
  
WOODLAKE CITY COUNCIL MINUTES             August 22, 2016 

 
 
PRESENT: Councilmembers Mendoza, Lopez, G. Gonzalez, Martinez & Ortiz 
OTHERS: Lara, Waters, Marquez, Diaz & Zacarias 
ABSENT: 
 
FLAG SALUTE 
 
PUBLIC COMMENT – None 
 
Mayor Mendoza announced Chief Marquez had a new employee to introduce.  Chief 
Marquez introduced new police hire, Elias Herrera Jr.  Officer Herrera was a previous 
officer with the City of Woodlake.  Chief Marquez stated he was happy to have him back 
and he would be a great asset to the police department.  City Clerk Zacarias administered 
Oath of Office to Officer Herrera.  Mayor Mendoza welcomed Officer Herrera and asked 
that he uphold the law to the fullest and always be safe. 
 
Councilmember G. Gonzalez Jr. announced we had a guest in the audience, Fatima, who 
was the very first Student Representative for the City of Woodlake.  She is currently 
visiting Woodlake and decided to attend a council meeting. 
 
IV. CONSENT CALENDAR –ACTION AND INFORMATION ITEMS 
Request Approval of the Consent Calendar Action Items (IV. A-G) 
 A. Action: Approval of Minutes of the regular meeting held on July 25, 2016 
 B. Action: Approval of Warrants 
 C. Action: Adoption of Resolution: Continuation of the Proclamation of the  
  Existence of a Local Drought Emergency for the City of Woodlake 
 D. Action: Adoption of Resolution: Reaffirm the Approval of Emergency  
  Expenditures for the Development and Implementation of the City of  
  Woodlake Well Project 
 E. Action: Adoption of Resolution: Approval of Right of Way Agreements,  
  Grant Deeds, Temporary Construction Easement Deeds and Funds   
  Disbursements for Those Properties Associated With the City of   
  Woodlake South Valencia ADA Project 
 F. Action: Adoption of Resolution: Approval of the July 2016 Monthly  
  Report of Investments 
 G. Action: Adoption of Resolution: Nomination and Approval of a City of  
  Woodlake Resident to Serve on the Measure R Citizens’ Oversight  
  Committee 
 ON A MOTION BY G. GONZALEZ JR., SECOND BY LOPEZ JR., IT 
 WAS  VOTED TO APPROVE THE CONSENT CALENDER.  APPROVED 
 UNANIMOUSLY. 
  
Mayor Mendoza asked to discuss Items V.B and V.C before V.A.  Council did not object. 
 
V.  ACTION/DISCUSSION ITEMS   

B. Action: Adoption of Resolution: Approval of the Right of Way Agreement 
 for the Acquisition of the Property Located at 163 N. Magnolia St. with 
 APN No. 061-160-021 for the Public Project Referred to as the City of 
 Woodlake Plaza Project 

  City Administrator Lara reported the following: the only property that the  
  City has had not had success in negotiating on was the property located  at 1



  163 N. Magnolia St. with APN No. 061-160-021.  The City had provided  
  the owner of the property with a formal offer and an appraisal.  While the  
  owner had agreed to sell the property there was an issue with the property  
  being appraised at a value less than what is owed on it.  The City and their  
  consultant have attempted to negotiate the acquisition of the property with  
  Bank of America, which carries the note on the property but unfortunately  
  Bank of America has been unresponsive.  On March 14, 2016 the City of  
  Woodlake City Council adopted a Resolution of Necessity for the   
  acquisition of the property.  Bank of America was served with the   
  Resolution of Necessity and engaged the City in negotiations.  Bank of  
  America has agreed to sell the property for its appraised value of sixty  
  thousand dollars ($60,000). 
  ON A MOTION BY ORTIZ, SECOND BY MARTINEZ IT WAS  
  VOTED TO ADOPT THE RESOLUTION AND APPROVE THE  
  ROW AGREEMENT FOR THE ACQUISITION OF THE   
  PROPERTY LOCATED AT 163 N. MAGNOLIA, APN NO. 061-160- 
  021.  APPROVED UNANIMOUSLY. 
C.  Action: Adoption of Resolution: Approve Participation in Joint Powers  
  Authority for a GSA within the Kaweah Subbasin 
  City Employee Waters stated this item was originally an action item but  
  staff is now asking for this item to be an information item for this meeting  
  and allow staff to bring this item back for an action item at the next  
  regular scheduled meeting.  Council had no objections. 
  City Employee Waters reported the following: The Sustainable   
  Groundwater Management Act requires all local agencies to be part of a  
  Groundwater Sustainability Agency. City Staff has been closely involved  
  in the formation of the Mid-Kaweah GSA, which will be one of three  
  potential GSAs within the Kaweah Subbasin. The formation of a Joint  
  Powers Authority is the next step in the process to formally become a  
  GSA. 
  The members of the Mid-Kaweah JPA are as follows: 

 County of Tulare 
 Kaweah Delta Water Conservation District 
 Kings County Water District 
 St. Johns Water District 
 Lakeside Irrigation Water District 

  The City of Woodlake is not a formal member of the JPA, but will be part  
  of the “Rural Communities Committee” which will have a seat one of nine 
  available seats on the GSA Board. 
  Mayor Mendoza reported he had many concerns regarding the GSA.  The  
  City of Woodlake needs a voice that will always have the best interest of  
  the town in mind.  City Attorney Diaz reported a GSA may have   
  regulatory authority which could have an effect on growth and such things 
  as passing an ordinance to not allow for an increase in fees. 

A. Information: Presentation by Mayor Mendoza regarding Advisory 
 Committee 

Mayor Mendoza reported the following: he is bringing forth the idea of 
possibly creating an advisory committee for the City of Woodlake.  This 
idea came to mind with the recent activity of vandalism in the city.  
Citizens have questioned if our local law enforcement is doing enough.  
Mayor stated this would give the citizens the opportunity to become more 
involved and they can become the eyes and ears of this community.  They 
can also advise council on what is needed for the community.  City 
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Attorney Diaz stated if committee was formed it would be subject to the 
Brown Act.  Councilmember Ortiz asked how the committee would be 
formed.  Mayor Mendoza stated the first step is to determine if council is 
moving forward with the formation of a committee and also need to decide 
what exactly the committee will be advising on.  There are various topics 
for a committee to report on and council should decide what exactly we 
want the advisory committee to advise on.  Councilmember Ortiz stated 
council has always welcomed the public to the meetings to voice their 
concerns and thoughts and believes there is no need for an advisory 
committee at this time.  Councilmember G. Gonzalez shared the same 
views as Councilmember Ortiz.  He stated he is often stopped in town by 
residents with concerns, complaints and questions.  He does not mind 
answering the questions in person.  He also gets many compliments on 
how well the town is doing.  He stated council needs to continue to 
educate the residents and let them know they are always welcome at the 
meetings and city staff is available for them as well to get any information 
they may need.  Mayor Mendoza stated he understands that council feels 
the advisory committee is not needed at this time.  If in the future any 
councilmember wants to bring this back for reconsideration or discussion, 
they may do so. 

 
VI. OTHER BUSINESS 
A.  Information: Items from Staff 
City Employee Waters – Reported there are only a handful of meters left to install. 
City Administrator Lara – Reported September 11th is the Mariachifest which will be 
hosted by The Homegrown Project.  September 24th is the We R Woodlake Celebration 
and there will be a concert by Drake White.  Both events will be held at Miller Brown 
Park.  Councilmember Lopez will create Facebook page to help promote the event.  The 
Plaza project should be completed by late September.  The Roundabout project should 
also be completed late September with the placing of the statue near the Roundabout. 
Chief Marquez – Reported he was very proud of the Tulare County Sheriff’s department 
and how well the BabyFace Operation was handled.  He is happy to report there were no 
suspects in the City of Woodlake.  A presentation regarding bullying was given to the 6th 
graders and was received well.  The first week of school has gone smoothly.  There has 
been some vandalism at the high school and seven minors were arrested.  Felony charges 
will be filed.  Councilmember G. Gonzalez Jr. offered students from his Bravo High class 
to help paint if needed.  Chief Marquez stated he will let him know but Public Works has 
done an excellent job removing and cleaning up the vandalism.   
 
B. Information: Items from Council 
Councilmember Ortiz – Reported the Chamber of Commerce is selling raffle tickets to 
win a trip to Hawaii.  Proceeds from the raffle will go to purchase a new Woodlake sign 
to be placed on Highway 198.  Contact any chamber member for tickets. 
Councilmember G. Gonzalez Jr. – Reported Soccer season will begin Saturday. 
Mayor Mendoza – Reported the Air board is holding their annual conference in Fresno on 
August 25th at 11 am.  Mayor Mendoza stated he is unable to attend so if anyone was 
interested in attending, he will send them more information. 
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C.  Request from Council Members for Future Agenda Items 
 
VII. CLOSED SESSION 
 

1. PENDING LITIGATION (Government Code § 54956.9).  It is the intention of 
this governing body to meet in closed-session concerning: 
 Conference with legal counsel – EXISTING LITIGATION (Government 

Code § 54956.9(d)(1)).   
  Parties, case/claim no. Sunset Waste 
  Case name unspecified because of jeopardy to settlement 

negotiations or service of process. 
2. PENDING LITIGATION (Government Code § 54956.9).  It is the intention of 

this governing body to meet in closed-session concerning: 
 Conference with legal counsel – EXISTING LITIGATION (Government 

Code § 54956.9(d)(1)).   
  Parties, case/claim no. Garibay vs. City of Woodlake 
  Case name unspecified because of jeopardy to settlement 

negotiations or service of process. 
3. CONFERENCE WITH REAL PROPERTY NEGOTIATOR(S) (Government 

Code § 54956.8).  It is the intent of this governing body to meet in closed-session 
to confer with its real property negotiator concerning the purchase, sale, 
exchange, or lease of real property by or for this local agency as follows:  

Property Description (Specify street address, or if no street addresses, the 
parcel number or other unique reference): 060-170-080 & 060-170-096 
Our Negotiator: City Administrator 

 Parties with whom negotiating: Ron Turner 
 Instructions to negotiator concerning:  Price  Terms of payment. 

 
4. PENDING LITIGATION (Government Code § 54956.9).  It is the intention of 

this governing body to meet in closed-session concerning:  
 Conference with legal counsel – ANTICIPATED LITIGATION (Government 

Code § 54956.9(d)).   
  Initiation of litigation (Government Code § 54956.9(d)(4)). 

Number of potential cases is: __1___. 
 
MEETING MOVED TO CLOSED SESSION AT 7:35 PM 
MEETING RECONVENED AT 7:50 PM 

 
Mayor Mendoza stated no action was taken and there is nothing to report. 
 
NOTICE TO THE PUBLIC 
 
As provided in the Ralph M. Brown Act, Government Code sections 54950 et seq., the 
Governing Board may meet in closed session with members of its staff and its attorneys. 
These sessions are not open to the public and may not be attended by members of the 
public.  The matters the Council will meet on in closed session are identified below or are 
those matters appropriately identified in open session as requiring immediate attention 
and arising after the posting of the agenda.  Any public reports of action taken in the 
closed session will be made in accordance with Government Code sections 54957.1 
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“Documents: If distributed to the Council less than 72 hours before a regular meeting, 
any public records which are subject to public inspection and pertain to an open-session 
item on the regular meeting agenda shall be available at the following address at the time 
they are distributed to a majority of the Council: 350 North Valencia Boulevard, 
Woodlake, California 93286.  Public records distributed to the Council at a public 
meeting will be available to the public at such meeting if they were prepared by the City.   
Exemptions and details in Government Code§ 54957.5 (a) shall apply.” 
 
 
VIII. ADJOURN 
 
The next scheduled City Council meeting will be held on Monday, September 12, 2016 at 
6:30 p.m. at City Council Chambers located at 350 North Valencia Boulevard, Woodlake, 
CA 93286.  
 
City Council: 
Rudy Mendoza - Mayor 
Frances Ortiz - Vice Mayor 
Louie Lopez - Councilmember 
Greg Gonzalez Jr. - Councilmember 
Jose L. Martinez - Councilmember 
 
Meeting adjourned at 7:51 PM 
 
Submitted by, 
 
 
 
Irene Zacarias 
City Clerk 
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City of Woodlake 
 

 
 

AGENDA ITEM IV-C  
September 12, 2016 
Prepared by Ramon Lara, City Staff  

 
SUBJECT: 

 
Action: Adoption of Resolution: Approval of the August 2016 Monthly Report of Investments 

 
BACKGROUND: 

 
Pursuant to Section 3.24.050 of the Woodlake Municipal Code the Finance Department prepares 
a report listing all investments of the City of Woodlake.  The City’s temporary idle cash, those 
funds not immediately needed to pay current bills, is invested in accordance with the City’s 
Investment Policy that was approved by Resolution No. 09-05 which was adopted on February 9, 
2009. 
 

DISCUSSION: 
 
The first objective of the investment policy is to secure the safety of the invested funds. The 
second objective is to match the availability (liquidity) of the funds to the cash flow needs of the 
organization.  The third objective, that is only considered after the first two objectives have been 
met, is yield, or the earnings rate. 

 
RECOMMENDATIONS: 

 
Staff recommends that Council approve the August 2016 Monthly Report of Investments as 
submitted.   
 

FISCAL IMPACT: 
 

There is no fiscal impact. 
 
ATTACHMENTS:    

 
1. Resolution: Approval of the August 2016 Monthly Report of Investments 
2. August Monthly Report of Investments 
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BEFORE THE CITY COUNCIL  
OF THE CITY OF WOODLAKE 

COUNTY OF TULARE 
STATE OF CALIFORNIA 

 
In the matter of: 
 
APPROVAL OF THE AUGUST     )   Resolution No: 
2016 MONTHLY REPORT OF             )                           
INVESTMENTS                            ) 
 
Councilmember _________., offered the following resolution and moved its adoption. Approve the 
City of Woodlake’s Augustt 2016 Monthly Report of Investments. 
 
WHEREAS, pursuant to Section 3.24.050 of the Woodlake Municipal Code, monthly, the Finance 
Department shall prepare a report listing of all investments of the City of Woodlake; and 
 
WHEREAS, the City’s temporary idle cash, those funds not immediately needed to pay current 
bills, is invested in accordance with the City’s Investment Policy that was approved by Resolution 
No. 09-05. 
 
NOW, THEREFORE, THE CITY OF WOODLAKE DOES RESOLVE to approve the City of 
Woodlake’s August 2016 Monthly Report of Investments. 
 
The foregoing resolution was adopted upon a motion of Councilmember ___________, and 
seconded by Councilmember ____________, and carried by the following vote at the City Council 
meeting held on September 12, 2016. 
 
 AYES: 
 NOES: 

ABSTAIN:  
 ABSENT: 
 
  
      _______________________________ 
      Rudy Mendoza, Mayor 
ATTEST: 
 
 
___________________________ 
Irene Zacarias, City Clerk 
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City of Woodlake 
 
 

AGENDA ITEM V-B 
September 12, 2016 
Prepared by Jason Waters, City Staff 

 
SUBJECT: 

 
Information: Update on the Status of the Greater Kaweah GSA 

 
BACKGROUND: 

 
On September 16, 2014, Governor Jerry Brown signed into law the Sustainable 
Groundwater Management Act of 2014 (“SGMA”), which authorized local agencies to 
manage groundwater in a sustainable fashion. SGMA requires all high- and medium-
priority groundwater basins, as designated by the California Department of Water 
Resources (“DWR”), to be managed by a Groundwater Sustainability Agency (“GSA”); 
  

DISCUSSION: 
 

The Sustainable Groundwater Management Act requires all local agencies to be part of 
a Groundwater Sustainability Agency. City Staff has been closely involved in the 
formation of the Greater Kaweah GSA, which will be one of three potential GSAs 
within the Kaweah Subbasin. The formation of a Joint Powers Authority was 
formalized earlier this month.  
 
The members of the Greater Kaweah JPA are as follows: 
 
1. County of Tulare 
2. Kaweah Delta Water Conservation District 
3. Kings County Water District 
4. St. Johns Water District 
5. Lakeside Irrigation Water District 

 
The City of Woodlake is not a formal member of the JPA, but will be part of the “Rural 
Communities Committee” which will have a one seat of nine available seats on the 
GSA Board.  
 
City Staff will participate in a meeting discuss the roles and responsibilities of the 
“Rural Communities Committee” on September 8th. Staff will provide an update on this 
meeting to Council.  

 
RECOMMENDATIONS: 
 

No staff recommendation 
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FISCAL IMPACT: 

 
There is no fiscal impact. 

 
ATTACHMENTS: 
 

None. 
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City of Woodlake 
 

 
 

AGENDA ITEM V-C  
September 12, 2016 
Prepared by Ramon Lara, City Staff  

 
SUBJECT: 

 
Action: Adoption of Resolution: Enter into a Purchase and Sale Agreement with Hafeltry 
Development Company, LLC for the Property with APN# 060-131-016 
 

BACKGROUND: 
 
The Woodlake City Council instructed staff to look at the acquisition of bare land that may be 
used in the future to promote improvements, development and commercial opportunities.  City 
staff engaged Union Pacific to look at the possibility of acquiring the property with APN# 060-
131-016.  The property is located at the corner of southwest corner of Naranjo Blvd. and Acacia 
St.  
 
After months of negotiations, Union Pacific agreed to sell the property with APN# 060-131-016 
to the City for one hundred fifty-one thousand four hundred and ninety-seven dollars 
($151,497.00).  The property is 33,666 square feet and the City paid $4.50 a square foot.  The 
City also acquired 3,704 square feet of right-of-way on Acacia St. at no cost.      
 

DISCUSSION: 
 
The City acquired the property with APN# 060-131-016 from Union Pacific for one hundred 
fifty-one thousand four hundred and ninety-seven dollars and no cents ($151,497.00).  The City 
has negotiated a sale price to Hafeltry Development Company, LLC for one hundred and fifty-
five thousand dollars and no cents ($155,000.00).  If the agreement is finalized the property 
would be used for the development of a retail business.  During development of the property, all 
offsite improvements would be constructed by the developer.        
 

RECOMMENDATIONS: 
 
City staff recommends that Council enter into a purchase and sale agreement with Hafeltry 
Development Company, LLC for the property with APN# 060-131-016.   
   

FISCAL IMPACT: 
 
All proceeds from the sale would be credited to the City of Woodlake General Fund as the 
property is a City General Fund asset.  
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ATTACHMENTS:   
  

1. Resolution:  Enter into a Purchase and Sale Agreement with Hafeltry Development 
Company, LLC for the Property with APN# 060-131-016 
 

2. Attachment No. 1 – Purchase and Sale Agreement 

40



BEFORE THE CITY COUNCIL  
OF THE CITY OF WOODLAKE 

COUNTY OF TULARE 
STATE OF CALIFORNIA 

 
In the matter of: 
 
ENTERING INTO A PURCHASE AND                )   Resolution No. 
SALE AGREEMENT WITH HAFELTRY             ) 
DEVELOPMENT COMPANY, LLC                      ) 
FOR THE PROPERTY WITH APN# 060-131-016)                           
 
Councilmember _________, offered the following resolution and moved its adoption. Enter into a 
Purchase and Sale Agreement with Hafeltry Development Company, LLC for the property with 
APN# 060-131-016. 
 
WHEREAS, the City acquired the property with APN# 060-131-016 for one hundred fifty-one 
thousand four hundred and ninety-seven dollars and no cents ($151,497.00), the property is 33,666 
square feet and the City paid $4.50 a square foot; and, 
 
WHEREAS, the property was acquired by the General Fund and was booked as a General Fund 
Asset. 
 
NOW, THEREFORE, THE CITY OF WOODLAKE DOES RESOLVE to enter into a Purchase and 
Sale Agreement with Hafeltry Development Company, LLC for the property with APN# 060-131-
016 in the amount of one hundred and fifty-five thousand dollars and no cents ($155,000.00) (see 
attached agreement). 
 
The foregoing resolution was adopted upon a motion of Councilmember _______, and seconded by 
Councilmember _______, and carried by the following vote at the City Council meeting held on 
September 12, 2016. 
 
 AYES: 

NOES: 
ABSTAIN: 

 ABSENT:  
        _____________________ 
        Mayor, Rudy Mendoza 
ATTEST: 
 
_____________________ 
Irene Zacarias, City Clerk 
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City of Woodlake 
 

 
 

AGENDA ITEM V-D  
September 12, 2016 
Prepared by Ramon Lara, City Staff  

 
SUBJECT: 

 
Action: Adoption of Resolution: Purchase the Properties with APN# 060-170-080 and APN# 
060-170-096  
 

BACKGROUND: 
 
The Woodlake City Council instructed staff to look at the acquisition of bare land that may be 
used in the future to promote improvements, development, infrastructure improvements and 
commercial opportunities.  City staff engaged the Turner Family to look at the possibility of 
acquiring the properties with APN# 060-170-080 and APN# 060-170-096.  The properties are 
located on Naranjo Blvd.   
 

DISCUSSION: 
 
After months of negotiations, the Turner Family agreed to sell the properties with APN# 060-
170-080 and APN# 060-170-096 to the City for three hundred thousand dollars ($300,000.00).  
Combined, the properties are 81,022 square feet and the City will pay $3.70 a square foot. 
Combined, the properties were appraised at three hundred and twenty-five thousand dollars 
($325,000.00) or $4.00 a square foot (appraisal report is attached).  Closing costs will be split by 
both parties evenly. 
 
The purpose of the acquisition is to acquire ROW that may be used for future water and sewer 
facilities.  Currently the City does not own any land on the west side of town that may serve that 
role.  The cost of the properties will be evenly split between the Water and Sewer Fund. 
 

RECOMMENDATIONS: 
 
City staff recommends that Council purchase the properties with APN# 060-170-080 and APN# 
060-170-096.  The properties help secure the development of water and sewer facilities on the 
west side of the City in the future.   
   

FISCAL IMPACT: 
 
The cost of the properties will be evenly split between the Water and Sewer Fund. The properties 
would become a Water and Sewer Fund assets.  
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ATTACHMENTS:   
  

1. Resolution:  Purchase the Properties with APN# 060-170-080 and APN# 060-170-096 
 

2. Attachment No. 1 – Appraisal Report for the Properties with APN# 060-170-080 and 
APN# 060-170-096 
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BEFORE THE CITY COUNCIL  
OF THE CITY OF WOODLAKE 

COUNTY OF TULARE 
STATE OF CALIFORNIA 

 
In the matter of: 
 
PURCHASING THE PROPERTIES   )   Resolution No. 
WITH  APN# 060-170-080 AND        ) 
APN# 060-170-096                              ) 
                          
 
Councilmember _________, offered the following resolution and moved its adoption. Purchase the 
Properties with APN# 060-170-080 and APN# 060-170-096.  
 
WHEREAS, the combined properties were appraised at three hundred and twenty-five thousand 
dollars ($325,000.00). 
 
WHEREAS, the properties will be acquired by the Water and Sewer Fund equally and will become 
Water and Sewer Fund assets.  
 
NOW, THEREFORE, THE CITY OF WOODLAKE DOES RESOLVE to purchase the properties 
with APN# 060-170-080 and APN# 060-170-096 for the amount of three hundred thousand dollars 
($300,000.00).   
 
The foregoing resolution was adopted upon a motion of Councilmember _______, and seconded by 
Councilmember _______, and carried by the following vote at the City Council meeting held on 
September 12, 2016. 
 
 AYES: 

NOES: 
ABSTAIN: 

 ABSENT:  
        _____________________ 
        Mayor, Rudy Mendoza 
ATTEST: 
 
_____________________ 
Irene Zacarias, City Clerk 
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APPRAISAL REPORT

GREENWOOD SUBDIVISION
Commercial Land Parcel

Southeast Corner of Naranjo Boulevard and
the Future Mulberry Street Alignment

Woodlake, California

Date of Value:
April 27, 2016

Client:
Ron Turner
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2918 W. Main St. • Visalia, CA 93291 • Phone (559) 733-1230 • Fax (559) 733-1248 • www.hopperco.com

May 3, 2016

Ron Turner
2520 North Filbert Road
Exeter, California 93221

RE: Appraisal of commercial land property in Woodlake, California. Our file no. 16-041.

Dear Mr. Turner:

In accordance with your request, we are pleased to transmit the attached appraisal report. We have
personally inspected and appraised the commercial land property located at the southeast corner of
Naranjo Boulevard and the future Mulberry Street alignment, in Woodlake, California. The property is
owned by Ronald & Cheryl Turner and Drew & Kay Turner. The 1.86-acre site is part of a larger land
holding that is currently being planned for development under the name Greenwood Subdivision. The
tentative map has not yet been recorded, but for purposes of this appraisal the subject site is
hypothetically assumed to be a separate legal parcel.

The property owners are now in discussions with the City of Woodlake to possibly sell the subject
property, and they are in need of an appraisal to assist in further negotiations. The property owners are
considered to be the clients for this assignment and Ron Turner has ordered the attached appraisal.

The purpose of the appraisal is to provide an opinion of the market value of the fee simple interest in
the subject property as of April 27, 2016. The specific definitions of these terms are contained within
the attached appraisal report. The property has been appraised in its actual physical condition but
under the hypothetical assumption that it is legally subdivided as a separate parcel. This is considered
to be a current value estimate.

After considering all of the available facts and pertinent information regarding the subject property, and
based upon the analyses and conclusions contained within the attached appraisal report, it is our
opinion that the current market value of the fee simple interest in the subject property in its “as-is”
condition as of April 27, 2016 is:

THREE HUNDRED TWENTY-FIVE THOUSAND DOLLARS
$325,000

This market value conclusion represents the most probable price for the specified interest in the subject
property, as defined within the attached report. It is assumed that the property has received adequate,
sufficient, and reasonable exposure to the market prior to the effective date of value for this appraisal,
and the value corresponds to an estimated exposure time of approximately 12 to 24 months.
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Hopper Company 2

The scope of work performed in answering the appraisal problem in this assignment has been
determined based on the need to develop credible assignment results consistent with the intended use
of the appraisal. Also, there are several assumptions and limiting conditions that help to set a context
for the valuation. Both the scope of work and assumptions and limiting conditions are more fully
detailed in the attached Appraisal Report document and they should be reviewed by any reader in order
to properly understand the analyses and conclusions.

It is the appraisers’ intent that the value conclusions and the appraisal report will be used by the clients
only for purposes of furthering negotiations with the City of Woodlake for the sale of the subject
property. No other intended users or uses of the appraisal are identified. Any reader of the attached
report is cautioned to understand the limited purpose for which it has been prepared. Reliance upon
the information, data, or conclusions indicated within the report by anyone other than the client or for
any reason other than the stated intended use is inappropriate and could be misunderstood. This letter
is intended only to transmit the attached appraisal report and should not be considered the report itself.

Thank you for this appraisal assignment. If you have any questions regarding it, please feel free to
contact us.

Sincerely,

Ross E. Lenz Keith J. Hopper, MAI, R/W-AC, AI-GRS
CA #AG043508 (expires 1/10/2018) CA #AG002559 (expires 10/4/2016)
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Appraisal Report – Greenwood Subdivision Commercial Parcel, Woodlake 1

THE APPRAISAL PROBLEM

The subject property is 1.86 gross acres of commercial zoned vacant land located at the southeast
corner of Naranjo Boulevard and the future Mulberry Street alignment, in Woodlake, California. The
property is part of a larger land holding that is currently being subdivided under the name Greenwood
Subdivision, and the project will include 126 single-family residential lots, a park site, and the subject
commercial site. The property is owned by Ronald & Cheryl Turner and Drew & Kay Turner, and the
tentative subdivision map is expected to be finalized and recorded in the next few months.

The Turners are now in discussions with the City of Woodlake to sell the property. The City would like to
exchange this site for property held by another owner, who in turn would develop this site with new
commercial improvements. An appraisal is needed of the real property to assist in furthering
negotiations for the possible sale of the subject site. The Turners are considered to be the clients for the
assignment and this appraisal has been ordered by Ron Turner. No other intended users or uses of the
appraisal have been identified by the clients or are envisioned by the appraisers.

The purpose of the appraisal is to provide an opinion of the market value of the fee simple interest in
the subject property as of April 27, 2016. The property has been appraised in its actual physical
condition but under the hypothetical assumption that it is legally subdivided as a separate parcel. This is
considered to be a current value estimate.

The appraisal has been prepared in compliance with the Uniform Standards of Professional Appraisal
Practice (USPAP) of the Appraisal Foundation and the Code of Professional Ethics and Standards of
Professional Appraisal Practice of the Appraisal Institute. In accordance with USPAP Standards Rule 2-2,
the results of this appraisal are being communicated in a narrative style Appraisal Report that provides a
concise presentation of the important facts and information impacting the value of the subject property.

The scope of work that is performed in answering the appraisal problem has been determined based on
input from the client and the need to develop credible assignment results consistent with the intended
use of the appraisal. This scope is more fully detailed later in the Scope of Work section of this report.
Also, there are several underlying assumptions and conditions that are made throughout this appraisal
that affect the value conclusions that are reached. They are detailed later in the Assumptions and
Limiting Conditions section of this report and should be read and understood in order to have a proper
basis on which to consider the value conclusions. In particular, it is important to note hypothetical
condition no. 22 and the fact that its use in the appraisal might have affected the assignment results.

The appraisers who have prepared and signed this appraisal report are competent to value this type of
property and are qualified under the competency rule of the USPAP. A complete list of the appraisers’
qualifications is shown in the addenda of this report.

This appraisal report is a copyrighted work and neither all nor any part of this document may be copied,
reproduced, transmitted, or incorporated into any information retrieval system in any form or by any
means without the express written permission of the authors. The information contained herein is
intended for the exclusive use of the client and other intended users that are explicitly identified in this
report, and solely for the intended use stated in this report. The Hopper Company retains all ownership
of this work and the client and other intended users are simply granted a license to use the work for the
intended use. © Copyright 2016 by the Hopper Company. All Rights Reserved.
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DEFINITIONS OF TERMS

The following terms are used throughout this appraisal report.

Appraisal: The act or process of developing an opinion of value; an opinion
of value (noun). Of or pertaining to appraising and related functions such as appraisal practice or
appraisal services (adjective). An appraisal must be numerically expressed as a specific amount, as a
range of numbers, or as a relationship (e.g., not more than, not less than) to a previous value opinion or
numerical benchmark (e.g., assessed value, collateral value). (USPAP, Appraisal Foundation, 2016-2017
edition, pg. 1).

Assignment: (1) An agreement between an appraiser and a client to provide
a valuation service; (2) the valuation service that is provided as a consequence of such an agreement.
(USPAP, Appraisal Foundation, 2016-2017 edition, pg. 1).

Client: The party or parties who engage, by employment or contract,
an appraiser in a specific assignment. The client may be an individual, group, or entity, and may engage
and communicate with the appraiser directly or through an agent. (USPAP, Appraisal Foundation, 2016-
2017 edition, pg. 2).

Report: Any communication, written or oral, of an appraisal or appraisal
review that is transmitted to the client upon completion of an assignment. Two types of reports may be
written under USPAP: Appraisal Report or Restricted Appraisal Report. (USPAP, Appraisal Foundation,
2016-2017 edition, pg. 4).

Real Estate or Real Property: Real estate is an identified parcel or tract of land, including
improvements, if any. Real property is the interests, benefits, and rights inherent in the ownership of
real estate. (USPAP, Appraisal Foundation, 2016-2017 edition, pg. 4).

Market Value: The most probable price, as of a specified date, in cash, or in
terms equivalent to cash, or in other precisely revealed terms, for which the specified property rights
should sell after reasonable exposure in a competitive market under all conditions requisite to a fair
sale, with the buyer and seller each acting prudently, knowledgeably, and for self-interest, and assuming
that neither is under undue duress. (The Dictionary of Real Estate Appraisal, 6th edition, Appraisal
Institute, 2015, pg. 141).

Fee Simple Interest: Absolute ownership unencumbered by any other interest or
estate, subject only to the limitations imposed by the governmental powers of taxation, eminent
domain, police power, and escheat. (The Dictionary of Real Estate Appraisal, 6th edition, Appraisal
Institute, 2015, pg. 90).

Exposure Time: The estimated length of time that the property interest being
appraised would have been offered on the market prior to the hypothetical consummation of a sale at
market value on the effective date of the appraisal. Exposure time is a retrospective opinion based on
an analysis of past events assuming a competitive and open market. (USPAP, Appraisal Foundation,
2016-2017 edition, pg. 2).
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SCOPE OF WORK IN THE APPRAISAL

The scope of work undertaken in this appraisal refers to the type and extent of research and analysis
that is performed in answering the appraisal problem and completing the assignment. An appropriate
scope of work leads to credible assignment results as measured within the context of the intended use
of the appraisal. The scope of work includes the degree to which the subject property is identified and
inspected, the type of data that is sought and the level of research that is performed, and the methods
and extent of analysis that are applied to arrive at opinions and conclusions. Credible assignment
results require support by relevant evidence and logic. (USPAP, Scope of Work Rule, Appraisal
Foundation, 2016-2017 edition, pg. 14).

Subject Property Identification & Inspection

In this appraisal, the appraisers have sought to become as knowledgeable about the subject property
and the market within which it operates as typical market participants would be. With this goal in mind,
it is important to recognize that the appraisal is performed with a limited amount of data and that
various legal, monetary, and time constraints may preclude the appraisers from making exhaustive
investigations.

The following tasks and investigations have been performed:

provided a copy of the vesting tentative map for Greenwood Subdivision.

site was viewed from the fronting street and various places on the property, detailed notes
were made regarding site conditions, and photographs of the property were taken.

the property, and any significant encumbrances to the title. An ownership history going
back a minimum of three years is researched, including any available details of recent sales,
listings, or offers to purchase.

that is applied to the property, expected changes to the zoning, and the availability of public
utility services.

Greenwood Subdivision tentative map, to determine the approximate dimensions of the
subject commercial site.

Data Research

In an effort to properly understand the market in which the subject property operates, several
additional steps are taken:

patterns and trends, property conditions, potential market transactions, and other
influences affecting the property.

collected from various governmental, Internet, and private sources to help in identifying
trends that may be impacting the value of the property.
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segment to better understand the forces and factors that influence value and the current
conditions affecting supply and demand.

conditions and transactions, including real estate agents, buyers and sellers and appraisers.

Numerous sources of information are used to help identify this market data, including title
company recordings, local multiple listing services, Internet resources and databanks, the
appraisers’ own files and databases, and contacts with active market participants.

knowledgeable of the transactions. All of the data used in this appraisal is believed to be
reliable and correct, and where inconsistencies or conflicting information is provided only
the most trustworthy data is used.

Valuation Analysis

Once the necessary background information about the subject and its market area are gathered, the
following analysis is performed.

observed evidence, and the appraisers’ experience in the local market.

performed.

Report that provides a concise presentation of the important facts and information having
an impact on the value of the subject property.

EFFECTIVE DATE OF VALUE AND APPRAISAL REPORT

The effective date of value represents the point in time to which the appraisal analyses and opinions
pertain, and in this report the date of value is April 27, 2016. The appraisers made a personal inspection
of the subject property on this date and all assumptions and analyses used in the appraisal are based
upon valuing the property as of this point in time. The concluded value is considered to be a current
value estimate because the effective date is concurrent with the date that the appraisal report was
prepared.

The date of the appraisal report is May 3, 2016. This is the point in time when the final value
conclusions were established and the completed appraisal report was transmitted to the client. This
date helps to establish the perspective of the appraisers in relation to the effective date of value.
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ASSUMPTIONS AND LIMITING CONDITIONS

The assumptions and limiting conditions listed below are central to the valuation of the subject property
and answering the appraisal problem. The list includes basic assumptions and limiting conditions that
are typical of many appraisal assignments as well as any extraordinary assumptions or hypothetical
conditions that are specific to the subject property and this assignment. This appraisal report and its
conclusions should only be read and relied upon within the context of these items.

Basic Assumptions

1. The information and data reported in this appraisal have been obtained from sources that are
deemed to be reliable. They are believed to be correct, but cannot be guaranteed by the
appraisers. Sources such as government agencies, financial institutions, attorneys,
accountants, appraisers, brokers, and buyers and sellers are believed to be true and correct
unless conflicting information is discovered through another source. In cases of conflicting
information, only reasonable and verifiable data is used, however, no responsibility for the
accuracy of such information is assumed by the appraisers.

2. It is assumed that all information provided by the property owner and any persons employed
by them is accurate and complete. This would include information about the subject
property’s physical condition, current and past economic performance, lease agreements,
condition of title, and any other items or details that could potentially impact the property’s
valuation.

3. The effective date of value that applies to the opinions expressed in this report is set forth in
the appraisal. The appraisers assume no responsibility for events, conditions, or
circumstances that may subsequently arise and alter the economic or physical condition of the
subject property and the opinions and conclusions stated herein.

4. No opinion as to title is rendered. Data on ownership and the legal description have been
obtained from sources generally considered reliable. Title is assumed to be marketable and
free and clear of all liens and encumbrances, easements, and restrictions except those
specifically expressed in the report.

5. It is assumed that the property is in full compliance with all applicable zoning and use
restrictions unless otherwise indicated in the report. It is further assumed that the property is
in complete compliance with all federal, state, and local laws and regulations governing
environmental issues, unless otherwise indicated.

6. The property is appraised assuming it to be under responsible ownership and competent
management. It is assumed that all required licenses, consents, and other legislative or
administrative authority have been or can be obtained for any use on which the value
estimate contained in this report has been based.
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7. No encroachment of real property improvements is known to exist, and it is assumed that the
utilization of the land and any improvements is within the boundaries of the property lines of
the property described in this report, unless otherwise indicated.

8. It is assumed, unless indicated to the contrary in this report, that there are no hidden or
unapparent conditions of the property, subsoils, or any structures that would render it more
or less valuable. No responsibility is assumed for such conditions, and any reports provided to
the appraisers by experts in these matters are accepted as true and correct.

9. No opinion regarding the value of subsurface oil, gas, or mineral rights is expressed. The
property is not believed to be encumbered by easements nor rights to surface entry for the
exploration or removal of such materials unless expressly stated.

10. Unless otherwise stated in this report, the existence of hazardous material substances,
including without limitation asbestos, polychlorinated biphenyls, urea-formaldehyde, foam
insulation, petroleum leakage, agricultural chemicals, or other potentially hazardous
materials, which may or may not be present on the subject property, were not called to the
attention of nor did the appraisers become aware of such during their inspection. The
appraisers have no knowledge of the existence of such materials on or in the property unless
otherwise stated. The appraisers, however, are not qualified to test or detect such
substances. The presence of such hazardous substances may affect the value of the property.
Unless otherwise indicated in the report, the value estimated in this appraisal is based on the
assumption that no such hazardous substances exist on or in the property or in such proximity
to it that would cause a loss in value. No responsibility is assumed for any such hazardous
substances or for any expertise or knowledge required to discover them. The client is urged to
retain an expert in this field, if desired.

11. This appraisal report should not be considered an inspection report on the physical nature or
condition of the property. The subject has been inspected on a casual level and no attempt
beyond ordinary visual inspection has been made to determine the adequacy or condition of
the property. The appraisers are not construction, engineering, environmental, or legal
experts, and any statements given on these matters should be considered preliminary in
nature.

Limiting Conditions

12. This appraisal is provided only for the purpose of property valuation and the appraisers are
neither qualified nor attempting to go beyond that narrow scope. The reader should be aware
that there are inherent limitations to the accuracy of the information and analysis contained
in this appraisal.

13. The liability of the appraisers and the Hopper Company is limited solely to the client and only
to the amount of the fee actually paid for the appraisal services. Any third parties not
identified as intended users who rely upon this appraisal, its facts, or conclusions, do so at
their own risk and waive the right to bring any action, directly or indirectly, against the
appraisers or firm.
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14. The appraisal report is a technical document designed to serve the specific needs of the client
and any other intended users that are specifically identified. Other readers are cautioned that
the report may not contain all of the information known by the appraisers concerning the
subject property or the real estate market. While no factors considered to be significant have
been knowingly withheld, there is a potential that information of importance to another
reader may not be included in the report.

15. This appraisal is performed with a limited amount of data. These limitations arise from
economic, physical, and legal constraints that prohibit the appraisers from making exhaustive
investigations about the subject property, the real estate market, and the comparable data.

16. A reasonable attempt to gather, investigate, and verify the comparable data used in this
report is made by the appraisers consistent with the efforts typically made by other real
estate professionals operating in the local market. However, the analyses and conclusions
contained in this report are subject to the accuracy of such data.

17. No opinion is intended to be expressed for legal matters or that which requires specialized
investigation or knowledge beyond that ordinarily employed by real estate appraisers.

18. No engineering survey of the property has been made by the appraisers. Data relative to size,
dimensions, and area are derived from sources deemed reliable. Maps, plats, and exhibits
included in the report are for illustration only and should not be relied upon for any other
purpose.

19. Neither all nor any part of the contents of this report shall be conveyed to the public through
advertising, public relations, news, sales, or other media without the prior written consent
and approval of the authors, particularly as to the valuation conclusions, the identity of the
appraisers or firm with which they are connected, or any reference to the Appraisal Institute
or to the MAI designation.

20. Possession of this report or any copy thereof does not carry with it the right of publication,
nor may the same be used for any purpose by anyone except the appraisers, without the
previous written consent of the appraisers, and in any event, only in its entirety.

21. No right to expert testimony is included with this report, and the fee for this appraisal does
not include payment for pre-trial conferences, taking of depositions, exhibit preparation,
expert witness fees, or other additional work beyond the initial scope of this assignment. If
the appraisers are subsequently required to provide any such services, the client or party
initiating the demand will be responsible for payment of expert fees associated with the time
and effort needed to provide them.

Hypothetical Condition

A hypothetical condition is “a condition, directly related to a specific assignment, which is contrary to
what is known by the appraiser to exist on the effective date of the assignment results, but is used for
the purpose of analysis.” Hypothetical conditions are contrary to known facts about physical, legal, or
economic characteristics of the subject property; or about conditions external to the property, such as
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market conditions or trends; or about the integrity of data used in the analysis. (USPAP, Appraisal
Foundation, 2016-2017 edition, pg. 3). The use of one or more hypothetical conditions may affect the
assignment results.

22. Currently, the subject property is part of a larger land holding and it has not yet been
subdivided. However, for purposes of analysis, this appraisal is based on the hypothetical
condition that the subject 1.86-acre property has been subdivided and it exists as a separate
legal parcel that can be conveyed independently and apart from the balance of the larger
parcel.
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CERTIFICATION OF THE APPRAISAL

We certify that, to the best of our 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 our personal, impartial, and unbiased
professional analyses, opinions, and conclusions.

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

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

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

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

• 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.

• Our analyses, opinions, and conclusions were developed, and this report has been prepared,
in conformity with the Uniform Standards of Professional Appraisal Practice (USPAP).

• We have made a personal inspection of the property that is the subject of this report.
• No one provided significant real property appraisal assistance to the persons signing this

certification.
• The reported analyses, opinions, and conclusions were developed, and this report has been

prepared, in conformity with the requirements of the Code of Professional Ethics and
Standards of Professional Appraisal Practice of the Appraisal Institute.

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

• As of the date of this report, Keith Hopper has completed the continuing education program
for Designated Members of the Appraisal Institute and Ross Lenz has completed the
Standards and Ethics Education Requirements for Candidates of the Appraisal Institute.

• We are competent to complete this appraisal assignment. Any steps necessary to achieve
competency are disclosed in this report.

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

Ross E. Lenz Keith J. Hopper, MAI, R/W-AC, AI-GRS
CA #AG043508 (expires 1/10/2018) CA #AG002559 (expires 10/4/2016)
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REGIONAL AREA INFORMATION

The subject property is located in the city of Woodlake, in Tulare County, California.

City of Woodlake

Tulare County as a whole is located near the center of California in the heart of the Central Valley, a vast
450-mile long region that forms the interior of the state. While the Central Valley has long been
overshadowed by the major metropolitan areas of Southern California and the Bay Area, it is now the
fastest growing section of California and is a rich agricultural region that is often referred to as the
“bread basket of the world.” The county of Tulare is one of eight counties comprising the southern
Central Valley region of California and it is made up of eight incorporated cities and over 40 smaller
unincorporated communities.

Woodlake is the smallest of eight incorporated cities in Tulare County, and it is situated in the north-
central section of the county at the intersection of State
Routes 216 and 245. The community is nestled at the base of
the foothills of the Sierra Nevada Mountains in the heart of
California’s citrus region. Woodlake lies some 16 miles
northeast of Visalia, 54 miles southeast of Fresno, and 169
miles north of Los Angeles. The city of Woodlake was
founded in 1912 and now encompasses nearly 3.0 square
miles of land area.

Population Trends

Over much of the past decade, the Central Valley has been a major growth section of the state, but
more recently the pace of population increases has changed significantly. According to new census
data, more people are now moving out of the Valley than are moving in, due in large part to high
unemployment and slow economic growth. “The exodus comes in sharp contrast to the past decade,
when areas such as Fresno and Madera were havens for young families and immigrants seeking new
lives in a relatively affordable part of California.” But between July 2010 and July 2011, Fresno, Madera,
Kings, and Kern counties saw more people leave than move in, while Tulare County grew just 1.3%. The
Central Valley is not losing population, however, because the birth rate remains one of the highest in the
state and it exceeds the number of residents who are moving out. Tulare County also benefitted from
an influx of international arrivals that outpaced those who left. Job opportunities tend to drive where
people locate and the Valley’s future growth could depend in large part on whether or not the economic
base can be diversified beyond just agriculture.1

California’s Department of Finance placed Tulare County’s population at 462,189 people as of January
2015 ranking it 18th in size amongst California’s 58 counties. This is an increase of 0.73% or 3,362 people
over the previous twelve months, and it distinguishes the area as the 27th fastest growing county in
California. In the past ten years, the County’s population averaged 1.35% annual growth, but in the
most recent three-year period it has slowed to an average of just 0.86% per year. Tulare County has

1 Census: More people moving out of Valley than in, Kurtis Alexander, Fresno Bee, April 5, 2012.
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increased its population every year going back to at least 1970, and over this 45-year period the growth
has averaged 2.00% per year.

Woodlake’s population stood at 7,648 people on January 1, 2015, an increase of 46 people or 0.61% in
the past year. It is expected that Woodlake will continue to increase its population at a slow but steady
pace over the next several years.

Economy & Industry

The San Joaquin Valley Leading Economic Index for March 2016 posted solid improvement over the prior
month and marked the 28th consecutive month in which the index remained above the growth-neutral
threshold. The index registered 57.2, up from 54.8 in February 2016 and closer to the 58.8 seen in
January 2016. This reading continues to point toward an expansionary economy over the next three to
six months. This index is compiled from a survey of individuals making company purchasing decisions in
the counties of Fresno, Madera, Kings, and Tulare. It is a forward-looking indicator of where the local
economy is headed and it considers employment, wholesale prices, inventories, business confidence,
trade, and other components. An index greater than 50.0 indicates a positive future outlook over the
next several months. Employment growth in the Valley continues to outpace that of the U.S. as a whole
with solid gains being made in food processing, wholesale trade, and warehousing. Even though weak
agricultural commodity prices and global economic weakness is weighing on the minds of business
operators, economic optimism also grew for the month.2

The primary industry in Tulare County is agriculture and in 2014 the county ranked as the highest
grossing area in the United States with total commodity value of $8.085 billion. This is a 10% increase
over 2013’s production level of $7.347 billion and represents the fifth straight year of double digit
growth. This commodity value is the highest in Tulare County’s history, and it has grown at a
compounded average annual rate of 5.81% over the past twenty years.

Milk remains the county’s leading commodity and only billion dollar crop with a 2014 production value
of $2.540 billion, an increase of 22%. While total milk production rose less than 2% in volume, revenues
increased due to higher pricing that averaged $22.00 per hundredweight versus just $18.40 per
hundredweight in 2013. Milk now accounts for 31% of the county’s total crop and livestock value.
Tulare County leads the nation in dairy production and accounted for 27.3% of California’s total milk
production in 2014 with 11.56 billion pounds. Despite these strong performance figures, the milk price
in 2015 has averaged under $15.00 per hundredweight, so gross revenues are likely to decline for the
current year.

Tulare County now produces over 250 different crops with 42 of these commodities generating annual
income of over $1.00 million each last year. Top crops in 2014 included milk, cattle and calves, oranges,
grapes, almonds, pistachios, tangerines, walnuts, corn, and peaches. The greatest increase in
production value came from livestock and poultry, which rose 41%, while field crops saw a decline in
value of -30%. The drought that has persisted for the last few years led to higher cattle sales as ranchers

2 San Joaquin Business Conditions Index, Ernie Goss, Ph.D., Craig School of Business, California State University,
Fresno, April 5, 2016.
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culled their herds, but it also caused a drop in field crop production as 274,635 fewer acres were
harvested. Tulare County’s crops provide food to more than 90 countries throughout the world.3

Farm-related employment represents around 27% of all jobs in Tulare County and it is perpetually the
largest employment sector. Other sectors that make up the local economy include government (22%),
retail trade (10%), manufacturing (8%), educational and health services (7%), leisure and hospitality
(6%), professional and business services (6%), and construction (3%).

Labor & Employment

Tulare County’s available labor pool was 202,900 people as of March 2016 with an unemployment rate
of 12.4% for the month. This is above the prior month’s 11.1% jobless level, but is down from the 13.5%
rate of a year ago. For the month, Tulare County ranked 54th out of 58 California counties in joblessness.

Woodlake’s labor force stood at 3,500 workers in March 2016 with unemployment of 15.8% for the
month. This is up from the previous month’s rate of 15.5%, but is below the 17.1% rate seen one year
ago. Over the years, the town’s prosperity has been closely tied to the production of oranges and olives.
Major employers in the area include Monrovia Nursery, Golden State Citrus packing, Nickel’s Payless
groceries, Dryvit Systems construction materials, Randall Manufacturing, and Fruit Grower’s Supply.

Income & Cost of Living

According to the U.S. Bureau of Economic Analysis, the per capita personal income of Tulare County
residents was $29,640 in 2011. This is an increase of 5.9% from the prior year, but it remains -32%
below the California average of $43,647 per person. Tulare County now ranks 347th amongst 366 metro
areas across the U.S. and 51st out of 58 California counties. Over the past ten years, the income level of
Tulare County residents has risen an average of 3.2% per year, faster than the state’s 2.6% annualized
rate, but its ranking relative to other counties has dropped from 49th. Tulare County’s per capita income
is third amongst the surrounding six-county area, ahead of Kings, Madera, and Merced Counties, but
behind Fresno and Kern Counties. 4

While it is evident that Tulare County and its communities are below the average effective incomes of
California and the nation overall, this area is also somewhat lower with respect to the associated cost of
living. Woodlake’s cost of living index stood at 84.3 in March 2013, below the national average of 100.0
and other higher priced areas of California like Los Angeles (135.8), San Francisco (159.1), Sacramento
(98.7), and San Diego (131.7).

Real Estate Market

The real estate market in Tulare County and Woodlake has now largely recovered from the Great
Recession. Coming on the heels of one of the market’s greatest times of value appreciation and new
development activity in 2003-05, the local market across all sectors turned downward in response to a
recessionary economy. Residential properties were the first to experience weakness starting in 2006
followed by commercial properties in 2008. These weak market conditions persisted until the

32014 Tulare County Agricultural Crop and Livestock Report, August 2014, Tulare County Agricultural
Commissioner/Sealer.
4 Valley incomes grow but lag behind state, U.S., Tim Sheehan, Fresno Bee Newspaper, November 26, 2012.
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residential market began to bounce back in 2011, while commercial and industrial properties have been
trending up since 2013.

The residential sector of the local real estate market peaked in December 2005 with a median home
value in Tulare County of $269,711 and the bottom was reached in April 2011 when house prices sat at
just $111,600. Since the low point of the trough, house values have recovered nicely and as of February
2016 the median value stood at $189,200, a gain of 69.5%. Still, the market remains -29.9% below its
peak. The median house value has increased $17,060 or 9.9% in just the past twelve months.5

The National Association of Home Builders/Wells Fargo Housing Opportunity Index says that some 50.4%
of Tulare County residents who earn at or above the median income level can now afford to purchase
the median priced house as of the fourth quarter of 2015. This is a substantial improvement over the
13.1% affordability index that prevailed in the fourth quarter of 2006. Tulare County now ranks 199 th

amongst 225 metropolitan areas across the country in housing affordability.6

Commercial property values tend to follow similar trends to those being seen nationally. According to
the Moody’s/RCA Commercial Property Price Index, a published index that tracks price changes by
examining re-sales of commercial properties across the United States, the aggregate index for core
commercial (retail, industrial, and office) properties declined by -0.6% in February 2016 and is down -
1.8% in the past three months. Still, a gain of 7.3% has been registered over the prior 12-month period.
The performance in non-major markets been somewhat better with a 0.7% monthly gain and an 8.0%
improvement in the last year. To date, non-major markets have fully recovered and values are up 1.9%
from their peak levels in September 2007.7

Conclusions

In general, Tulare County and the small city of Woodlake are rural areas located in the center of
California’s Central Valley agricultural region. This is one of the more affordable places to live in
California and population growth has been slow but steady for well over a decade. Like many markets
across the country, this area experienced a dramatic period of real estate value appreciation and new
development activity in the mid-2000s followed by severe drops in property values over the ensuing
years. Some sectors of the local real estate market have now entered a cycle of recovery with
agricultural and residential property values leading the way and commercial and industrial values seeing
a much slower return. Going forward, it is anticipated that all real estate sectors will see their values
remain stable to increasing over the foreseeable future.

5 California Association of Realtors, www.car.org
6 NAHB/Wells Fargo Housing Opportunity Index, National Association of Home Builders, www.nahb.org
7Moody’s/RCA Commercial Property Price Indices, April 2016, Moody’s Investor Service, www.rcanalytics.com.
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CITY LOCATION MAP
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SUBJECT PROPERTY IDENTIFICATION

Property Ownership

According to the official records of Tulare County, the subject property is owned by:

Ronald J. Turner and Cheryl B. Turner, husband and wife, as community property as to an
undivided one-half interest; and R. Drew Turner and Kay Turner, husband and wife, as joint
tenants, as to an undivided one-half interest
2520 North Filbert Road
Exeter, California 93221

Ownership and Sales History

Title to the subject property has been held by the current owners for several years and no sales appear
to have taken place in the past three years. The property is not currently listed for sale.

Legal Description

A formal legal description of the subject was not made available and the following is an approximation
based on information taken from Grant Deed No. 05-128850 dated November 17, 2005 and the
proposed Greenwood Subdivision map.

The north 410± feet of the west 189± feet of the following described property:

Parcel 1:

A strip of land 50 feet wide, situated in the North half of the Northeast Quarter of Section 36,
Township 17 South, Range 26 East, Mount Diablo Base and Meridian, lying Northerly of Lots 168
and 169, as per Map recorded in Book 10, Page 27 of Maps, in the Office of the County Recorder
of Tulare County.

Parcel 2:

Lots 168 and 169 as per Map recorded in Book 10, Page 27 of Maps, in the Office of the County
Recorder of Tulare County.
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Property Taxes and Assessment Data

The subject property may also be identified as a portion Tulare County assessor’s parcel numbers:

APNs 060-170-080 and 060-170-096

Beginning with the 1981-82 assessment roll, all real property in California is assessed at 100% of full cash
value as determined by valuation of the county assessor’s office. Full cash value is equal to the market
value at the time of the most recent property transfer, or the 1975-76 assessed value, whichever is most
current. These assessments may be increased by a maximum of 2% each tax year. If the property is sold
or there are substantial additions or modifications made to the property, the assessor’s office is
required to reassess the property at current value levels.

The subject property is located in tax rate code area 007-007 and real property taxes in this area are
currently based on a tax rate of 1.0877% of assessed value. The property has been assessed and taxed
the following values by the Tulare County Assessor’s Office and Tax Collector for the 2015/2016 tax year:

Assessor’s Parcel No. 060-170-080 060-170-096

Assessed Values:
Land $541,246 $34,112
Improvements $0 $0
Fixtures $0 $0
Personal Property + $0 + $0

Gross Taxable Value $541,246 $34,112
Less Exemptions - $0 - $0

Net Taxable Value $541,246 $34,112
Current Tax Rate x 1.0877% x 1.0877%

Real Property Taxes $5,887.07 $370.98
Mosquito Abatement $82.50 $3.00
Woodlake Fire + $226.88 + $0

Total Property Taxes $6,196.45 $373.98

The taxes indicated above are payable in two equal installments each due by December 10, 2015 and
April 10, 2016. Taxes for the current year had been paid in full for both parcels. However, APN 060-170-
080 has outstanding taxes due from tax years 2009-2010, 2010-2011, and 2011-2012. The total
redemption for these tax years is $19,500.58 according to the Tax Collector’s office. There are no other
known public or private assessments or bonded indebtedness levied against the property at this time.
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PROPERTY DESCRIPTION AND ANALYSIS

The subject site consists of a single hypothetical parcel of land that is located at the southeast corner of
Naranjo Boulevard and the future Mulberry Street alignment, in the city of Woodlake. The following
descriptions and analyses detail the physical nature of the subject property. They are based on a
personal inspection of the site on April 27, 2016 along with information taken from the published
assessor’s parcel map, the vesting tentative subdivision map of Greenwood Subdivision, information
from the City of Woodlake, and various online resources.

Land Description

The hypothetical subject parcel has a slightly irregular shape. In its current configuration, the property
has an interior lot orientation, but once it is developed Mulberry Street will need to be installed and this
will result in a corner orientation.

Site Dimensions & Size

According to 4 Creeks Engineering, the finished parcel once it is net of road dedications will have a
maximum north-south depth of approximately 189 feet and a maximum east-west width of nearly 410
feet. The Greenwood Subdivision vesting tentative map indicates that the parcel contains 1.86 acres or
approximately 81,022 square feet of gross land area, more or less, prior to perimeter road dedications.

Frontage & Off-Site Improvements

The subject property fronts along the south side of Naranjo Boulevard. It is an unfinished site with no
curb, gutter, or sidewalk off-site improvements in place along this exposure.

Topography & Soil Conditions

The site has a rolling topography that generally slopes downward toward the southwest. Its elevation is
about one foot below the grade of Naranjo Boulevard and the property slopes to nearly eight feet below
the street height at its lowest point. The property has not been formally graded, leveled, and
compacted to support improvements.

No soils testing report or geotechnical study have been made available for review. However, soil
conditions in the surrounding area are generally believed to be stable and are not known to be prone to
major shifting or subsidence. Without any information to the contrary, it is assumed throughout this
appraisal that the subject site has stable soil conditions that are capable of supporting typical
improvements when appropriate engineering recommendations are followed.

Drainage & Flood Zone

Drainage of the property appears to be adequate and no large pooling or ponding of water has been
noticed on the site. Water tends to percolate naturally into the open soil.
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According to the flood insurance rate map prepared by the Federal Emergency Management Agency
(FEMA), the subject property is in a shaded ‘X’ flood zone. The applicable community panel no. is
06107C0686E, which was most recently updated on June 16, 2009. The shaded ‘X’ zone denotes areas
of 0.2% annual chance flood (500-year flood), areas of 1% annual chance flood (100-year flood) with
average depths of less than one foot or with drainage areas less than one square mile, and areas
protected by levees from 1% annual chance flood. This is not a special flood hazard area and properties
in this zone are not typically required to carry flood insurance as part of a mortgage transaction.

Waterways & Natural Features

There are no waterways that openly traverse the subject property. Two large oak trees are located on
the property and these are a protected species with local government often requiring special measures
to preserve them. No other protected tree or bush species or other distinctive natural features have
been noticed on the property. However, the appraisers are not licensed as botanists, biologists, or
geologists and do not have any specialized training in the identification of such natural features.

Utilities & Services

The subject property is fully within the Woodlake city limits and is served with all public utilities and
municipal services. These services and their providers include natural gas from SoCalGas; electricity
from the Southern California Edison Company; telephone service from AT&T; domestic water and
sanitary sewer from the City of Woodlake; and trash collection by Sunset Waste Systems. Municipal
services include police protection from the Woodlake Police Department, fire protection from the
Woodlake Fire District, and street maintenance from the Woodlake Public Works Department.

More specifically, there is a domestic water line in Naranjo Boulevard in front of the site for easy
connection. There is also a sanitary sewer line in Naranjo Boulevard, but it terminates at Cypress
Avenue just east of the subject. Storm water drainage is expected to be handled by an on-site basin
within the Greenwood Subdivision and/or the developer will need to apply for permission from the
California Department of Transportation (Caltrans) to drain water to State Route 216 (Naranjo
Boulevard).

Access & Visibility

The subject receives adequate access and visibility from its frontage along Naranjo Boulevard. This
roadway is also known as State Route 216 and it is regulated and maintained by Caltrans. The rural
highway carries two lanes of undivided traffic in an east-west direction in front of the property. No
formal drive approaches are currently installed on this frontage, but it is expected that direct access
would be possible. This highway frontage affords the site good visibility to passing traffic.

The Greenwood Subdivision map also calls for the installation of Mulberry Street along the west side of
the project. This would be a city street that would be dedicated to the City of Woodlake. As a condition
of approval of the subdivision map, the City will require dedication of the necessary right-of-way and
improvement of the street along this frontage.
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Easements & Encumbrances

A brief visual inspection of the property did not reveal any readily apparent adverse easements,
encroachments, or other encumbrances. However, no title report for the property has been provided
for review and no guarantee is made by the appraisers regarding the condition of title to the property.
It is possible that a site survey or comprehensive title search might reveal easements, encroachments, or
other clouds on title that could be either beneficial or detrimental to the value and use of the property.
But, without any information to the contrary, it is assumed throughout this appraisal that the subject
property is free and clear of any adverse title issues.

Environmental Conditions

No obvious visible signs of toxic materials, hazardous wastes, or other undesirable substances have been
noticed on the site. However, the appraisers are not experts in this field and do not claim to have any
special knowledge or ability with regards to the existence or detection of such materials. No phase one
environmental site assessment report of the property has been provided for review.

The GeoTracker website published by the California State Water Resources Control Board does not
indicate any known leaking underground storage tanks, land disposal sites, military sites, or other
cleanup sites on the subject property. There are a number of other properties located within 1,000 feet
of the subject that are listed on the site. However, these sites have undergone remediation and have
been certified clean. There are additional properties located within a ½-mile radius of the subject that
are listed on the website as being contaminated. They are all located well to the east of the subject
property and do not appear to pose a threat of contamination to the site. Because no information to
suggest possible contamination has been found, the subject site is considered to be environmentally
clean throughout this appraisal.

Earthquake Fault Zone

The California Alquist-Priolo Act is designed to mitigate the hazard of earthquake fault-rupture by
regulating and prohibiting the development of most structures for human occupancy near active fault
lines. Cities and counties affected by Earthquake Fault Zones must regulate certain development
projects within the zones and must withhold development permits until geologic investigations reveal
that sites are not threatened by surface displacement due to earthquake faults. The California Natural
Hazards Disclosure Act further requires sellers of real property and their agents to provide prospective
buyers with a disclosure statement indicating whether or not the property lies within one or more state-
mapped hazard areas, including Earthquake Fault Zones.

According to the current listing of affected areas, the county of Tulare is not a specified area and
properties located within the county are not at risk due to Earthquake Fault Zones. Therefore, no
restrictions are known to be placed on the property in regards to this act.

Bordering Properties

The Woodlake Cemetery and Woodlake Presbyterian Church are located north of the subject across
Naranjo Boulevard. To the east is the former High Sierra Lumber yard along with vacant land. South of
the subject is the balance of the land planned for Greenwood Subdivision along with orange grove
plantings further south. To the west of the site is an olive orchard and some rural residences.
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ASSESSOR’S PARCEL MAP
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AERIAL PHOTOGRAPH
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GREENWOOD SUBDIVISION MAP
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Street scene looking west along Naranjo Blvd.
The subject is visible on the left side.

View of the subject property looking
southwest from near its northeast corner.

View of the subject property
looking south across Naranjo Blvd.

View looking east along the subject’s
northern property line.

View looking south along the property’s
western boundary line.

View looking northeast across the site
from near its southwest corner.
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ZONING AND PROPERTY RESTRICTIONS

The use and development of the subject property are governed by the following restrictions.

Woodlake Zoning Ordinance

The subject property is currently zoned CS by the City of Woodlake for service commercial uses.
However, the City is currently processing a change of zone that would designate the property CN for
neighborhood commercial uses. This change has been approved by the Planning Commission and is
moving forward toward finalization.

The purpose of the CN zone is to provide for the development of small scale, low intensity commercial
uses that serve the daily needs of residential neighborhoods that are in close proximity to the shopping
center. The design of the CN centers shall be of scale and design that is compatible with the
surrounding residential neighborhood.

Land Use Restrictions

Uses that are permitted within this zone include, professional offices, bakeries, barber and beauty
shops, dry cleaners, food stores, retail stores, banks, drug stores, medical clinics, restaurants, and other
uses of similar intensity.

If a conditional use permit is obtained, then it may also be possible to use the property for churches,
restaurants serving alcohol, public administrative offices, and single-family dwellings.

Development Standards

Along with the use restrictions placed on the property, the zoning ordinance also imposes certain
standards for development. In the ‘CN’ zone these include:

1. Building height – 35 feet maximum
2. Yard setbacks:

a. Front – 15 feet minimum.
b. Side – none required, unless abutting a residential zone and then 10 feet minimum.
c. Rear – none required, unless abutting a residential zone and then 10 feet minimum.

3. Site area – 6,000 square feet minimum.
4. Screening – where a residential zone abuts, a 7-foot solid block wall is to be constructed on

the property line that separates the two uses.
5. Off-street parking – varies based on specific use.
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HIGHEST AND BEST USE ANALYSIS

Once the pertinent information about the subject property and the market in which it operates is
understood, the next step in the appraisal process is to analyze the highest and best use of the property.
Highest and best use may be defined to be that particular use or types of uses that are legally and
physically permissible and for which there is sufficient demand that results in the most probable or most
valuable use of the property.

The purpose of a highest and best use analysis is to determine the optimal or most likely use of the
property. Once a logical conclusion is reached, the appropriate valuation approaches can be applied to
estimate a value for the property interest being appraised. A proper highest and best use analysis
provides the foundation for an accurate and market-oriented valuation of the subject property.

The highest and best use of the property is analyzed in two steps. First, the most probable use of the
land as though vacant and unimproved is considered. Then, the analysis is performed again focusing on
the property as it is improved and comparing this use to the optimal improvements. In each step four
separate criteria are considered, including those uses that are legally permissible, physically possible,
financially feasible, and maximally productive.

Because the subject property consists of vacant land only, there is no need to perform an analysis of the
property as improved for this appraisal.

Land As Though Vacant Analysis

While the subject property is currently zoned for service commercial uses, a change of zone to
neighborhood commercial is pending and according to the City is expected to happen very soon. This
zoning allows for a wide variety of commercial uses that are generally of a small scale and designed to
serve residents of the surrounding neighborhood. This appraisal is based on the hypothetical condition
that the subject property has been subdivided as a separate legal parcel, and this is likely to mean that
the Greenwood Subdivision map is finalized and recorded. Any new development on the site will also
require government approvals and permits.

The physical characteristics of the hypothetical subject parcel are adequately suited to supporting
commercial development. Public utility services are available in relatively close proximity. The property
has good frontage along a state highway, but approvals from Caltrans will need to be obtained for a
development and this tends to delay projects somewhat. Some widening of State Route 216 and
installation of Mulberry Street will be required, but this should give the site good accessibility. Soil
conditions are believed to be stable, but earthwork will be needed to level the site.

Commercial real estate market conditions have stabilized in recent years and Woodlake has seen new
development taking place. Several national companies have come to town with new stores, including
Dollar General and Rite Aid. This is good evidence of the financial feasibility of commercial projects,
although speculative development without having a substantial amount of space preleased are still very
risky and not recommended.
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The maximally productive use of the subject site is to take advantage of its location along a state
highway and at a main entrance into Woodlake. Naranjo Boulevard has some of the highest traffic
counts in the city and new commercial development has been attracted to this corridor in recent years.
A project should seek to fully utilize the land and provide a service that will appeal to residents of the
community.

Thus, the highest and best use of the land as though vacant is to develop the hypothetical site with new
commercial improvements. The zoning change to neighborhood commercial should be finalized and
approvals obtained from both the City of Woodlake and Caltrans for a new development. The most
likely buyer of the site is a developer who is working with one or more tenants who are interested in
opening new stores.

METHOD OF VALUATION

The highest and best use analysis forms the basis for the property’s valuation, and for this reason the
methods used to value the subject must be consistent with the highest and best use conclusions.
Traditionally, real property valuation revolves around three approaches to value: the cost approach,
sales comparison approach, and income capitalization approach. Each of these approaches studies the
property from differing viewpoints and each uses various techniques to estimate the value of the
interest being appraised.

The cost approach is based on the concept that market participants will not pay more for a property
than they can spend to acquire a site and construct improvements of similar quality, condition, and
utility. Improvements are valued by measuring the cost of reconstructing optimal improvements less
any depreciation that has accrued. Then the value of the underlying land is added, which is often
estimated through comparison to sales of other similar parcels. The sales comparison approach is
derived from the principles of supply and demand and substitution, which say that value is determined
by market forces and parties tend to set prices based upon what other properties of similar utility and
desirability are selling for. The income capitalization approach is concerned with the income producing
abilities of a property. It comes from an investor’s willingness to pay now based on the anticipation of
income and other benefits to be achieved in the future.

When possible and appropriate, multiple approaches are used to estimate the value of the subject
property. However, not all properties are well suited to the use of all three approaches and it may be
impossible or inappropriate to use them all for certain properties. The approaches that are applied are
dependent upon the type of property being appraised, the purpose and use of the appraisal, and the
quantity and quality of available data.

The sales comparison approach is used to value the subject property in this appraisal. The details of the
market data and the analysis are presented in the following section of the report. The cost approach is
excluded because there are no improvements on the property that require a cost to develop. The
income capitalization approach is also not relevant because there is no lease agreement in place for the
subject and commercial parcels are not frequently sold as leased investments in the local market area.
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SALES COMPARISON APPROACH

The practice of making comparisons between the subject and the market in which it is located is central
to all of the appraisal process, but in no method of valuation is this practice more prevalent than in the
sales comparison approach. The sales comparison approach is based on the principles of supply and
demand, substitution, and balance, and these principles often lead market participants to value
properties on the basis of the prices being paid for other similar properties in the local market.

On this basis, the sales comparison approach seeks to value the subject property by comparing it to
other similar properties that have recently sold, are currently under contract to be sold, or are actively
being marketed for sale. Once appropriate market data is identified, comparisons and adjustments are
made in an effort to equate the data to the subject property and provide an indication of its value.

Search for Comparable Data

To find appropriate market data for use in valuing the subject land a search is made to identify sales that
exhibit many of the same physical, locational, and economic characteristics as the subject. The search
for comparable data is focused on the city of Woodlake and an adequate amount of data has been
identified for proper comparisons and analyses.

In the end, a total of four data items are selected and they are all closed sale transactions. These data
items are referred to in this report as sale nos. 1 through 4. Each is described below along with a map
showing their locations relative to the subject.

Comparable Commercial Land Sales

In summary, the sales took place between November 2012 and March 2016. The land parcels vary in
size from 13,939 to 79,532 square feet and they sold in a price range from $3.57 to $5.34 per square
foot. All of the data items are located in Woodlake and zoned for commercial use.

Sale no. 1 is a commercial land parcel located at the southwest corner of Magnolia Street and Lakeview
Avenue, in Woodlake. The property was part of a larger land holding and it contains 20,994 square feet.
It is finished with curb, gutter, and sidewalk along the Lakeview Avenue frontage, but no such off-sites
are in place on the Magnolia Street exposure. The property had a rough level topography with all public
utilities readily available. A CC central commercial zoning is applied to the property by the City of
Woodlake. In November 2012, the City purchased the property for $75,000 all cash or $3.57 per square
foot. They have since developed the site with the Woodlake Transit Center.

Sale no. 2 consists of two adjoining land parcels located at the southwest corner of Naranjo Boulevard
and Pepper Street, in Woodlake. The property was partially improved with an old auto parts store,
three old shed buildings, and some asphalt paved yard area on the southerly parcel. The northerly
parcel was entirely vacant land. The property has 79,532 square feet of land area. There are no off-site
improvements along either street frontage, but all public utilities are available without any lengthy
extensions needed. It is zoned SC for service commercial uses by the City of Woodlake. The buyer is a
developer who planned to build a new Dollar General store under a 15-year lease agreement with the
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discount retail chain. The land sale closed in March 2013 for $425,000 or $5.34 per square foot with the
buyer securing institutional financing to help with the acquisition and development.

Sale no. 3 represents a vacant land parcel that is located at the southwest corner of Naranjo Boulevard
and Acacia Street, in Woodlake. The land is part of a former railroad corridor that parallels State Route
216, but it was vacant with no improvements on the site. It contains a total gross land area of 37,370
square feet. The topography varies across the site with the northern portion being slightly elevated
above the fronting streets and the southerly portion being several feet below grade. There are no off-
site improvements installed along either street frontage, but public utilities are readily available. In
March 2016, the property was purchased by the City of Woodlake for $151,497 all cash or $4.05 per
square foot. They intend to seek new commercial development on the property.

Sale no. 4 refers to a 13,939 square foot land parcel located along the west side of Valencia Boulevard,
north of Bravo Avenue, in Woodlake. The interior-oriented lot has recently been upgraded with new
curb, gutter, and sidewalk as part of the roundabout project built by the City. All public utilities are
available to serve the site as well. The property is zoned CN for neighborhood commercial uses. In
October 2015, the property was offered for sale at an asking price of $59,900 and it sold in March 2016
for $50,000 or $3.59 per square foot. The buyer put down $25,000 and the seller carried a note for the
balance at market-oriented terms.

Land Sales Adjustments

Once the appropriate market data is selected this data is analyzed and compared to the subject and
adjustments are made to the sales in an effort to equate them to the subject. In making these
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adjustments various elements of comparison are considered. Elements of comparison are those
characteristics of properties and their transactions that cause variations in the prices paid by the market.
While there are often an infinite number of variations between properties, the market typically is
concerned with only a more limited number of variables that are considered to be most important.
After all of the necessary adjustments are made the adjusted comparable data items provide an
indication of value for the subject. A detailed breakdown of the individual adjustments that are made to
each of the land sales is shown in the adjustment grid below.

Element of Sale Sale Sale Sale
Comparison 1 2 3 4

Location SWCMagnolia St. & Lakeview Ave. SWC Naranjo Blvd. & Pepper St. SWC Naranjo Blvd.. & Acacia St. W/S Valencia Blvd., N. of Bravo Ave.
City Woodlake Woodlake Woodlake Woodlake
APN 061-140-054 060-132-010,011 060-131-016 060-134-008

Buyer City of Woodlake Evergreen Comm’l Dev. City of Woodlake Jose & Raquel Trevino
Seller Nickel’s Pay-Less UH, LLC Union Pacific R.R. John &Marion Biondi
Recorded Document No. 81477 18019 11471 14107

Sale Recording Date 11/30/2012 3/21/2013 3/2/2016 3/16/2016
Sale Price $75,000 $425,000 $151,497 $50,000
Price per S.F. $3.57 $5.34 $4.05 $3.59

Land Area - S.F. 20,994 79,532 37,370 13,939
Zoning CC (Central Commercial) SC (Service commercial) SC (Service commercial) CN (Neighborhood commercial)
Parcel Shape Rectangular L-shaped Rectangular Rectangular
Topography Rough Level Level Sloping Level
Off-Site Improvements Partial Curb, Gutter, Sidewalk None None Curb, Gutter, Sidewalk
Utilities Water, Sewer, Gas, Electricity Water, Sewer, Gas, Electricity Water, Sewer, Gas, Electricity Water, Sewer, Gas, Electricity

Real Property Rights Conveyed Fee Simple Fee Simple Fee Simple Fee Simple
Adjustment + $0 + $0 + $0 + $0

Financing Terms 100% Cash Institutional 100% Cash Seller
Adjustment + $0 + $0 + $0 + $0

Conditions of Sale Arm's Length Arm's Length Arm's Length Arm's Length
Adjustment + $0 + $0 + $0 + $0

Expenditures After Sale None None None None
Adjustment + $0 + $0 + $0 + $0

Improvements None None None None
Adjustment + $0 + $0 + $0 + $0

Market Conditions 11/30/2012 3/21/2013 3/2/2016 3/16/2016
Adjustment + 0% + 0% + 0% + 0%

Adjusted Price $75,000 $425,000 $151,497 $50,000
Adjusted Price per S.F. $3.57 $5.34 $4.05 $3.59

Location Adjustment + 0% + 0% + 0% + 0%

Parcel Size Adjustment + 5% + 0% + 0% + 5%

Zoning Adjustment + 0% + 0% + 0% + 0%

Topography Adjustment + 0% + 0% + 0% + 0%

Off-Sites Adjustment + 0% + 0% +0% + 0%

Utilities Adjustment + 0% + 0% + 0% + 0%

Indicated Land Value per S.F. $3.75 $5.34 $4.05 $3.77

Total Dollar Adjustment + $0.18 + $0.00 + $0.00 + $0.18
Net Percentage Adjustment + 5% + 0% + 0% + 5%
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With all of the appropriate adjustments made the comparable sales indicate an adjusted range of values
for the subject spanning from $3.75 to $5.34 per square foot of land area.

Land Value Conclusion

The majority of the data items are clustered between $3.75 and $4.05 per square foot with only sale no.
2 being somewhat of an outlier. Considering the large size of the subject property and it sloping
topography, a unit value of $4.00 per square foot is concluded. This is multiplied by the 81,022 square
feet in hypothetical subject parcel to arrive at a rounded total property value of $325,000.

Land Size x Value per S.F. = Land Value

Therefore, as a result of these analyses and conclusions, it is our opinion that the current market value
of the fee simple interest in the subject property in its hypothetical condition as a separate legal parcel
as of April 27, 2016 is:

THREE HUNDRED TWENTY-FIVE THOUSAND DOLLARS
$325,000

This market value represents the most probable price for the property as defined earlier in this report.
The value represents the price paid in terms of cash or financial arrangements equivalent to cash with
no unusual conditions or submarket financing. It also corresponds to an estimated exposure time of 12
to 24 months, which would have transpired prior to selling the property at the appraised value on the
effective date of value.
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QUALIFICATIONS OF ROSS E. LENZ

Certification
• California Certified General Real Estate Appraiser: Certificate No. AG043508

Education
• California State University, Fresno: 2006 Graduate, B.S. Degree, Business Administration - Entrepreneurship
• Appraisal Institute:
Basic Appraisal Principles
Basic Appraisal Procedures
Real Estate Finance, Statistics, and Valuation Modeling
General Appraiser Market Analysis and Highest & Best Use
General Appraiser Sales Comparison Approach
General Appraiser Site Valuation and Cost Approach
General Appraiser Income Approach, Part 1
General Appraiser Income Approach, Part 2
General Appraiser Report Writing and Case Studies
Advanced Income Capitalization
Advanced Market Analysis and Highest & Best Use
Advanced Concepts and Case Studies
Quantitative Analysis
National Uniform Standards of Professional Appraisal Practice (USPAP)
7-Hour USPAP Update

Appraisal Experience
Actively engaged in real estate appraisal in the Central Valley since 2006. Has appraised or assisted in
appraising many types of commercial, office, industrial, land, and special purpose type properties. A partial
list of clients for whom work has been completed includes:
• Government: County of Tulare, City of Visalia, City of Tulare, City of Porterville, City of

Woodlake
• Schools: Visalia Unified, Exeter Public Schools, College of the Sequoias, San Joaquin

Valley College, Tulare Joint Union High School District
• Lenders: Valley Business Bank, Mission Bank, Bank of the Sierra, Central Valley

Community Bank, Bank of the West, Tri Counties Bank, Citizens Business Bank,
Wells Fargo Bank, Suncrest Bank, Comerica Bank, Farm Credit West, Heritage
Bank of Commerce, Central State Bank, Pacific Alliance Bank

• Corporations: Southern California Edison Company, Nationwide Mutual Insurance Company,
Lyles Diversified, Mid Valley Disposal

• Attorneys: Dooley & Herr, Peltzer & Richardson, Betts & Wrigth, Reynolds Jensen & Swan
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• Health Care: Kaweah Delta Health Care District, Tulare Regional Medical Center, Sierra View
Local Health Care District, Family HealthCare Network, Tulare Community
Health Clinic, Visalia Medical Clinic

• Right-of-Way Firms: Universal Field Services, Hamner Jewell & Associates, Overland Pacific & Cutler
• Other: Visalia Rescue Mission, International Agri-Center
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QUALIFICATIONS OF KEITH J. HOPPER
MAI, R/W-AC, AI-GRS

Professional Designations
• MAI designation – Member of the Appraisal Institute
• R/W-AC designation – Appraisal Certification of the International Right of Way Association
• AI-GRS designation – General Review Specialist of the Appraisal Institute

Certifications and Licenses
• California Certified General Real Estate Appraiser: Certificate No. AG002559
• California Real Estate Broker’s License: License No. 01105905

Education
• California State University, Fresno: B.S. Degree, Business Admin. - Real Estate and Urban Land Economics
• Appraisal Institute:

Real Estate Appraisal Principles 1A-1 & Basic Valuation Procedures 1A-2: Univ. of Colorado, Boulder
Capitalization Theory & Techniques A & B: Tufts Univ., Massachusetts & Univ. of San Diego, California
Case Studies in Real Estate Valuation 2-1: Univ. of San Diego, California
Report Writing and Valuation Analysis 2-2: California State Univ., San Jose
Standards of Professional Practice, National USPAP Update, and California Laws and Regulations
Advanced Sales Comparison and Cost Approaches 530: Univ. of San Diego, California
Subdivision Valuation: Pleasanton, California
Land Valuation Assignments and Adjustment Procedures: Fresno, California
General Appraiser Market Analysis and Highest & Best Use: Univ. of San Diego, California
Real Estate Finance, Statistics, and Valuation Modeling: Bakersfield, California
Uniform Appraisal Standards for Federal Land Acquisitions (Yellow Book): San Jose, California
Litigation Professional Development Program:
Litigation Valuation Overview 700: Pepperdine University, California
Litigation Appraising – Specialized Topics and Applications 705: Oakland, California
Condemnation Appraising 710: Sunnyvale, California
Advanced Condemnation Appraising 720: Sacramento, California

Review Theory – General: Sacramento, California
• International Right of Way Association:

Principles of Real Estate Appraisal 400: Sacramento, California
Appraisal of Partial Acquisitions 401: Fresno, California
Easement Valuation 403 and Legal Aspects of Easements 802: San Luis Obispo, California
Reviewing Appraisals in Eminent Domain 410: Fresno, California
Ethics and the Right of Way Profession 103: Hayward, California
Standards of Practice for the Right of Way Profession 104
Corridor Valuation: San Jose, California

• American Society of Farm Managers and Rural Appraisers:
Integrated Approaches to Value A304: Paso Robles, California
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Best Practices for Rural Property Appraisals
Highest and Best Use

• Marshall & Swift: Cost Approach to Commercial Appraisal: Marshall & Swift Certified Appraiser

Appraisal Experience
Actively engaged in appraisal in the Central Valley since 1989. Appraised many types of commercial,
industrial, residential, apartment, subdivision, land, agricultural, and special purpose properties. A partial list
of clients includes:
• Government: U.S. Postal Service, U.S. Navy, U.S. Marshall’s Office, Calif. Dept. of Forestry,

Calif. Dept. of Transportation, Resolution Trust Corp., Federal Deposit
Insurance Corp., County of Tulare, County of Kings, Administrative Office of the
Courts

• Cities: Visalia, Tulare, Porterville, Kingsburg, Dinuba, Exeter, Woodlake, Hanford,
Bakersfield, Farmersville, Reedley

• Redevelopment: Visalia, Tulare, Dinuba, Tulare County
• Schools: Visalia Unified, Hanford Elementary, Central Valley Christian, College of the

Sequoias, Tulare City Schools, Tulare High School District, Liberty Elementary,
Porterville Unified, Burton School District, Alta Vista School District

• Lenders: Wells Fargo, Union Bank, J.P. Morgan, Valley Business Bank, Bank of the Sierra,
Comerica Bank, Westamerica Bank, Archon Financial, Key Bank, Aegon Realty
Advisors, Rabobank, Housing Capital Co., Citizens Business Bank, Premier Valley
Bank, RBC Builder Finance, Farm Credit West, Kingsburg Land Bank, Bank of the
West, Suncrest Bank, Central Valley Community Bank, Evangelical Christian
Credit Union, United Security Bank

• Corporations: Kraft General Foods, Chevron USA, McDonald’s Corp., Wal-Mart Stores,
Campbell Soup Co., Pepsi Cola Co., Southern California Edison Co., Southern
Pacific Railroad, Jostens, Payless Cashways, Frito Lay, Southland Corp., RR
Donnelley, Leprino Foods, California Dairies, Sun Maid

• Insurance Companies: Nationwide Mutual Insurance Co., Chicago Title Insurance Co., Ticor Title
Insurance Co., Fidelity National Title Co.

• Attorneys: McGregor Dahl Sullivan & Klug, Navy Exchange Service Command, Dale Bruder,
Dennis Lynch, Rauber & Johnson, Hurley & Laird, Williams Jordan & Broderson,
McKinney Wainwright & Saul-Olson, Paul Hastings Janofsky & Walker, Houk &
Hornburg, Baker Manock & Jensen, Griswold LaSalle Cobb Dowd & Gin,
Dowling Aaron & Keeler, Dooly & Herr, Peltzer & Richardson, Hooper Lundy &
Bookman, McCormick Barstow, Kahn Soares & Conway, Ruddell Cochran
Stanton Smith & Bixler, Michael Lampe

• Right-of-Way Firms: Universal Field Services, Bender Rosenthal, Paragon Partners, Tarvin &
Associates, Hamner Jewell & Associates, Overland Pacific & Cutler

• Churches: Methodist, Baptist, Calvary Chapel, Nazarene, Mennonite, Catholic, Grace
Community, Living Christ, Bethel Assembly, New Hope, Praise Center

• Health Care: Kaweah Delta HCD, Tulare Regional MC, Sierra View District Local HCD, Tulare
Community Health Clinic, Visalia Medical Clinic

• Other: YMCA, Farm Bureau, Housing Authority, Tulare Irrigation District, International
Agri-Center, Visalia Rescue Mission

Litigation Experience
Appraised properties on behalf of private and public agency clients for eminent domain, divorce, and other
matters involving litigation. Have given depositions, appeared at mediation and arbitration hearings, and
qualified as an expert witness in Tulare County and Kern County Superior Courts and Federal Bankruptcy
Court.
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