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APPRAISAL PROBLEM

The subject property consists of some 548.34 Square Feet (SF) of land that an adjoining property
owner has encroached upon. The adjoining property owner (Brooks) has a deck and building
improvements located on the 548.34 SF of land they do not own. The subject 548.34 SF is owned
by the Southern California Edison Co. (S8CE). This appraisal assignment is to estimate the Market
Value of a 548.34 SF “Dwelling Easement” into perpetuity that grants the Brooks the right to use,
keep and repair the improvements located on SCE property.

The SCE property the subject is located upon is part of a much larger parcel of some 594.34 acres
that includes a portion of Shaver Lake and adjoining lands. The property is zoned RC, recreational
conservation, with a minimum parcel size of 40 acres. | have based this appraisal upon the
assumption the subject 548.34 SF are a portion of a larger parcel of some 40 acres that are zoned
RC-40.

This appraisal report is submitted ina Summary Appraisal Report format. The appraisal required
the inspection of the property, collection of all appropriate market data available, exterior inspection
of the appropriate market data, confirmation of the data, analysis of the data as it relates to the
valuation of the subject property, concluding a value for the subject property and finally preparation
of the appraisal report. Data, techniques and procedures considered appropriate for this appraisal
assignment have been utilized.

Purpose and Function

The purpose of this appraisal is to estimate the market value of a Dwelling Easement on the subject
property. The use of the report is understood to be for negotiating a sale price for the "Dwelling
Easement” across the subject property. My clients for this assignment are Brett D. Hillman Attomey
at Law and Dr. and Mrs. Brooks. The intended users of this appraisal are Brett D. Hillman Attorney
at Law, Dr. and Mrs. Brooks and SCE.

The effective date of appraisal of this report is December 28, 2007, the date of inspection of the
subject.

Mitchell 8. Dunshee Appraisals, Inc. 1 Brooks/SCE Shaver Lake
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Market Value
The most probable price which a property should bring in a competitive and open
market under all conditions requisite to a fair sale, the buyer and seller each acting
prudently and knowledgeably, and assuming the price is nof affected by undue
stimulus. Implicit in this definition is the consummation of a sale as of a specified
date and the passing of title from seller to buyer under conditions whereby:

Buyer and seller are typically motivated;

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

A reasonable time is alfowed for exposure in the open markel;

Payment is made in terms of cash in United Staltes dolfars or in terms of
financial arrangements comparable thereto; and

The price represents the normal consideration for the property sold unaffacted by
special or creative financing or sales concessions granted by anyone associated with
the sale’

Property Rights Appraised

The property rights appraised in this report are a Dwelling Easement of the subject. A preliminary
title report on the subject parcel was not submitted. The subject is not leased to my knowledge.
Upon inspection | noted no easements encumbering the subject property. A copy of draft deed
containing the dwelling easement language is included in the addenda of this appraisal.

! USPAP Definition, The Dictionary of Real Estate Appraisal, The Appraisal Institute, Chicago, 1L, 1993, pp. 222.

Mitchell S. Dunshee Appraisals, Inc. 2 Brooks/SCE Shaver Lake
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GENERAL DATA AND MIARKET TRENDS
Regional Analysis

The subject is located in eastern Fresno County. Fresno is located in the center of the San Joaquin
Valley of California. Fresno is the social and economic center of the southern San Joaquin Valley.
The southern San Joaquin Valley is comprised of eight Counties; San Joaquin, Stanislaus, Merced,
Madera, Fresno, Tulare, Kings and Kern. The Valley is one of the most productive agricultural
regions in the world. Fresno has an airport that is a designated inland port of entry. Southern
Pacific and Santa Fe railroads serve the Valley. Two major north-south freeways, Interstate 5 and
Highway 99, connect the Valley to Los Angeles 222 miles to the south, and to San Francisco and
Sacramento to the north; both approximately 180 miles from Fresno. The nearest deepwater port is
Stockton, in San Joaquin County.

The central San Joaquin Valley has a semi-arid climate, with mild winters, long hot summers, and
annual rainfall of approximately ten inches on average. The region is sparsely populated generally.
Major communities are located along the Southern Pacific Railroad tracks. Fresno is the largest
community in the southern San Joaquin Valley, and is the County seat of Fresno County.

Area Analysis

Fresno County is centrally located in the State of California and is one of the most productive
agriculture centers in the World. The City of Fresno is roughly equidistant between San Francisco
and Los Angeles. There is ample transportation/shipping service available, with approximately 30
local trucking firms, 31 interstate, and 75 intrastate carriers, all with terminals in Fresno. Southem
Pacific Transportation Company provides rail service. Commercial air setvice is provided by Fresno
Air Terminal, a designated inland port of entry. The nearest seaport is Stockton.

FRESNO COUNTY GROWTH TREND

Year 1990 2000 2001 2002 2003 2004 20056 2006

Pop. 673,700 | 810,290 | 823,920 | 826,600 | 841,560 | 862,600 | 883,537 | 899,514

The economy of the region has its primary financial base in agriculture and related industries
including chemicals, machinery, processing, and transportation. Over 200 different types of
produce are commercially grown, including cotton, grapes, almonds, tomatoes, alfalfa, citrus, as
well as dairy, beef, and pouliry products. Fresno County remains the number one agricultural
county in California in terms of gross dollar revenue.

Mitchell S. Dunshee Appraisals, Inc. 3 Brooks/SCE Shaver Lake
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Fresno County, roughly 6,000 sq. miles in area, has a population of approximately 899,514
(January 2008). Between the years of 2001 and 2006, Fresno County’s population increased from
823,920 to 899,514 residents, an annual average increase of +1.8%. A reasonable population
growth rate for the next five years is considered 1.5% per year for the County. Clovis and Fresno
have a population estimated at 561,403 as of January 2004, and comprise £62% of the County
population. A population growth rate of approximately 2.0% per year for the next five years is
anticipated for the Fresno-Clovis metropolitan area.

Fresno County Population Trends

Year 2001 2002 2003 2004 2005 2006 4 Yr. Avg.
Clovis 70,800 | 72,800 | 76,000 80,900 86,015 89,924 5.4%
Coalinga 16,550 | 16,400 | 16,400 16,700 17,080 17,147 0.7%
Firebaugh 5925| 5,950 6,175 6,575 6,741 6,710 2.6%
Fowler 4110 4,160 4,270 4,600 4,729 4,855 3.6%
Fresno 441,200 |441,900 |448,500 | 456,100 | 464,727 | 471,479 1.4%
Huron 6,550 | 6,625 6,900 6,975 7,018 7,344 2.4%
Kerman 8,950 9,575 | 10,000 10,650 11,455 12,633 8.2%
Kingsburg 9,625 10,050 | 10,500 11,150 11,237 11,2486 3.4%
Mendota 8,150 | 8,050 8,175 8,850 8,739 8,777 1.5%
Orange Cove 8,500 8,500 8,750 9,250 9,297 9,639 2.7%
Parlier 11,700 | 12,050 | 12,150 12,250 12,709 12,895 2.0%
Reedley 21,400 | 21,200 | 21,350 21,750 22,599 23,341 1.8%
Sanger 19,650 | 19,550 | 19,900 20,500 22,105 23,322 3.7%
San Joaquin 3410 3,400 3,490 3,570 3,623 3,746 2.0%
Selma 20,300 | 20,350 | 20,900 21,800 22 411 22,931 2.6%
Unincorporated | 167,100 |166,000 1168,100 | 171,200 | 173,054 | 173,525 0.8%
Total 823,920 |826,600 {841,560 | 862,600 | 883,537 | 899,514 1.8%

Source: State Department of Finance

FRESNO MISA ANNUAL AVERAGE UNEMPLOYMENT STATISTICS
Title 2001 2002 2003 2004 2005
Civilian Unemployment Rate 1386% 141% 14.0% 10.5% 9.0%

Employment Trends

From 2001-to-2005, total non-farm employment increased by 16,800 jobs or £1.5 percent per year
on average. Total farm employment decreased by 3,300 jobs. Employmenti levels increased in the
service producing industries by 11,800 jobs, and goods producing industries increased by 5,100
jobs. The services sector contains the highest number of jobs in the Fresno MSA. Over the period,
Professional and Business Services increased by 5,300 jobs. Educational and Health Services
increased by 4,000 jobs.

Fresno County unemployment for April 2006 is reported at 8.8%, with the City of Fresno at 8.3%.

Mitchell S. Dunshee Appraisals, Inc. 5 Brooks/SCE Shaver Lake
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The third largest employment sector is the

Fresno County Top Ten Leading Crops

total government at 67,100 jobs. This 2003 2003 2002 1993
industry declined by 500 jobs over the Crop Rank Dollar Vaiue Rank_Rank
) . . . Grapes 1 $400,842,000 1 1
perlod. Retail trade, with 34,800 JObS, Tomatoes 2 384,290,000 5 3
increased by only 2,200 jobs over the  Cotton 3 341,666,000 2 2
period. Manufacturing currently contains ~ C@ttle And Calves 4 263,510006 6 5
i ) Poultry 5 246,520,000 3 -
126,900 jobs. Over the period, ik 6 221,199,000 5 4
manufacturing lost 300 jobs. Oranges 7 215,349,000 8 9
Almonds 8 201,596,000 7 7
The ten leading crops for 2003 are shown ~ Onions 9 164,766,000 13 15
) Peaches 10 1568.470,000 12 11
on the tabie to the right. Top Ten Total $2,213,431,000
TITLE 2001 2002 2003 2004 2005
Total, All Industries 324,600 329,200 328,800 332,900 338,200
Total Farm 48,700 46,600 46,200 46,000 45,400
Total Nonfarm 275,900 282,000 282,700 286,900 292,700
Total Private 208,400 212,800 215,100 220,300 225,700
Goods Producing 43,500 44,000 45400 47,700 48,600
Construction 15,900 16,900 18,100 19,900 21,500
Manufacturing 27,200 26,900 27,100 27,500 26,900
Durable Goods 11,700 10,700 10,000 10,200 10,400
Nondurable Goods 15,500 16,200 17,100 17,300 16,500
Service Providing 232,400 238,000 237,300 239,300 244,200
Private Service Producing 165,000 168,800 169,700 172,700 177,100
Trade, Transportation and Utilities 53,900 54,800 55900 55700 56,700
Wholesale Trade 12,000 12,500 12,500 12,200 12,500
Retail Trade 32,600 32900 33,800 33,900 34,800
Transportation, Warehousing and Utilities 9,200 9,400 9,600 9,600 9,400
Information 5,100 4,700 4.200 4,600 4 400
Financial Activities 14,100 14,100 13,700 13,900 14,500
Real Estate and Rental and Leasing 4,600 4,700 4,500 4,400 4,300
Professional and Business Services 23,500 25200 26,400 27,700 28,800
Educational and Health Services 32,500 33,900 34,900 35800 36,500
Educational Services 3,000 3,200 3,400 3,500 3,400
Health Care and Social Assistance 29,500 30,700 31,500 32,300 33,100
Leisure and Hospitality 24500 24200 23,600 24,300 25,600
Other Services 11,300 11,900 11,000 10,700 10,700
Government 67600 69,100 67600 66600 67,100

Source: State of California Employment Development Department {Fresno MSA = Fresno County)

The ag-sector provided +£13.4% of Fresno County total wage and salary employment in 2005.
Other leading sectors of the economic base included Trade (both Retail and Wholesale) at £16.8%

of the total, Government employment at 19.8%, and Goods Producing at 14.4%.

Mitchell 8. Dunshee Appraisals, Inc.
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The leading growth sector in the last decade has been the Service sector, followed by the trade and
government industries. The agricultural sector of the economy has generally increased with the
population, but has decreased as an employment sector. However, agriculture remains a major
component of the region’s and area’s economic base, generating over 2.2 Billion dollars in direct
crop revenues in 2003,

Neighborhood Analysis

The subject property is located adjacent to Shaver Lake in eastern Fresno County. Highway 168 is
the main arterial, heading east from Fresno/Clovis east to the Sierra National Forest, Shaver Lake,
Sierra Summit Ski Resort, and Huntington Lake. The majority of the land in the area is under the
ownership of the Sierra National Forest and SCE. There are several areas around Shaver Lake
that are privately owned and developed to a mixture of primarily residential uses and limited
commercial uses.

Sierra National Forest

The Sierra National Forest in California is a vast 1.3 million-acre section of rugged country 205
miles from San Francisco and 240 miles from Los Angeles. The Forest is situated between Kings
Canyon National Park on the south, Yosemite National Park on the north, and Inyo National Forest
on the east. Elevations range from 900 feet to the 13,986-foot Mt. Humphreys. The Sierra National
Forest contains some the highest, sharpest, most severely carved peaks in the Sierra Nevada,
along with chaparral slopes, grass and woodland-covered foothills, hundreds of lakes and
reservoirs, steep-walled canyons, dense forests, and alpine meadows. Forest terrain ranges from
gently rolling, oak-covered foothills along the San Joaquin Valley to the rugged, majestic snow
capped peaks of the Sierra Nevada crest.

Most of the four million visitors a year arrive through Fresno on California Highway 168, the main
road into the national forest. This highway provides access to sixty-four campgrounds, eleven
major lakes, and five wilderness areas that cover 43 percent of the national forest. Highway 41
reaches the northern half of the Forest and Yosemite. Activities enjoyed by the visitors include:
hiking and riding, camping, picnicking, alpine skiing, cross-county skiing, white-water rafting and
kayaking, scenic drives, hunting, fishing, off road vehicle travel and snowmobiling.

The Sierra has 11 reservoirs, 528,000 acres of designated wilderness, more than 60 family
campgrounds, two wild and scenic rivers and 1,100 miles of trails that offer a range of challenges
from half-day loops to week-long stays. The five wilderness areas reaching into the Sierra include:
Ansel Adams 228,500 acres, Dinkey Lakes 30,000 acres, John Muir 584,000 acres, Kaiser 23,000
acres and Monarch 45,000 acres.

Mitchell 3. Dunshee Appraisals, Inc. 8 Brooks/SCE Shaver Lake
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There are more than four hundred small lakes in the Sierra back country, while eleven large lakes in
major valleys generate electricity through many dams and powerhouses built on parts of the San
Joaquin and Kings rivers. In 1911 Pacific Light and Power Company (later bought by Southern
California Edison Company), began to build the first of eight powerhouses, six dams, and six lakes
in the Sierra National Forest. The work continued through 1988. Pacific Gas and Electric Company
runs another two dams and powerhouses at Courtright and Wishon Reservoirs. Together, the
complex system of reservoirs, dams and powerhouses use and reuse the San Joaquin River and its
tributaries to generate electricity for more than one million homes in California.

The man-made and enlarged lakes in the national forest are popular recreation sites. Visitors can
swim and fish or sail at Huntington Lake, Mammaoth Pool, Pine Flat, Courtright and Wishon
Reservoirs, Edison, Florence, Shaver, Kerckhoff, Bass and Redinger Lakes. The many streams
and rivers flow mostly undammed over boulder-lined beds. The main and south forks of the Merced
and the middle and south forks of the Kings are wild and scenic rivers, flowing free for 224 miles
along Sierra’s north and south boundaries.

The high-quality living environment aftracts in increasing number of new residents to the Sierra
Nevada. According to the Sierra Nevada Ecosystem Project Report (June 1996), these retirees,
commuters, and ex-urban migrants are all coming to the Sierra Nevada at the same time
employment is declining in the traditional resource-extraction industries, i.e. agriculture, timber, and
mining. The new residents are decreasingly dependent on resource extraction and increasingly
bring outside sources of income into the region. Over the past twenty years the economy and
population has more than doubled in the Sierra Nevada.

Prather is a small community located along Highway 168. There is a small retail/office
development and a 43,800 square foot shopping center (Canyon Fork Shopping Center) anchored
by an independent supermarket with a +20,000 square foot Long’s Drug Store on a pad. Canyon
Fork Shopping Center is located at the intersection of Auberry Road and Morgan Canyon Road.
The in-line space is currently 50% vacant, but the owner of the center stated that all three spaces
are about to be released.

Prather Area Employers

Bill's Pizza Factory Foster Freeze
Canyon Fork Hardware Hometown Realty
Canyon fork Market InterMountain Nursery
Canyon Fork Properties Lindberg Machine
Central Valiey Commercial Corporation  Marty Nunes Heorseshoeing
Sierra 21 Sierra Realtors Quality Home Painting
Clovis Community Bank Resource Lenders
Mitchell S. Dunshee Appraisals, Inc. 9 Brooks/SCE Shaver Lake
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Country Roads Realty
Foothill Video
Foothill Auto Parts

SNF Pine Ridge Ranger District
Tack Room Feed / Supply
William McPike, Attorney

Auberry is located north of Highway 168 approximately 2 miles along Auberry Road. Auberry Road
intersects Highway 168 from the north about one mile east of Prather. Although the subject
address states the location as Auberry, in actuality the subject at the intersection of Highway 168,
Auberry Road and Lodge Road, roughiy 1.5 miles east of Prather and 3 miles south of the town of
Auberry.

Auberry Area Employers
All-Ways Recycling Center Mountain Shirts

Auberry Builders Supply Ponderosa Lions Club
Cascada Cabinets Ponderosa Market

Crowley Welding Service Randy Hunter Painting

D and D Satellite S and S Stationery

David O. Crabtree LCSW S.J. and E Deli and Social Club
David Jordan, CPA Sierra Auto Body

Harmon RV Storage Sierra Unified School District
Hair Depot Sierra Veterinary Hospital
Hearthstone Home Services Steven Rinker, DDS

Hillside Cad and Graph Barbara Stewart, MD

Java Time Swiss-Dane Corporation
Linenbach Auto Parts The Ranch-Moticn Picture Site
Mountain Home Health Services Wish-I-Ah Care Center

Shaver Lake

Shaver Lake is a small mountain resort community located on the west slope of the Southern Sierra
Nevada Mountains in central California. Shaver Lake is known for its abundant year-round outdoor
recreation. The area is one of the most popular recreation and vacation area for central California.
The climate is mild, with snow in the winter, and an average temperature in the summer of
approximately 84 degrees. The majority of the people you will see on an average weekend are
visiting their second homes or renting one.

The subject propeity is located adjacent to Shaver Lake and a residential subdivision commonly
referred to as the “the point’. Shaver Lake is an alpine lake surrounded by primarily Southern
California Edison owned land, which not been developed for the most parf. The lake is primarily
used in the summer for fishing, sailing, swimming, boating, and other related recreational activities.

A residential subdivision, the Shaver Lake Point, with some 168 lots is located at the northwest side
of the lake, and offers the only lake frontage lots on Shaver Lake. Only some 48 lots within this
subdivision have lake frontage. In the last several years there has been several new residential

Mitchell S. Dunshee Appraisals, Inc. 10 Brooks/SCE Shaver Lake
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subdivisions developed on private fee lands located southwest of Shaver Lake. These subdivisions
consist of paved roads, underground utilities, and sewer and water service.

The community of Shaver Lake is a relatively small community offering basic retail conveniences,
several churches, a couple of restaurants/cafes, and several gas stations. Public schools are
available in Pine Ridge and Auberry. The Cities of Clovis and Fresno are located some 45 miles
southwest, and requires about an hour to trave!l by automobile. The City of Fresno offers a variety
of retail conveniences, entertainment activities, schools, churches, hospitals, and other activities not
found in the Shaver area.

Shaver Lake Amenities

Churches: There is one chapel serving both the local Catholic and Protestant
communities.

Climate: Average Temperatures:
summer high: 84 winter high: 50
summer low: 60 winter low: 30
Average Precipitation; 32"
Average Snowfall: 12 feet with 1 - 3 feet on the ground at any time
Prevailing Winds: northwest

Typical First Freeze:  October 30
Typical Last Freeze:  May 1

Community Center:  Shaver Lake has a very nice community center, the highlight of which is the
hall used for community functions, wedding receptions and family gatherings.
There is also a baseball diamond, kid's playground and picnic area.

Elevation: The elevation of the lake (top of dam) is 5,370". The residential areas are as
high as 5,700'. Shaver Lake is located about an hours drive East of Fresnoin
the Sierra Mountains right on Highway 168, It is located at about 5,500-foot
elevation, so the summers are miid and the winters get some snow. About 20
miles further up 168 from Shaver Lake is Huntington Lake and the Sierra
Summit Ski Resort that has downhill skiing in the winter.

Local Businesses Eagle Towing /AAA Towing Ron's Refrigeration

Serving The Shaver B & L Mechanical Shaver Lake Auto Center

Lake/Huntington Lake Easiside Mobile Locksmith (Sanger) Shaver Lake Espresso & Giits

Area His and Hers Beauty Salon Shaver Lake Furniture Company
Huntington Construction Shaver Lake Hardware
Ken's Clothing & Gifis Shaver Lake Liquor
Monika's Second Time Around Shaver Lake Sports, LLC
Mountain Appliance Shaver Lake Watersporis/Safari
Pius Construction Shaver Stables (summer only)
Ponderosa Trailer Park Young's Sports & Fish
Presentations Gift Shop

Markets: Cedar Crest Resori/Huntington - (summer only)

Cressman's Texaco - (fuel)
Dinkey Creek Store - (fuel)
Huntington Lake Resort

Mitchell S. Dunshee Appraisals, Inc. 11 Brooks/SCE Shaver Lake
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Ken's Market

Lakeshore Resort (Huntington Lake)

Rancheria Marina - (fuel) Huntington Lake

Shaver Village Deli and Market - (Deli sandwiches & homemade burritos)
Union 76 Mini-Mart (fuel)

Recreation: Fishing

Boating &
Sailing

Horseback
Riding

Snow
Sports

Hiking

National
Parks

Vacation
Rentals

Camping

Restaurants: Huntington

There are numerous lakes and streams for great fishing. Both
Shaver and Huntington Lakes offer the best in fishing. There
are many high country lakes only reachable by hiking. There
is Dinkey Creek, Tamarack Creek, the San Joaquin River and
many more.

Huntington Lake is rated #2 in the world for the best sailing
conditions. The views of Sietra Summit Ski Resort and other
high country vistas make this a premium lake for water sport
play. Shaver Lake and Huntington have boat rentals for most
water sport needs.

There are riding stables in Shaver Lake, Huntington and
Dinkey Creek. Half day, whole day, overnight and multiple
pack trips are available. Fishing trips are alse very popular.

Sierra Summit Resort is 22 miles north of Shaver via Highway
168 and only minutes from Huntington Lake. Some of the best
California skiing is made available right at your fingertips.
Snow mobiling is extremely enjoyable in the Sierras. Miles
and miles of groomed ftrails are available for your snow
mobiling pleasure. Cross-country skiers also enjoy the same
luxury in several mountain locations.

From the famous John Muir Trail to smaller trails, there is a
hiking trail for the beginner to the very experienced.

Shaver and Huntington Lakes are surrounded by Sierra
National Forest. Many sites are both historical and
breathtaking and are available for you sight seeing pleasure.
Enjoy the giant redwoods of McKinley Grove or the high
country views from Kaiser Ridge. Great camping facilities are
also made available. Yosemite National Parkls an hourand a
haif by car from Fresno.

Every size of cabin/condo and home is available for every
budget. Summer rentals to year-round rentals in Shaver Lake
are available from K&K Property Management, Coldwell
Banker and Century 21.

There are several clean and well-maintained campgrounds
available for the outdoorsman. Huntington to Shaver to
Dinkey Creek offers campgrounds with water, utilities, shower
and more.

Cedar Crest Resort
Huntington Lake Resort
Lakeshore Resort (sit-down dining/wine list)

Shaver

Hungry Hut (Burgers, etc.)

Mitchell S. Dunshee Appraisals, Inc.
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Shaver Lake Bed &
Breakfasts:

Schools:

Utilities:

U. S. Post Office:

Shaver Lake Pizza

Sierra House Restaurant (sit down dining /wine list)
Shorthorn Bar & Girill

The Trading Post

The Sawmill

Trappers Bar and Grill

Village Restaurant - {breakfast, lunch and dinner; salad bar)

The Primrose Inn
The Elliott House

Big Creek Elementary
Pine Ridge School
Sierra High Scheol

Electricity and Gas: PG&E

Electricity and Gas: Southern Calif. Edison
Cable TV (USA Media)

Ponderosa Telephone

Propane - Private

Big Creek
Huntington Lake Office
Shaver Lake Office

Mitchell S. Dunshee Appraisals, Inc. 13
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SITE DATA

Inspection
Mitchell Dunshee, MAI inspected the subject parcel on December 28, 2007, the effective date of
value.

Brief Description

The subject property consists of 548.34 SF that is situated on an assessor’s parcel totaling 594.34
acres. Please refer to the Assessor’'s parcel map presented on the following page. The 594 acre
parcel contains a portion of Shaver Lake. The 548.34 SF subject property is currently developed to
a portion of a residence and deck improvements that were developed by an adjacent property
owner. It is an assumption of this appraisal that the subject 548.34 SF are vacant.

Location
The subject is located off of Lakeview Drive, adjacent to Shaver Lake, in eastern Fresno County.

Legal Description
A legal description of the subject property is included in the addenda of this appraisal.

History
The subject has not sold in the last three years to my knowledge. The subject is not listed for sale

to my knowledge.

Assessed Value, Taxes & Ownership (2007-2008)

The subject property is a portion of a larger assessor’s parcel (120-270-05u) that is owned by the
Southern California Edison Company (SCE). SCE is public utility and not subject to county
assessment and taxes. If the subject property were in private ownership county real estate taxes
would be approximately 1% of it value, upon sale.

Real property taxes in California are based upon 100% of their assessed value. Due to Proposition
13, assessed values have a base year which is the date of last sale, or last major renovation/new
construction, or March 1, 1975, the hase year lien date. Subsequent to the base year,
assessments can only be increased a maximum of 2% per year until the property is sold,
substantial new construction occurs, or the use of the property is substantially changed. in such
cases the assessment may be increased (or decreased) to current levels.

According to Assessor records, the subject parcel is currently under the ownership of:

Southern California Edison Company

Mitchell S. Dunshee Appraisals, inc. 14 Brooks/SCE Shaver Lake
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Zoning

The subject property is zoned R-C-40, Resource Conservation with a minimum lot size of 40 acres.
The zoning is intended to provide for the conservation and protection of natural resources and
natural habitat areas. Allowable uses include grazing, timber management, single family homes
{one per lot), wildlife habitat and other similar non-intensive uses. Low intensity camps and parks,
commercial stables, timber processing plants and microwave relay stations are permitted subject to
director review and approval or condition use permits. Most other more intensive uses are
expressly prohibited. Rezoning to a more intensive use is considered o be speculative.

Access

The subject 548.34 SF is located adjacent to the shore line of Shaver Lake Access to the larger
parcel (120-270-05u, 594.34 acres) is provided by Highway 168 and Lakeview Avenue. Access is
considered to be good, please see plot map.

Utilities
Service Provider
Domestic Water  Domestic Well and springs
Sewer Septic system
Electricity SCE
Natural Gas Propane storage tanks
Telephone AT&T

Encumbrances and Encrcachments

A preliminary title repott was not supplied to the appraiser. This appraisal assumes that the subject
is free and clear of all monetary encumbrances. | did not observe any utility easements on the
subject property. The site is encroached by a neighbor’s building improvements. As discussed
previously in the appraisal, this is the reason for this appraisal and the subject is assumed io be
vacant for the purposes of this appraisal.

Hazardous Material Sites

In this assignment, the existence, (if any), of potentially hazardous materials on this site has not
been considered. These materials may include, (but are not limited to), toxic wastes. The
appraiser is not qualified to detect such substances. 1 urge the client to obtain an expert in this
field.

Mitchell 5. Dunshee Appraisals, Inc. 15 Brooks/SCE Shaver Lake
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Description of the Subject

The parcel contains a total of 548.34 SF, according to descriptions and map | have been submitted.
The property is irregularly shaped. The property is developed to a portion of the neighboring
residence and deck improvements. It is assumption of this appraisal that the subject is vacant land

The parcel is considered to have a gently rolling topography.

120-27

i

&R
iz
pLlc ]
e

Tax Rawe Ares
o004
008

* 5

&

—fF g S

& §

3 £0

& 25

i 3 . . £z

, g Approximate Location of 3 3

N g o
] <

subject encroachiment
8

NOTE - Aszesser's Block Numbers Shown /n Efipsas,
Astessor's Parel Nombors Shown In Cicles.

RV

SEC'S.238 24 & POR. SEC.26, T.98., R.24E, M.D.BAM.

® z= P .
>~
Bl ’
:
§ &
-rg
= ubz
s
g
i g,, i ®
ify
: S;"g 'E(: s
: §‘§§ " §98
el L " )
: %g Ef e =0 .
g:ﬂ 3
® :
- —+
Mitchell S, Dunshee Appraisals, Inc. 16 Brooks/SCE Shaver Lake



O BOAD W UMOLG SIBQUINY X0 § ossessy T
SIECUHT U UMOUS SIEQWINN X0/ 54055055 - JON

oy ‘ousald Jo Ajunon ’
. {
0f Bd— 02148 dop sJossessy !,

£F bd ‘€1 WG IDid - 2'ON Ui0g 07 JeADYS
6 Bd ‘2l NG 1014 - Jujog 2o landys

T

Approximate Location
of subject encroachment

i
W
>
|
X
w

L
3
-~
N 2 &
(8 8

~ ol

m
"AARf LEFIPNTE Jo Buriel jo
S@500INd J0) BUB 1O SVOSIAD K liiauiio
1058; Buipspod 58 pannsucs 69 o] 10w N1 Y
A0 SOOI JURISFRSEY Jof 5] 09 511

~=FLON-—
: mm.n..v
00|51 —_ 13
A 3mv 15THITHH &, s
= — &
B PaT e A e \?0 -
g
' \m%w V_D-
N [=4

#00-05 AV LSIHTVTH

- vasy ol -
0£-0cl WOETNW Tv3 ¥ 'S 6L vz 035 Hod B NVI~gIGNGENS-—— ) |

L s L U U D R GRS Y S GO [ G RO SN O B

YRy

Brooks/SCE Shaver Lake

17

Mitchell . Dunshee Appraisals, Inc.

Co3 L



Lo

-/
—_——t

S G R (R S N O

.

WwLY COR, OF LOT 2

Subject Area
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A PORTION OF NE 1/4 OF THE NW 1/4 OF SEC 24, T9S, R24E, MDM
COUNTY OF FRESNO
STATE OF CALIFORNIA

N 45M12'34" W 345

(R) — RECORD PER SHAVER LAKE POINT MAP, VOL. 12 PG. 9495

B EASEMENT AREA
AREA = 548.34 53 FI. = 01258 AC.
{(APN 120-270-05,

LANDS OF BROOKS, KELLY JOHN & CONNIE LYNNE, TRUSTEES
(APN 120-362-03)

9 1 20
B B " . My W
SCALE IN FEET EXHIBIT 'B" |
PROJECT NAME: SHAVER LAKE POINT SUBDIVISION | M. i
MAP & F.B. REF: 10509/24=30. | crmY: SHAVER LAKE
DRAWN BY: NM o |SURVEYED BY: MOORE—BOYD~GARCIA | COUNTY: FRESNO Exﬂx mm
DATE:  0B=04~03 [LAND INFO::  J.G. SER.: 673954 J4.0..0002  LES:5408 = -

CHECKED BY: L. KEWLEY 10-15-07

File Name: M:NARCHIVE\DRAWING\ LES408 .DWG|
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Subject Photographs

View of subject encroachment
looking northwesterly from
southeast of the property

View of subject encroachment
looking northwesterly from
southeast of the property

View of subject encrocachment
looking northwesterly from
southeast of the property

Mitchell 5. Dunshee Appraisals, Inc.
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Subject Photographs

View of shoreline along Shaver
Lake leoking northwesterly in
front of the subject

View of shoreline along Shaver
Lake looking southeasterly in
front of the subject

View of Shaver Lake from in
front of the subject looking
southeasterly

Mitchell 5. Dunshee Appraisals, Inc.
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HIGHEST AND BEST USE ANALYSIS

The definition of Highest and Best Use as taken from The Dictionary of Real Estate Appraisal, (the
Appraisal Institute)} is:

The reasonably probable and legal use of vacant land or an improved property, which is
physicaily possible, appropriately supported, financially feasible, and that results in the
highest value. The four criteria the highest and best use must meet are legal permissibility,
physical possibility, financial feasibility, and maximum profitability.

Itis assumed the subject is vacant land for the purposes of this appraisal. Therefore an analysis of
the subject as improved will not be presented.

Highest and Best Use As If Vacant

The subject property is legally resfricted by the current resource zoning, R-C-40, with a 40 acre
minimum parcel size. The topography is rolling, water is available, the soils adequate for a variety
of uses, and the area is attractive as a recreational area. The site could be used for a variety of
recreational/resource (timber)/residential uses. My market investigation indicated that the market is
dominated by buyers purchasing sites for residential uses. There is demand and purchasing power
for residential sites in the area, especially one with a water feature such as Shaver Lake. The
highest and best use of the subject, as if vacant, is concluded to be for a potential residential site.

Mitchell S. Dunshee Appraisals, Inc. 21 Brooks/SCE Shaver Lake
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VALUATION METHODOLOGY

The valuation process is the orderly program in which the data required to value the property is
obtained, classified, analyzed and presented. The initial step is defining the valuation problem, i.e.,
the identification of the real estate, the date of the value estimate, the property rights being valued,
and the type of value required. Once this has been performed, the appraiser collects and analyzes
the factors that affect the market value of the subject property. The factors include regional and
area analysis, highest and best use analysis, and the application of the three approaches to value.
The three approaches generally utilized to estimate the value of the subject include the Cost
Approach, the Income Capitalization Approach and the Sales Comparison Approach.

The Income Approach to value will not be presented in this appraisal due to the [ack of comparable
rental data from the market. Very few properties similar to the subject are rented in the private
market. The Sales Comparison Approach to value will be used to value the subject land. The Cost
approach will not be used due to a lack of building improvements on the subject property.

Mitchell 8. Dunshee Appraisals, Inc. 22 Brooks/SCE Shaver Lake
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SALES COMPARISON APPROACH

The Sales Comparison Approach is a method of analysis which utilizes prices paid in real estate
market transactions, to estimate the value of the subject property. It is the process of correlation
and analysis of somewhat similar, recently sold properties. The reliability of this approach is
dependent upon the degree of comparability of each property with the subject property, upon the
time of the sales, and upon the verification of the sale data.

| researched county assessor's office records, our continuing files, and other real estate
professionals for recent comparable sales in the area. The sales were documented by obtaining
copies of the recorded grant deeds, the sale terms confirmed with a principal in the transaction or
other parties with knowledge of the transaction, and the sale properties were inspected from public
roads. The following pages describe and document the sale data utilized in this report.
Comparable sales maps are presented for the reader’s reference.

Mitchell 8. Dunshee Appraisals, Inc. 23 Brooks/SCE Shaver Lake
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Sale 1

ADDRESS/LOCATION: Located 3 miles south of Wishon Reservoir on a dirt road that is not
accessible during the winter months.

ASSESSOR’S PARCEL NUMBER(S): 143-120-08

SALE DATA:
Recorded: 1/2/1996
Document Number(s): 96-00196
Grantor: The Harris Estate
Grantee: Robinson Trust
Revenue Stamps: $176.00
Sale Price: $160,000.00
Terms of Sale: Cash to seller
Verified: Mitchell S. Dunshee, with buyers
PROPERTY DESCRIPTION:
Land Area: 33.9 acres
Zoning: RC-40

COMMENTS: Property had not been exposed on the open market via advertising or listing with a
Realtor. Seller and buyer had talked several times over the years. Water is
obtained from a spring box located on Forest Service land. Mountain cabin lot
located within the boundaries of the Sierra National Forest. No utilities are
available to the site. A 782 SF A-frame cabin, including 144 SF lofi. Cabin
contains a small bedroom, a bath and shower, a kitchen and living room in
addition to the sleeping area in the loft. Waier and heat are provided by butane.
In addition, there is a 99 SF wood outbuilding used for equipment and tool
storage. The buildings are in good condition. Contributing value of buildings

$30,000.
UNIT PRICE: $ 3,835 /acre after deducting for buildings
Mitchell S. Dunshee Appraisals, Inc. 24 Brooks/SCE Shaver Lake
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Sale 2

ADDRESS/LOCATION: Near Shaver Lake Village, Fresno County on a dirt road that is not
accessible during the winter months.

ASSESSOR’S PARCEL NUMBER(S): 120-26-017

SALE DATA:

Date of Deed: 9/26/97

Recorded: 1110/97

Document Number(s): 97-149352

Grantor: John W. Harmon

Grantee:; Terry W. Johnston, et. ux,

Revenue Stamps: N/A

Sale Price: $150,000.00

Terms of Sale: cash to seller

Verified: Mitchell S. Dunshee, with broker
PROPERTY DESCRIPTION:

Land Area: 40.20 acres

Zoning: AE - 40

COMMENTS: Undeveloped forest lands without any utilities extended, and access provided by a
primitive dirt road. Moderately steep 1o steep topography. Site has panoramic
views of Shaver Lake and the surrounding forest. Buyer reported to have
purchased site for a future residential site, and plans to extend utilities and
improve the road to the site.

UNIT PRICE: $ 3,731 /acre

Mitchell S. Dunshee Appraisals, Inc. 26 Brooks/SCE Shaver Lake
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Sale 3

ADDRESS/LOCATION: Beasore Meadows, Madera County

ASSESSOR’S PARCEL NUMBER(S): 59-050-13

SALE DATA:
Date of Deed: 12/03/2004
Recorded: 12/06/2004
Document Number(s): 04-53853
Grantor: Chicago Title
Grantee: James Kludjian, et. a..
Revenue Stamps: $335.50
Sale Price: $304,591
Terms of Sale: All cash to seller
Verified: Grant Deed/ MLS Document/Broker
PROPERTY DESCRIPTION:
Land Area: 39.05 acres
Zoning: RMS

COMMENTS: The property is located at approximately 6,800 feet in the Sierra’s. The property consisfs
of primarily a meadow with a seasonal creek. The property has seasonal road access, but
ne electricity or telephone service. The property was sold by the trustee of a deed of trust
at an auction after it was advertised for sale.

UNIT PRICE: $7,800 /acre

Mitchell S. Dunshee Appraisals, inc. 28 Brooks/SCE Shaver Lake
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Sale 4

ADDRESS/LOCATION: Solitude Road, Shaver Lake, California

ASSESSOR'S PARCEL NUMBER(S): 130-420-23

SALE DATA:
Date of Deed:; 12/28/2004
Recorded: 01/05/2005
Document Number(s): 05-2490
Grantor: Linda Yanke, Trustee, et. al.
Grantee: Donald Dukleth, ef. ux.
Revenue Stamps: $231.00
Saie Price: $210,000
Terms of Sale: Cash to seller
Verified: MLS Document/ Deed
PROPERTY DESCRIFTION:
Land Area: 25.31 acres
Zoning: RC-40

CONMMENTS: Avacantparcel of [and located near Shaver Lake at some 4,500 above sea level. Property
is relatively steep and bisected by Falls Creek (a small seasonal creek). The parcel has
dirt road access, and electricity and telephone service are within the area. Propery
located below the Dogwood subdivision.

UNIT PRICE: $8,297 /acre

Mitchell S. Dunshee Appraisals, Inc. 30 Brooks/SCE Shaver Lake



N7 7 7

e N TR RS e ] s s ey B 3 RN N R 4 s !
SR A RN S 2 477

Brooks/SCE Shaver Lake

27

12308 Detadl: H-4 Datm: N

31

G/ﬂ..
——3 3501t Seale: 1:

3l [Porid

" Digpos

FD TopoQuals (‘qu)ﬁgiai @ 1999 DeLaripe \.'..mmull. MEMWG Sowrce Data: USGS

Mitchell S. Dunshee Appraisals, Inc.

R s R U R T i s [ s [ Y S O B



P

|\
[

!
[—

I G

r
[

Sale 5

ADDRESS/LOCATION: Honeymoon Flat, Mono County, California

ASSESSOR’S PARCEL NUMBER(S): 10-050-01

SALE DATA:
Recorded: 11/04/2005
Document Number{s): 05-2490
Grantor: Roxanne Dressler, et. al.
Grantee: Robert Shorr, et. ux.
Sale Price: $1,000,000
Terms of Sale: Cash to seller
Verified: MLS Document/ Deed/Broker
PROPERTY DESCRIPTION:
Land Area: 320 acres
Zoning: RM-40

COMMENTS: Avacant parcel of land located 6 miles southwest of Bridgeport, in Mono County, CA, near
Al and Doc's Resort. Property has relatively steep topography dirt road access, and
electricity and telephone service are within the area. Robinson Creek, a small year around
creek hisects a portion of the property.

UNIT PRICE: $3,750 /acre

Mitchell S. Dunshee Appraisals, Inc. 32 Brooks/SCE Shaver Lake
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Sale 6

ADDRESS/LOCATION Near O'Neals on 41, Madera County, CA

ASSESSOR’S PARCEL NUMBER: 051-021-009, 051-022-011

SALE DATA
Recorded:
Document Number:
Grantor:
Grantee:
Sale Price:

Verified:

PROPERTY DESCRIPTION

Acres:

Zoning
Topography:
Water/Sewer:
Utilities:

View:

Water Feature:
Access:

12/16/2005

60526

Lloyd E Tull Trust

Manuel Mondoza, et. al.

$1,600,000, seller carried a D/T for $1,000,000 reported at current
rates

Pearson Realty, broker handling the sale, Jon Daggett

307.98 acres

ARE-40

Rolling to moderately steep
None

None

Average

Seasonal Creeks

Highway 41, paved highway

COMMENTS Sale of 307.98 acres of native pasture located adjacent to Highway 41. The parcel
: is unimproved with no wells or power extended. Buyer reported to have purchased
the property with the intent of developing a residence and/or reselling the property.

UNIT PRICE: $5,195/acre

Mitchell S. Dunshee Appraisals, inc. 34 Brooks/SCE Shaver Lake
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Sale7

ADDRESS/LOCATION: Oakhurst, California

ASSESSOR’S PARCEL NUMBER(S): 064-150-22

SALE DATA:
Date of Deed:
Recorded:
Document Number(s):
Grantor:
Grantee:
Revenue Stamps:
Sale Price:
Terms of Sale:
Verified:

PROPERTY DESCRIPTION:

Land Area: 46,58 acres

Zoning: RMS

3/18/2006

2/17/2006

06-8002

Diane Robey, trustee.

Roger Scheider, et. al.

$500.50

$455,000

Cash to seller

MLS Document/ Deed

COMMENTS: A vacant parcel of land located near Oakhurst at some 2,500 above sea level. Property
has rolling topography and Lewis Creek runs along the parcel’'s northerly border. The
parcel has dirt road access, and electricity and telephone service are within the area.

Property located near a developing area of Oakhurst,

UNIT PRICE: $9,768 facre

Mitchell S. Dunshee Appraisals, Inc.
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Site Adjustment Analysis

The above sales will now be adjusted for various factors relating to the value definition being
sought, and the physical characteristics of the subject.

Finance

The value definition used in this assignment cites a cash value or its reasonable equivalent.
Therefore, any sales involving seller financing which is concluded to be significantly different than
current market rates should be analyzed.

All of the sales were considered cash equivalent, or the terms of the seller financing were not
available making adjustment unreasonable. None of the sales were adjusted for financing terms.

Conditions of Sale

The value definition used in this assignment assumes neither buyer nor seller is abnormaily
motivated to purchase or buy. Any sales considered to have occurred under conditions other than
fypical market conditions should therefore be adjusted.

Sale 3 involved a seller who foreclosed on the property and resold the property at an auction.
While the property was advertised for sale, the sale conditions are considered to be typical and the
seiler was motivated to sell the propenrty. This sale will be adjusted upward for its conditions of sale.
The balance of the sales were not adjusted for conditions of sale.

Market Conditions

The market conditions at a time of sale can be significantly different than the market conditions at
the date of value. When the market conditions have changed significantly an adjustment is
appropriate.

The sales occurred over a time frame of 1996 through 2006, Discussions with local real estate
professionals and observation of prices in the local subdivisions indicate an increase in vacant
residential sites has occurred in the area over this time period. All ofthe sales occurred at least 12
months ago, and will all be adjusted upward for improving market conditions.

Zoning
The subject is zoned RC-40. All of the sales, except sales 3 and 7, have similar zoning and will not

be adjusted. Sales 3 and 7 have RMS zoning that allows for densities of 1 unit per 10 acres on sale
3and 1 to 5 units per acre on sale 7. Both of these densities are supetior to that of the subject and
these sales are adjusted downward for zoning.

Mitchell §. Dunshee Appraisals, Inc. 41 Brooks/SCE Shaver Lake
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Size

The size adjustment is based on a site value, rather than a price per acre. The size of a property is
an important consideration if it varies substantially from that of the subject. Larger sized properties
generally sell for greater amounts of money than smaller similar properties. The adjustment is
generally not proportional to the change in the size. Forexample, a 20 acre site that is similarin all
respects to a 10 acre site will not generally sell for twice the price of the 10 acres site. The total
price of the 20 acres in this example is usually substantially less than twice the total price of the 10
acre site.

Sale 1 is smaller than the subject and is adjusted upward for size. Sales 4, 5, 6 and 7 are all larger
than the subject and are adjusted downward. Sales 2 and 3 are similar in size as the subject and
are not adjusted.

Access
The subject has paved road access. Sales 1, 2, 3, 4, 5 and 7 have dirt road access and are
inferior. Sale 6 and has similar access and is not adjusted.

Utilities

The subject has electricity and telephone service in the immediate vicinity of the site. Sales 1, 2, 3
and 6 are located in areas without electricity or telephone service. These sales have ali been
adjusted upward for their lack of utility service. Sales 4, 5, and 7 have similar availability of electrical
and telephone service and are not adjusted.

Physical Characteristics of the Sites .
The physical characteristics of a site include such things as topography, shape, and vegetation.

The subject site has irregular shape, level to moderately steep terrain, and various pine trees.
Sales 1, 2, 4, 5, 6 and 7 have significantly steeper topography and are inferior. Sale 3 has similar
charactetistics and is not adjusted.

Water Feature

Parceis adjacent or near significant water features have proven to sell for more than similar
properties without a water feature. The subject property is adjacent to Shaver Lake and is
considered to be a significant water feature that would command a premium in the market. All of
the sales presented are considered to have water features {or do not have any water features} that
are inferior to the subject.
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Comparable Sales Adjustment Summary Chart
Sale Subject 1 2 3 4 5 3 7
Sale Date NIA January-85 November-97 December-04 January-05 November-05 December-08 February-06
APN 120-278-05u (portion) [143-120-08 120-26-017 59-54-13 130-420-23 10-050-01 051-021-009+ B4-150-224
I ocation Shaver Lake Wishon Ressrvoir Shaver Lake! Beasore Mdw|  Shaver Lake Bridgeport Oneals Coarsegold}f
Sales Price NA $160,000 $150,000 $304,591 $210,000 $1,000,000 $1,600,000 $455,000 |f
Size {acres) 40 33.90 4020 39.05 53.31 320.00 307.98 46.58)
imnp's none $ 30,000 & - 3 - |8 - 18 - $ -
Adjusted Price N/A 3 130,000 | § 150,000 | § 304591 | % 210,000 | § +,000,000 | § 1600000 | % 455,000
Price/Acre NrA, $ 38351 % 37313 8 7800 | % 3839 % 312518 5195 | & 9,768
tZoning RC-40 RC-40 RC-40 RMS RC-40 RM-40 ARE-40D RMS
Access pavedi/public dirt/seasonal dirt/seasaonal dirt/seasonal dirt/seasonal dirt/seasonal Highway 41 dirt/seasonal
ﬂ.“wm_z_mm Yes No No No Yes Yes Na Yes
- [[Water Feature Shaver Lake Rancheria Crk None seasonal creek seasonal creek| Rabinson Creekl seasonal creeks Lewis Creek|
Comparisons
"__umamsﬂ:m cash/equivalent similar gimilar similar similar similar similar similar
Conditions of Sale fypical typical typical inferior typical typical typical typicai
Date December 28, 2007 inferior inferior inferior inferior interior inferior inferior
Size 40 inferior similar similar sliperiar superior suneriar superior
Zoning RC-40 similar similar superior similar simiiar similar superior
Utilities Yes inferior infetior inferior similar similar inferior similar
Access paved/public inferior inferior inferiar inferior inferiar similar inferior
Physical Features average inferior inferior similar inferior inferior inferior inferior
_“mzm»m_. Feature Shaver Lake inferior inferior inferior infericr inferior infericr inferior
IINet Adjustment Inferior Inferior Inferior Inferior inferior Superior Inferior
m@ﬂm&:mﬁmn Site Price $ 130,000.00 | § 15000000 | § 30459100 [ § 210,000.00 | $ 1,000,000.00 $1,600,000 [ $  455000.00
Mitchell 8. Dunshee Appraisals Inc 2007 046 Brooks SCA
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Value Estimate

The above adjustments have been summarized on the chart located on the opposite page. It is
noted the various adjustments have been cataloged as “inferior”, “similar”, or “superior. Specific
percentage or doilar adjustments were not estimated. The sale data did not lend itself to a matched
pair analysis to substantiate specific adjustments. Rather than present a series of individual
adjustments based upcn judgement, it was considered {o be more reasonable to present the data
and the direction of the individual adjustments, conclude the net effect of the adjustments and from
the resulting range, conclude a value for the subject.

The market analysis indicated the most important adjustment factors (value indicators) are the
water feature, access features and utilities. These adjustments are given the greatest weight.
Physical features, zoning, and size are determined to be less important than the aforementioned
value indicators.

The sales indicate an unadjusted range of value of $150,000 to $1,600,000. Sales 1,2, 3,4, 5and
7 are concluded to be inferior to the subject. These sales were sold on the basis of $150,000 to
$1,000,000, and indicate a lower limit of value. Sale 6 at $1,600,000 has been concluded to
represent the upper limit of value due to Sale’s 6 larger size and proximity to Fresno. Sale 6
represents' an upper limit of value at $1,600,000.

The above analysis can be used to bracket a value for the subject. Using the upper end of the
sales concluded to be inferior to the subject, or $1,000,000, establishes the lower end of the range.
And using the lower end of the sales concluded to be superior to the subject, or $1,600,000, sets
the upper end of the range. The range is then $1,000,000 to $1,600,000. This is a relatively large
range.

| have also considered the recent sale information from the point area of Shaver Lake and it useful
to briefly discuss this data before presenting my value conclusion. The sales in the point area of
Shaver Lake that is located adjacent to the subject involve relatively small lots, but it is the only tract
in the Shaver Lake area that offers Lake Frontage. My investigation clearly indicates that a
premium is being paid for the lake frontage lots in this tract. No recent vacant iots sales were
available to analyze. Recent improved sales in this tract range from $430,000 to $1,400,000 and
indicate a substantial premium is paid for the lots with lake frontage. The premium appears to be at
least $500,000.

Mitchell S. Dunshee Appraisals, Inc. 43 Brooks/SCE Shaver Lake



—

]

]

-3 [

S S S S

C

7

(]

]

-

Given the above analysis suggesting a substantial premium for lake frontage, | have concluded that
the assumed subject larger 40 acre parcel with paved road access and utilities available has a
value of in the upper end of the suggested $1,000,000 to $1,600,000 range, or say some
$1,500,000. This equates to some $0.86 per SF ($1,500,000 / 40 acres / 43,560 SF/acre)

Howaver the above value calculation is based upon fee simple title. The subject valuation is based
upon a “Dwelling Easement” which allows the beneficiary of the easement to have the right to use,
keep and repair the improvements located on the property. The easement has significant
restrictions and conditions tied to it that reduce the bundle of rights of the easement relative to what
would be transferred with fee simpie title. Itis appropriate to discount the above exiracted value per
SF to account for the restrictions and conditions tied to the easement. | have no market evidence to
support a discount. To arrive at my opinian of the appropriate discount | have considered the
restrictions and conditions tied to the Dwelling Easement relative to Fee Simple title. The
restrictions and conditions are fairly strict and while the overall intent of the easement is to allow the
adjoining property owners to encroach upon the land, the property rights are substantially less than
if fee title were being transferred and a substantial discount is indicated. Based upon my
investigation and the available information I have concluded a discount of 25% is reasonable.

A summary of my calculations are presented below:
Extracted Value of Fee Title $0.86/SF

25% Discount <0.22/SF>
Indicated Value of Dwelling Easement $0.64/SF

Subject Easement Area 548.34 SF
Dwelling Easement Value $0.64/SF
Total Easement Value $350.94
Rounded $500.00
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Based upon the above analysis and the noted assumptions & Limiting Conditions, it is my opinion
that the subject "Dwelling Easement” has a Market Value, as of December 28, 2008, as follows:

Hypotheticial and Extraordinary Assumptions & Special Limiting Conditions

A) The subject property is currently improved to a portion of an adjacent residence and deck. The
improvements were developed by the adjoining property owner and encroach upon the subject property.
it is a hypothetical assumption of this appraisal that the subject property is vacant.

B) [have based my valuation upon the assumption that the subject is a portion of a 40 acre privately owned
parcel zoned RC-40.

FIVE HUNDRED DOLLARS
$500.00
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MARKETING AND EXPOSURE TIME

Under FIRREA (Financial Institutions Reform, Recovery, and Enforcement Act), the appraisers are
required to estimate the marketing time for the real property being appraised. Marketing time is the
time it takes an interest in real property to sell on the market during the period immediately after the
as is effective date of an appraisal.? A reasonable marketing time is a function of price, time, and
anticipated market conditions, such as changes in the cost and availability of funds, not an isolated
estimate of time alone. My estimate is based on the information gathered through improved sales
verification and reported in upcoming sections of this report; interviews with market participanis; a
review of investor surveys; and taking into consideration anticipated changes in market conditions.

Upon consideration, | conclude that a reascnable marketing time, assuming the property is
professionally and actively marketed, would be up to 12 months.

Marketing time differs from exposure fime which is always presumed to precede the effective date
of an appraisal. Exposure time is the period before a hypothetical consummation of a sale at
market value on the effective date of the appraisal.®> Market conditions in the near term are
expected to remain basically unchanged from market conditions in the recent past, indicating that
exposure time was equivalent to marketing time. Accordingly, | conclude that a reasonable
exposure time, at the appraised value, was up fo 12 months.

2 Dictionary of Real Estate Appraisal, op. cit., page 220.
1 Ibid, page 126.
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Subject Legal Description



PREPARED BY ME OR UNDER MY DIRECTION

EXHIBIT "A"
LEGAL DESCRIPTION
SERIAL No. 67395A

EASEMENT AREA

A PORTION OF THE NORTHEAST QUARTER OF THE NORTHWEST QUARTER OF
SECTION 24, TOWNSHIP 9 SOUTH, RANGE 24 EAST, MOUNT DIABLO MERIDIAN,
COUNTY OF FRESNO, STATE OF CALIFORNIA DESCRIBED AS FOLLOWS:

BEGINNING AT A POINT ON THE SOUTHWESTERLY LINE OF LOT2 , MAP OF
SHAVER LAKE POINT, FILED AND RECORDED IN VOLUME 12 OF PLATS AT PAGE
94 AND 95, RECORDS OF SAID COUNTY, SAID POINT BEARS SOUTH 45°12734” EAST, -
83.12 FEET, ALONG SAID SOUTHWESTERLY LINE, FROM THE WESTERLY CORNER
OF SAID LOT 2;

THENCE LEAVING SAID SOUTHWESTERLY LINE, SOUTH 26°50°56” WEST, 12.19 FEET;
THENCE SOUTH 63°49*14” EAST, 14.38 FEET;

THENCE SOUTH 26°35°24” WEST, 9.85 FEET;

THENCE SOUTH 63°15°55 EAST, 35.79 FEET;

THENCE NORTH 26°44°05” EAST 5.55 FEET, TO'SAID SOUTHWESTERLY LINE;

THENCE NORTH 45°12!34” WEST, 52.77 FEET, ALONG SAID SOUTHWESTERLY LINE,
TO THE POINT OF BEGINNING.

= : _ DATE \D/féﬁ /07
LAWRENCE J. KELLEY, PLS. No. 7373
SOUTHERN CALIFORNIA EDISON COMPANY
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RECORDING REQUESTED BY
SOUTHERN CALIFORNIA EDISON COMPANY

RECORDING REQUESTED BY
SOUTHERN CALIFORNIA EDISON COMPANY

14799 CHESTNUT STREET
WESTMINSTER, CA. 92683-5240
TITLE & REAL ESTATE SERVICES

FOR RECORDER'S USE

B,
Grant of Easement DOCUMENTARY TRANSFER TAX § SERBFI05A J.0. 2258
Location:  Unincorporated | COMPUTED ON FULL VALUE OF PROFE o,
APN: 120-270-05 OR COMPUTED ON FULL VALUEILESS LIERS AND SéET.%%;E 1
RP File No.: GRTO7197673 ENCUMBRANCES REMAIN] TIME OF SALE. RichafiArko
- % _S0. CAUIF. EDISON CO.
Affects SCE Documents; M’
11934 SIGNATURE OF DECLARANT OR AGENT DETERMINING TAX  FIRM NAME BY JG DATE 10M5/07

Southern California Edison Company, a Californi wrporation, (hereinafter called "Grantor")

does hereby grant to Kelly John Brooks and Connie Lynne Brot s, as Trustees of the Kelly John Brooks
and Connie Lynne Brooks Family Trust '

(hereinafter jointly called "Ggantee”), and Grantee’s heirs,
successors, and assigns, an easement LR

3¥'a dwelling on the Property, as
more fully described below (the “Ease;
inn the C ]

hereinaft fi he

] { e i ent Agreement entered into between Grantor and
Grantee, GrantoPherih ntsiamdae Grantee an easement over the Property of the nature
set forth. The Easement is subject to any covenants,
’é@r%ations, exceptions, encumbrances, rights, and easements affecting the
crgof, whether of record or not. This grant of Easement is made subject to

3 Grantor hereby grants and conveys. the following rights to
aintam, and repair that part of an existing dwelling on the Property for
purposes. The Grantee shall not expand the height, width, and length of
ow any other structural improvements.

ercial, residen;
the existihe dwelling or|

27 ictions on Grantee. Any activity on or use of the Property not specifically
reserved as g f Grantee and associated with the use of the Property as a dwelling is prohibited.
Grantee recogniges that the Property is immediately adjacent to Shaver Lake, a reservoir used for water
storage and energy generation as an integral part of Grantor’s Big Creek hydroelectric projects.

3. Additional Rights and Obligations of Grantor and Grantee,

a) Grantee shall exercise its Easement rights so as not to unreasonably endanger or interfere
with the construction, maintenance, use, or operation of the Grantor’s adjacent land for necessary
utility purposes.

b} Grantee will maintain the Property in a state of good repair and kcep the Property clear of
all waste and debris.



Grant of Easement

3.C.E., a carporation to

Kelly John Brooks and Connie Lynne Brooks, as Trustees
Serial No, 67395A

RP FILE: GRT07197673

Affects SCE Document(s): 11934

c) Grantee will take all reasonable actions to protect the scé : ecreational, and
environmental values of Shaver Lake and shall use the Property in a manner comsistent with the
shoreline aesthetic values of the surrounding area and any Federal- Regulatory Commission

(FERC) approved shoreline management plan; :
d) Grantee will take all reasonable actions to prevent ergSion cau by the use of the
Property; A : :
e} Grantee will ensure its use of the Property does not %@Iﬂau
otherwise become incompatible with the overall water storage tl Teereational use of SHa
f)y Grantee will comnply with all applicable state andilbcal hedlth and safety laws;
g} Grantee will not restrict public access to ShS¥er Lake on Grantor’s land,a
Property; o =
h) Grantee recognizes Grantor’s title and it
assail or resist Grantor’s title or interest therein. A
i) The Easement is accepted upon and subject t lie” express condition that in the event a
special assessment or assessments is or are levied by an atithorized lawful body against the real
property of Grantor for the dwelling, Grantee agrees that it will Teimbur, & Grantor for the full amount
of any and all such special assessmentg8tgassessments so levied afidgad by Grantor. Grantor shall
pay all real property taxes and liens adse “Apai

o
getghealth, er a nuigance, or
ake;

property due to the grant of Easement ‘ hivities, use, or dwelling authorized by the
Easement. T
' j) It is expressly understood and
authority of and upon and abject to the ¢
ion {CPUC)

sbed $his Easement is granted pursuant to the
itions prescribed by (i} General Order No. 69-C of the
ated and effective July 10, 1985, as amended and as it
€, (i) any ordegiofgfie CPUC approving this grant of Easement, or (iii)
3 thi ement, all three of which are by this reference
asement. The Easement may be modified by any

: . :
k) Grantor shzl € the right to clear, keep clear, and remove any and all unauthorized
obstructions.on Grantor’s Iand at any time.
Jp-THesBasement isS8ranted. subject to the right of Grantor to take all actions the Grantor
] onfand maintenance of Shaver Lake and the Big Creek Hydroelectric
phiance actions. Grantor reserves the right of entry for the purpose of
the dwelling on the Property, or the doing of any and all acts necessary or
connection with the protection, maintenance, reconstruction, and operation
of the Hydroelectric projgct. Grantee acknowledges that the Grantor’s performance of the work and
operation™gf the reservgff may inundate the Property or otherwise cause damage to walls, foundation,
and other sigucturalféspects of the dwelling and potentially the items within the dwelling on the

3 = ressly agrees to hold Grantor harmiess from all such damage.

m) Gragtee agrees to hold harmless and indemnify Grantor from and against all claims, liens,
encumbrances,%ﬁons, loss, damage, expense and/or lability arising from or growing out of loss or
damage to property or injury to or death of persons, including employees and guests of Grantor,
resulting in any manner whatsoever, directly or indirectly, by reason of the exercise of the rights hereby
granted; provided, however, that this covenant shall not apply in those instances where such claims,
Liens, encumbrances, actions, loss, damage, expense and/or liability are caused by the active
negligence of Grantor.

n) In the event that any arbitration, action, lawsuit, or other proceeding concerning the
interpretation, validity, performance or to obtain relief (including injunctive relief) occurs or arises out
of a breach of this Easement, the prevailing party shall recover all of such party’s reasonable attorney's
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Grant of Easement

3.C.E., a corporation to
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Serial No. 67395A
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: . . . I . .
fees, costs and expenses incurred in each and every such action, suit or otl8r proceeding, including

any and all appeals and petitions. j V@%}
o} Each of the following shall be considered a default and a?‘rﬁach of this Easement by
Grantee: eig’.ﬁ-’
1. the Property is used for the purposes others than those sefiforth in thi
ii. the Grantee materially breaches the Easement terms; or 4y
iii. the use of the Property is abandoned for a period at lea’s}; five year

Grantee’s nonuse of the Property or upon the written agreemey o re Grantor and Gra
Grantor may terminate the Easement upon.-anyiault by

As a precondition to terminating the Easement, Grantor,

default. If the required cure is not accomplished withi#"} lays from the date thit Grantor sends

the written notice via certified mail or personal se- the Gifigtee, Grantee’s failure to cure the

default shall allow the Grantor to terminate the Easemerifsupor i

default cannot be cured within fifteen days and Grantedidilizently and continuously attemnpts to

complete the cure as soon as reasonably possible.

, Easement;

all give Grantee written dem' to cure the

If the Grantee provides writté tice to Grantor tha tests the presence of a default
within-ten working days of the writte i et the Grantor and Grantee shall
‘emtor and Grantee do not mutually
wshall present the names of three neutral
1 the Grantee shall choose a mediator.
e non-binding mediation from thé date a

The Grantee and Grantor shall have thirty d8ysd® completeltt
mediator is chosen. ., X ' ‘
P} This Ease Je terminated{Py the CPUC, the FERC, any governmental agency with

: gekdilydroelectric System, or a court of competent

Jjurisdiction. :
@ Upopgwhit ic : iatio&,a

and merge in the interss tHERY

granted, Grantee shall

the Easement shall thereupon terminate and revert to
cHeslreperty. Upon termination or reversion of the rights herein
grte and deliver to Grantor, within thirty days after service of a written
d sufficient quitclaim deed to the rights herein given. Should Grantee fail
quitclaim deed, as aforesaid, a written notice by Grantor reciting the
oyexccute and deliver said quitclaim deed as herein provided and
1l after ten days from the date of recordation of said notice, be
g antee and all persons claiming under Grantee of the termination or
ETein given.
tice's or demands shall be deemed delivered upon personal service or upon 48
_g: ngtice or demand in the United States mail, certified or registered, postage
‘“ e Grantor or Grantee, respectively, at the addresses set forth below. Either
£iie address to which such notices, demands, or other communications may be sent
arty written notice of such change.
Grantor:

Southern California Edison Company
Attention: Corpérate Real Estate
2425 S. Blackstone Avenue

Tulare, California 93273
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ii. Grantee:
Mr. and Mrs. Brooks
Address
City, California Zip Code

s) This Easement shall constitute a covenant running hs
and servient tenements and shall be binding upon and i inure tst
assigns of Grantor and Grantee. f

IN WITNESS WHEREOF, Southern Califg;
instrument to be executed this day of

all of the terms,
each and all of St

, 20
By:
Name: Kelly John Brooks, Trustee
By:
Name: Connie Lynne Brooks, Trustees
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STATE OF CALIFORNIA )

} ss.
‘) COUNTY OF _ )

On , before me, » & Nofar spersonally appeared
personally known to me {or proved t “asis of satisfactory

evidence) to be the person whose name is subscribed to the within i 14

me that he executed the same in his authorized capacity an

the person, or the entity upon behalf of which the person :

WITNESS my hand and official seal.

Signature

STATE OF CALIFORNIA

. COUNTY OF

. On » & Notary Public, personally appeared

gwn to me (or proved to me on the basis of satisfactory
1bEd to the within instrument and acknowledged to
sapacity and that by his signature on the instrumenit
> person acted, executed the instrument.

, before me, » @ Notary Public, personally appeared
: ' personally known to me (or proved to me en the basis of satisfactory
L. evidence) to b&fhe person whose name is subscribed to the within instrument and acknowledged to

me that he executed the same in his authorized capacity and that by his signature on the instrument
o the persen, or the entity upon behalf of which the person acted, executed the instrument.

WITNESS my hand and official seal.

Signature




