 LOT{wrc): 0.333/14,499 (A) |
AREA* 289 - Big Bear Area
GROSS EQUITY:
- Bsrm ¢ 5y3-s PRESENT LOANSAMOUNT:
HAVE,
DOM. 63
SLE: Standard
PARCEL #: 0305183090000
LISTING ID: EV16108522
£ 2:7!_._!._':-.::.‘: Tarpurticn

s exre-z=z LIST $ ORIG.: $139,000
| DESCRIPTION | -

NO ADDRESS HAS BEEN ASSIGNED TO THIS PROPERTY YET, BEAUTIFUL LARGE LOT VERY CLOSE TO NATIONAL FOREST. QUIET,
|END OF STREET LOCATION. WELL-TREED AND SCENIC SETTING WITH GORGEOUS HOMES ON EITHER SIDE. FANTASTIC SPOT TO
| BUILD AN AWESOME NEW HOME.

Pl e o Wiy

This lot is much smaller so, on an 5/5F basis a -10% adjustment is warranted.

Comparable 4

43686 Ridge Crest Dr, Big Bear 92315 STATUS: Closed LIST/CLOSE: sss.soo/sss,'ooo 4+

Moonridige or Club View toward Ridge Crest lot is between 43582 & 43690 Ridge Crest Cross Streets: Between Shasta & Bow Canyon

_ ACRES: 0.165
PRICE PER 5QFT: $11.94
LOT(src): 0.165/7,200 (A)
AREA: MOOHN - Moonridge
GROSS EQUITY: $98,500
=] PRESENT LOANS AMOUNT: $0
HAVE: vacant sfr lot
DOM: 1B4
SLC: Standard
PARCEL &: (110532050000
LISTING (D: 0C15245162
B i34 Me=uid Dicoriien
by tiz-z3E  LIST $ ORIG.: $98,500

v )
A g

| DESCRIPTION | —-- — -

Wonderful location in 8ig Bear Lake's very desirable Moonridge Mountaln Estates. Adjacent to Bear Mountain 5ki Resart and
Golf Course. Convenlently located close to Big Bear Elementary, Middie and High Schools as well as all the inajor shopping,
dining and entertainment. Large easy to develop parcel with onty a gentle up-siope from the street. Backs to open forest space
In @ wonderful setting. Can have a nice driveway and direct entrance to your home from the garage. There are homes already

built on both sides of the lot. Water, sewer, natural gas, cable TV and Intermet are avallable in this neighborhood with utilities ]
at the street. B ]

This propenrty is located very near the ski areas, allowing ski in, a major factor, -20% and backs to the national forest, -5%.



Comparable 5

0 ALTA VISTA, Big Bear 92315 STATUS: Closed LIST/CLOSE:  $75,000/$75,000 |

Cross Strests: DOUGLAS

|
|
ACRES: 0172 |
PRICE PER SOFT:  $9.99
LOT(src): 0.172/7,508 {A)
AREA: MOON - Moonridge
GROSS EQUITY:
I ] PRESENT LOANS AMOUNT:
HAVE:
pn o, ©DoM: 11
SLC: Standard
§ 3 PARCEL #: 2328451290000
' . % LISTINGID: EV16073397
b PEENMIEIEL UST $ORIG.: $75,000

W*

w
Tt Lake B0

hr Rlas bt

}
]

| DESCRIFTION |

SUPREME SETTING! WAIY TILL YOU SEE THE VIEWS FROM THIS 60° X 125' WELL-TREED LOT WITH SOUTHERN EXPOSURE AND
[EASY YEAR-ROUND ACCESS.

{

This is a much smaller lot, which requires a downward adjustment for size of -10%. It is located closer to the ski areas, -
5%. The indicated value from this sale is

Comparable 6

42347 Juniper Rd, Big Bear 92315 STATUS: Closed LIST/CLOSE:  $159,900/$144,000 &

Cross Streets: Starvation Flats

ACRES: 0.498

PRICE PER SQFT: $6.63

LOT(src): 0.498/21,708 (A)

£ E AREA. FOXF - Fox Farm

GROSS EQUITY:

. PRESENT LOANS AMOUNT:

HAVE:

DOM: 4

SLC: Standard

PARCEL #: 2328252110000
. LISTING ID: PW16077504

CUUUTYETESL USTSORIG. $159,900 |

*
- My

Ll

i et b B
a

YA A R

This lot is in the same neighborhoad, has similar topography and is similar in size to the subject. It is the most relevant
sale. It listed and sold within 4-days, indicating that the market for lots has strengthened, though not enough evidence

was found to document or support a Time adjustment. This sale, when rounded, indicates a probable value for the
subject in the $7.00/SF range.
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Market Value

The most probable price which a property should bring in a competitive and open market under all conditions
requisite to a fair sale, the buyer and seller each acting prudently and knowledgeably, and assuming the price is
not affected by undue stimulus. Implicit in this definition 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. a reasonable time is allowed for exposure in the open market;

4. payment is made in terms of cash in United States dollars or in terms of financial arrangements

comparable thereto; and

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

Certifications
1 do hereby certify that, except as otherwise noted in this report:

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

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

To the best of my knowledge and belief the statements of fact contained in this report. upon which the
analysis. opinions. and conclusions expressed herein are based. are true and correet.

The analysis. opinions, and conclusions contained in this report are limited only by the reported
assumptions and limiting conditions imposed by the terms of our assignment or by the undersigned and
are my personal. impartial. and unbiased professional analysis. opiniens. and conclusions.

The reporied analysis. opinions. and conclusions were developed. and this report has been prepared. in
contormity with the Uniform Standards of Professional Appraisal Practice and in conformity conforms to

the requirements of the code of professional ethics and standards of professional appraisal practice of the
Appraisal Institute.

The use of this report is subject 10 the requirements ol the Appraisal Institute relating to review by its
duly authorized representatives.

The Appraisal Institute has a voluntary program of continuing education requirements. | am certified
through 2015 with their education requirement,

in accordance with the Competency Provision of the Uniform Standards of Professional Appraisal
Practice (USPAP). | have verificd that my knowledge and experience is sufficient to allow me 1o
competently complete this appraisal unless stated otherwise within this report.

This appraiser further certifies and agrees that:

Our compensation is not contingent upon the reporting of a predetermined value or direction in value that favors



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

This appraisal assignment was not based on a requested minimum valuation, a specitic valvation, or the
approval of a loan.

S G—

Steven R. Smith. MSREA. MAIL SRA
AG 2123, expires 5/1/17



CONTINGENT AND LIMITING CONDITIONS:  The appratsas’s certification that appaars n the appraisal raport is
subject to the following conditions:

1. The appraiser will rol be rasponsdia for matters of 3 Jegal natura that affect aither the proparty bemg appizis=d or
tha title lo it The appraicar assumss that the tite is good ard marketablz and, therafora, will not rendar any opnions
about the Gl Tha proparty is appraised on tha basis of it being under responsible ownership.

2. Tha appraiser has provdzd 3 sketch m the spprsisal report 1o show 3pproximatz dimensions of the mprovements

and the skaich is inchded only 10 azsit the rasdar of the rzport in visuafong the proparty snd understardmg the
apptaisar’s datarmmation of its &=

. The sppraiser hes examared the svalabls food maps thst are providzd by the Federal Emargency Mansgement Agarcy
{or other data sources) srd has rotzd m the appratsal rzport whather the subject sitz is locat=d m an id=nbiizd Spacial

Flood Hazard Area Betsus2 the sppratser is not & survayor, b2 or she mskes no guarantass, exprass of svphzd, r=ganiing
this datermination.

4. The appraices will ot gIve t2SBMOG)Y OF SPPEST M oourt becsusa ha of she mada 3n appraisal of the propssty m quasbon,
unlass spacific amrangamsnts o do 50 hava bzen mads beforzhand

5. The sppraiserhas estmatzd the vzlvz of the kand o the cost spprosch at its highest and bast vee and the improvements
at thee conbibutory vahee. Thas= szparats vahestons of the rd snd improvements must not bz used i CoTpRChON ‘Atth
any othes appraisal srd 3t mvzhd if they zr2 0 usad

8. Tha appraises has rotzd i the appiazs) repont sry sdvess=e condibons (such as, needad repairs, dzpracabon, the prasence
of hazard waslzs, toe substzross, stc ) observad durrg the mspection of the subjact propamy or that = or sha became
awarz of during tha rommal rez2arch involved in parformng the appraisal. Unk2ss otheraise statad in the spprasal report,
the appraisef has ro krowizdge of any btidden or unspparent corditions of the property or sdversa envoorments! conditions
{inchiding the presence of kezardous #astas, toxc substsrnoes, =te ) that would make the proparty morz o kess valuabla,
ard has assum=d that there are ro such conditons and makes ro guarsntzss of wafrantiss, 2xprass of imphed. egardng
tha condibon of the propefty. The sppraiser wil ot be rasponsiblz for any such conditions that do =xist or for any
engmeaeing o t2sting that might bz requazd to discover whather euch conditions exist, BeCaus2 the Ippraises i5 kot 3n expan
o the field of environmentzl hazards, the sppraiszl rzpont must rot be considsad as an envroamsnts! assessment of
tha proparty.

7. Tha appraises obtsined the nformation. =stimates, znd opmions tht were axprassad m tha spprasal report from sousoes
that h2 or she considers to be r2lizbla 3nd bebieves tham to b2 true snd corect. The appraiser does not 3ssums rzsponsibility
for the accursCy of such itams thst aese fumshad by othar patbes

8  The sppraiser wil rot discloss the contents of the appraizal report except as providzd for in the Undorm Stardards of
Profassional Appraisal Practicz

9. The appraiser has based tis of har appraisal rzpont and valuation conclusion for an appraisal that is subsct to satisfzctory
compiation, repays, of 2harsbons of the 232UMPEG thst complation of the mprovemsants will bz performed m =
workmankka manrer

10 The sppraiser must provide ki3 or her prior aitten consent before the lander.chent speeified in the sppraiss! r=port
can distibute the apprasal report {including conclusions sbout tha property value, the appeaiser's idzntity snd profassons)
desnabions, and raierences to any pofzssong] sppraissl organzabons or the firm with whuch the apprais=r is assocat=d)
to anyone other than the borowss, the mortgages or its successors and assigns; tha mongage msurzs, consultsnts,
professions! appraisal organzstions, zny stst2 or fadessly spproved fnancial institubion; or any department, 3gency,
or instrumantality of the United Statas or 3ny ststa or the Distnict of Columbia; axcept thal the lender/cBant may distrbute
the propesty dascrption Saction of the raport caly to dsts colection of reporting s&svice(s) without having to obtsin the
appraiser’s pnoc writtan consent Tha appraser's amttzn consent and approval must also ba obtzinad belove the spprawsal
can be convayad by anyon? to tha public Buough sdvartising. pubbe ralations, naws, salas, or other madiz

13



-~ Smith

3 Realty
Advisors

936 SAN JACINTO STRELT, RERLANDS, CA 92373
APPRAISAL RESUME: STEVEN R, Sayimin MSREA, MAL SRA.AG 2123
MS IN REAL ESTATE APPRAISAL. BA 1IN REAL ESTAIT FINANCE

FULL TIME APPRAISER SINCE 1976, PART 1TIME UNIVERSITY INSTRUCTOR IN REAL ESTATE AT CAL STALL
UNIVERSITY.

PRIOR WORK EXPLRIENCE INCLUDED LOAN SERVICING LOAN ORIGINATION, 1LOAN ADMINIS TRATION. 11111
INSURANCE SALLES. REAL ESTATE SALL. MORTGAGL EENDING AND REAL ESTATE SALES MANAGEMENT,

APPRAISAL EXPERIENCE INCLUDES PERFORMING APPRAISALS AND MARKET STUDIES ON FXISTING PROPOSED AND
DISTRESSED PROPERDIES, NON-PERFORMING OR DUSTAILIZLD Pioueer,

COURT TESTIMONY EXPERIENC)L INCLUDES A RANGE O CIVIL ANID CRININAL CASES, PROFESSIONAL LIABILITY

CASES, MORTGAGL FRAUD AND REAL ESTATE FRAUD CASESZ AS BOTIHAN EXPERT WITNLSS OR AS A REBUTTAL
WITNESS,

DEPOSITION TESTIMONY HAS ALSO INCLUDED TRS AND EMINENT DOMAIN CASES. NO COURT TUSTIMONY 1IAS BEEN
PROVIDED IN CITIHR OF THESE TYPES OF CASES AS EVERYONLE HAS SELTLLED,

SEMINARS CREATED AND DELIVERED INCLUDE:

MORTGAGE FRAULY AND THE APFRAISERS ROLE- AI-2005.

BUILINNG TRANSFERABLE SKILL-SETS, Al = 2003,

PREDATOR LENDING CLIENT PRESSURES & APPRAISAL FRAUD, 2004,

MORTGAGE FRAUD. CASES & CONSLQUENCLS. 2002,

REAL ESTATE FRAUD APPRAISTRS LIABILIENS & RESPONSIBILITIES, 2000,

REAL ESTATC FRAUD & THE APPRAISERS ROLE. 2000, APPRAISAL REVILW- SREA - 1989,
APPRAISER LIABILITY SEMINAR- SREA - 1988.

CAL LEAGUE OF SAVINGS INSTITUTIONS - APERAISAL QUALITY CONTROL. - 1988,
RESIDEN FIAL APPRAISAL SEMINAR - AIREA - |987.

BosTon SAart GUIDELINES - 1983-1988.

MORTGAGE BANKLRS OF AMERICA-APPRAISAL REVIEW - [984-86.
NARAMU-APPRAISAL REVIEW & FRAUD PREVENTION - 1983-19835.

UNIFORM APPRAISAL GUIDLELINES « 1984-88.

99 PO T APPRAISAL REVIEW WORKSHOP - 1984-1986.

ENPERIENCE CREDI T WORKSHOP-USPAP COMPLIANCE. APPRAISAL INSTITUTTE 1991,
USPAP CoMPLIANCE. APMW, 199,

ESTATE AND LUSURY HOME APPRAISAL REVITW = APPRAISAL INS THUTLE - 1997,

SPECIALTIES INCLUDE: LUNURY HOMES, AND FORLNSIC APPRAISAL REVIEW
CONTACT: 909 798 8835, WER PAGE: 1ITTP//SMIITIREALIYADVISORS.BEZ, EMAIL: SRSRLAGYAHOO.COM
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Legend

:’ Properly In Question - Fae
llem No, 11 - Eagement for Pole Lings

=] In Bx4438 Pg1 of Official Recards
Affecls sald porilon as described in the decument
Item No. 12 - Easement for Drainage Purpose

In Bk243 P83 of Tract Map
Affecls sald portion as shown on the map
lterm No. 14 - Easement for D Purpose

< In 10/21/1997 Inst # 87-385932 of Official Records
NN Affects sald portlon as describad In the document

liem No, 14 - Easement for Public Ulili
77/ In 1012111897 |mwrsssszﬁmﬁ'g;| Recards

Affecls said portion as described in the document
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