





SUMMARY:

The goal of the Measure A Technical Assistance Program (TAP) is to increase access to parks,
open space, and natural areas in Los Angeles County communities located within High or Very
High Need Study Areas, as defined by the 2016 Los Angeles Countywide Comprehensive
Parks & Recreation Needs Assessment (Park Needs Assessment), by adding new parks or
facilitating the acquisition of land that will result in new parks.

RPOSD periodically allocates TAP funds to eligible entities located in High and Very High Need
Study areas. The City is eligible for this funding given that it contains 28 High and Very High
Need areas identified in the Park Needs Assessment. The proposed project site, located in
Koreatown, falls within a Very High Need Study Area, according to the Park Needs Assessment.

On June 16, 2025, RPOSD announced a TAP award to the City in the amount of
$700,000; however, a Notice to Proceed (NTP) would not be issued until a project was approved
by RPOSD. TAP funds are awarded for specific eligible projects once an eligible agency
identifies a qualifying project and submits a request for funding. RAP subsequently identified
the proposed acquisition of the 355 S. Kingsley Property as an eligible project consistent with
TAP program guidelines and submitted a funding request to RPOSD. In order to
accommodate the acquisition schedule for this Property, RPOSD issued an NTP for the project
on March 4, 2026.

Therefore, RAP staff requests the Committee to retroactively approve the submission of a
funding request to RPOSD for $700,000 for the Property and authorize acceptance of TAP
funds for acquisition of the Property.
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Determine that the proposed Board action is categorically exempt from the provisions of
the California Environmental Quality Act (CEQA) pursuant to Article 19, Section 15325(f)
[Acquisition, sale, or other transfer to preserve open space or lands for park purposes] of
California CEQA Guidelines as well as Article Ill, Section 1, Class 25 of City CEQA
Guidelines, and direct staff to file a Notice of Exemption (NOE) with the Los Angeles
County Clerk and the Governor’s Office of Land Use and Climate Innovation;

Authorize RAP’s Chief Accounting Employee to prepare a check to the Los Angeles
County Clerk in the amount of $75.00 for the purpose of filing an NOE;

Approve the use of Park Fees funds for the acquisition and payment of pre-acquisition
and due diligence related costs of the Property acquisition;

Authorize RAP’s Chief Accounting Employee or designee to establish the 355 S.
Kingsley Property acquisition and or development Fund and Account for acquisition and
related costs and or development of the Property;

Authorize RAP staff to commit from the following fund and work order numbers a
maximum of $2,000,000.00 in Park Fees for the acquisition of the proposed Property
(PRJ21858);

FUNDING SOURCE | FUND/DEPT/ACCT NO. WORK ORDER NO.
Park Fees 302/89/89716H QT082514
Park Fees 302/89/89718H QP003174
Park Fees 302/89/89718H QP001672

Authorize RAP’s Chief Accounting Employee or designee to make technical corrections
as necessary to establish the necessary accounts to acquire the proposed Property, and
to accept and/or authorize the transfer of the necessary monies to fund the acquisition to
the appropriate City Department accounts or escrow company account to expeditiously
complete the acquisition of the Property;

Authorize the Board President and Secretary to execute the PSA, subject to the
approval of the City Attorney as to form and legality;

Authorize the Board Secretary to accept the grant deed for the subject Property, as
approved by the City Attorney, which shall be set apart and dedicated as park property
in perpetuity;

Authorize RAP’s General Manager or designee to accept grant funding in the amount of
$700,000 from the County of Los Angeles Regional Park and Open Space District
(RPSOD) for the acquisition of the Property under the Measure A Technical Assistance
Program (TAP), subject to the approval of the Mayor and City Council,

Retroactively authorize RAP to submit a funding request to RPOSD under the Measure
A TAP program, as detailed in Attachment 5;
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14. Direct RAP as the designated Grant Administrator for the Measure A Grant Program to
submit this request to the L.A. for Kids Steering Committee in accordance with City
Council instructions (Council File 18-0611) and to the Mayor and City Council for
approval;

15. Designate RAP’s General Manager or designee as the agent to conduct all negotiations,
execute and submit all grant documents, including, but not limited to, applications,
agreements, amendments, and payment requests, which may be necessary for the
acceptance and use of Measure A TAP funding for the Property; and,

16. Authorize RAP staff to make technical corrections as necessary to carry out the intent of
this Report.
SUMMARY

In October 2024, LANLT contacted RAP, requesting that RAP consider the proposed acquisition
of the Property by LANLT and acceptance of its subsequent transfer from LANLT to RAP. On
March 20, 2025, through Report No. 25-042 (Attachment 2), the Board granted authorization to
initiate the process for the acquisition of the Property, a vacant lot situated at the corner of
Kingsley Drive and 4th Street in Koreatown.

With the support of Council District 10, LANLT has acquired the Property with the understanding
that the Property will be transferred to RAP for park development for active or passive use in
order to expand recreational activities in Koreatown. Furthermore, the Property, once developed
into a park, will help to address the need for park access in this fast-growing mixed housing
community.

LANLT and the City have come to an agreement on the terms and conditions for the purchase
of the Property, which have been incorporated in the draft PSA attached hereto as
Attachment 1.

The Property measures approximately 0.17 acres or 7,372 square feet. The Property is
comprised of one lot, identified as lot 53 and APN 5503-007-001, and (Q)R4-2 zoned for
multiple dwellings. GSD, Asset Management Division, conducted a review (Attachment 3) of an
appraisal of estimated value for the Property provided by LANLT and prepared by Frazer
Capital Valuations (Attachment 4), and accepts the Appraisal Report and the concluded “as-is”
market value of $1,710,000. RAP staff intends to use available Park Fees for the acquisition of
the Property and related acquisition and due diligence costs.

RAP staff is now seeking final Board approval to acquire the Property from LANLT with the
proposed PSA, funding identified for the acquisition of the Property, completion of all
appropriate CEQA analysis and documentation, completion of all environmental assessments
as needed, and finalization of all material terms of the purchase of the Property.

In addition to the funding sources identified for the acquisition, RAP staff have secured external
grant funding to support the purchase of the Property. The goal of the Measure A Technical
Assistance Program (TAP) is to increase access to parks, open space, and natural areas in
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Los Angeles County communities located within High or Very High Need Study Areas, as
defined by the 2016 Los Angeles Countywide Comprehensive Parks & Recreation Needs
Assessment (Park Needs Assessment), by adding new parks or facilitating the acquisition of
land that will result in new parks.

RPOSD periodically allocates TAP funds to eligible entities located in High and Very High Need
Study areas. The City is eligible for this funding given that it contains 28 High and Very High
Need areas identified in the Park Needs Assessment. The proposed project site, located in
Koreatown, falls within a Very High Need Study Area, according to the Park Needs Assessment.

On June 16, 2025, RPOSD announced a TAP award to the City in the amount of $700,000;
however, a Notice to Proceed (NTP) would not be issued until a project was approved by
RPOSD. TAP funds are awarded for specific eligible projects once an eligible agency identifies
a qualifying project and submits a request for funding. RAP subsequently identified the
proposed acquisition of the 355 S. Kingsley Property as an eligible project consistent with TAP
program guidelines and submitted a funding request to RPOSD. In order to accommodate the
acquisition schedule for this Property, RPOSD issued an NTP for the project on March 4, 2026.

Therefore, RAP staff also requests the Board retroactively approve the submission of a funding
request to RPOSD for $700,000 for the Property and authorize acceptance of TAP funds for
acquisition of the Property.

Funding Sources

Upon approval of this Report, $2,000,000.00 in Park Fees can be committed for the acquisition
of the Property. The Park Fees were collected within two miles of the Property, which is the
standard distance for the commitment of Park Fees for neighborhood recreational facilities
pursuant to Los Angeles Municipal Code Section 12.33.E.3.

RPOSD has issued an NTP for the $700,000 TAP award, approving the use of these funds for
the acquisition of the Property.

Funding Source Matrix

Source Fund/Dept/Acct Amount Percentage
Park Fees 302/89/89716H $457,019.02 17%

Park Fees 302/89/89718H $1,542,980.98 57%
Measure A TAP TBD $700,000 26%

Total $2,700,000.00 100%

Acquisition Cost

The cost of the proposed acquisition of the subject Property, as recommended by GSD, is
$1,710,000. A Class “A” appraisal was completed on December 18, 2024, and concluded that
the market value was $1,710,000 as of that date. GSD met with the owner and negotiated a
final purchase price of $1,766,864.13. GSD considers this an acceptable acquisition price for
the Property and recommends approval of this acquisition. Estimated total acquisition costs are
expected to be roughly $1.95 million to cover the cost of the parcel plus all related closing costs.
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TREES AND SHADE

There are no trees located on the Property.

ENVIRONMENTAL IMPACT

The proposed Board action consists of the acquisition of land for park purposes and related
activities.

According to the parcel profile report retrieved on January 28, 2026, this site is not within a
coastal, methane, historic protection, or liquefaction zone, so there is no reasonable possibility
that the proposed Board action may impact an environmental resource of hazardous or critical
concern or have a significant effect due to unusual circumstances. No other known projects
would involve cumulatively significant impacts, and no future projects would result from the
proposed Board action. A Phase | Environmental Site Assessment (ESA) report for the Property
was completed on April 11, 2025, and updated on February 23, 2026. The Phase | ESA report,
and its update, adhere to the American Society for Testing and Materials (ASTM) Standard
Practice for Environmental Site Assessments: Phase | ESA Process, E1527- 21, and the
All-Appropriate Inquiries (AAl) rule set forth in 40 CFR Part 312. The report did not identify any
recognized environmental conditions (RECs), but found a potentially undocumented stockpile
covered with vegetation. The pile will be addressed appropriately as part of the construction of
the new park. As of January 28, 2026, the State Department of Toxic Substances Control
(DTSC) (Envirostor at www.envirostor.dtsc.ca.gov) and the State Water Resources Control
Board (SWRCB) (Geotracker at https://geotracker.waterboards.ca.gov/) have not listed the
Property, although these agencies listed case number T0603700635, case 19890015, and case
SL184651448 near the site (within 1,000 feet). The first is a former leaking underground storage
tank, where oil was extracted and soil removed; the Regional Water Quality Control Board
closed this case in July 1996. The second is a school site investigation that has not yet been
evaluated. The third is the site of a clean-up action that was completed in 1997. According to
the Caltrans Scenic Highway Map, there is no scenic highway located within or adjacent to the
site. Furthermore, the Property is not within a historic site and will not have any significant effect
on historic resources.

Based on this information, staff recommends that the Board determine that the proposed Board
action is categorically exempt from the provisions of the California Environmental Quality Act
(CEQA) pursuant to Article 19, Section 15325(f) of California CEQA Guidelines and Article I,
Section 1, Class 25 of City CEQA Guidelines. Staff will file a Notice of Exemption with the
Los Angeles County Clerk and the Governor’'s Office of Land Use and Climate Innovation upon
the Board'’s approval.

FISCAL IMPACT

The proposed Property acquisition and subsequent development will require an increase in
maintenance demands. Maintenance funds for the new parkland will be requested as part of
RAP’s annual budget process. After RAP confirms the new development scope, staffing needs
will be assessed.


http://www.envirostor.dtsc.ca.gov
https://geotracker.waterboards.ca.gov/
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The Property is not expected to be developed until a park design is completed and approved by
the Board. Therefore, there is no fiscal impact to RAP for the development of the site at this
time. Maintenance for the area is also expected to be minimal as the site will remain closed
until further notice. Operational cost will be determined at a later time. Upon completion of the
acquisition, a request for funding will be submitted in future RAP General Fund solicitations.

There is no anticipated fiscal impact to RAP’s General Fund in applying for and accepting
Measure A TAP funds. Matching funds are not required.

This Report was prepared by Bryan Miller, Management Analyst, Planning, Maintenance, and
Construction Branch, Department of Recreation and Parks.
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Attachment 1 (ECY Draft v 3-27-26)

PURCHASE AND SALE AGREEMENT
AND JOINT ESCROW INSTRUCTIONS

Between
LOS ANGELES NEIGHBORHOOD LAND TRUST
and

CITY OF LOS ANGELES

For the Property Located at:

355 SOUTH KINGSLEY DRIVE
LOS ANGELES, CA 90020

Dated: , 2026




PURCHASE AND SALE AGREEMENT
AND JOINT ESCROW INSTRUCTIONS

This Purchase and Sale Agreement and Joint Escrow Instructions (“Agreement”),
dated for reference purposes only as of , 2026, is made by and between
the Los Angeles Neighborhood Land Trust, a California nonprofit corporation, (“Seller”), and
the City of Los Angeles, a municipal corporation, acting by and through its Board of
Recreation and Park Commissioners (“Buyer” or “City”).

RECITALS

A. Seller is the sole fee simple owner of certain real property located in the City of
Los Angeles, County of Los Angeles, State of California, which is a parcel of fenced raw land
comprising approximately 7,370 square feet, located at 355 South Kingsley Drive, Los
Angeles, CA 90020, designated as Assessor Parcel Number 5503-007-001, and it is more
particularly described in Exhibit A and depicted in Exhibit B attached hereto (“Land”), together
with the related Appurtenances (defined below), Improvements (defined below), and
Intangible Property (defined below) (collectively, “Property,” as more particularly described in
Section 1.3).

B. Seller desires to sell, and Buyer desires to purchase, the Property. This
Agreement sets forth the terms and conditions of the purchase and sale of the Property.

ARTICLE 1
PURCHASE AND SALE OF PROPERTY

1.1. Effective Date. This Agreement shall take effect on the "Effective Date", which
shall be the date on which the Office of the City Clerk of Los Angeles attests this Agreement.

1.2. Purchase and Sale. For good and valuable consideration, the receipt and
adequacy of which are hereby acknowledged, Seller agrees to sell to Buyer, and Buyer
agrees to purchase from Seller, the Property subject to the terms and conditions of this
Agreement.

1.3. Description of the Property. The Property to be sold and purchased hereunder
consists of all of Seller’s rights, title, and interests in and to all of the following:

1.3.1 Land. The Land described in Recital A above.

1.3.2 Appurtenances. All privileges, rights, and easements appurtenant to the
Land, including without limitation all (a) minerals, oil, gas, and other
hydrocarbon substances on and under the Land; (b) development rights,
demolition rights, air rights, water, water rights, and water stock relating
to the Land; (c) rights, title and interests of Seller in and to any streets,
alleys, passages, water and sewer taps, and sanitary and storm drain
capacity; (d) reservations and rights under utility agreements; and
(e) other easements and rights-of-way included in, adjacent to, or used in
connection with the beneficial use and enjoyment of the Land
(collectively, “Appurtenances”).
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1.3.3 Improvements. All buildings, fences, parking areas, or other structures
owned by Seller, if any, located on or used in connection with the use,
operation, or occupancy of the Land, including without limitation all
fixtures, systems, and equipment (collectively, “Improvements”).

1.3.4 [Intangible Property. All intangible personal property owned or held by
Seller in connection with use or occupancy of the Land (collectively,
‘Intangible Property”); provided, however, that Intangible Property shall
not include Excluded Documents (as defined below).

ARTICLE 2
PURCHASE PRICE

2.1.  Amount of Purchase Price. Subject to all credits and adjustments required by
the provisions of this Agreement, the full purchase price payable by Buyer to Seller for the
Property (“Purchase Price”) shall be as follows: (i) One Million Nine Hundred Sixty-Three
Thousand One Hundred Twenty-Four Dollars and Thirteen Cents ($1,963,124.13) in the
event the Closing Date (as defined below) occurs on or before April 30, 2026 (“Target Closing
Date”); (ii) One Million Nine Hundred Sixty-Eight Thousand Six Hundred Twenty-Four Dollars
and Thirteen Cents ($1,968,624.13) in the event the Closing Date occurs after the Target
Closing Date but on or before May 15, 2026 (“Second Target Closing Date”), or (iii) One
Million Nine Hundred Seventy-Four Thousand One Hundred Twenty-Four Dollars and
Thirteen Cents ($1,974,124.13) in the event the Closing Date occurs after the Second Target
Closing Date but on or before May 31, 2026 (“Outside Closing Date”).

2.2. Payment of Purchase Price. At least five (5) calendar days before the Close of
Escrow (defined below), Buyer shall deliver to Escrow Holder (defined below) a sum equal to
the Purchase Price, as adjusted in accordance with this Agreement. Buyer is not required to
submit any deposit prior to such submittal of the Purchase Price.

ARTICLE 3
OPENING AND CLOSING OF ESCROW

3.1. Opening of Escrow. The escrow account for this Agreement (“Escrow”) shall be
opened upon receipt of a fully executed and attested copy of this Agreement by Chicago Title
Company (“Escrow Holder”). This Agreement shall serve as the parties’ joint instructions to
Escrow Holder for consummation of the purchase and sale of the Property. At Escrow
Holder’s request, Buyer and Seller shall promptly execute supplemental Escrow instructions
and closing statements that are reasonably required to consummate the transaction
contemplated in this Agreement and are not inconsistent herewith.

3.2. Term of Escrow. Unless this Agreement is terminated earlier pursuant to the
provisions hereof, Escrow shall close on or before the Target Closing Date. In the event
Escrow does not close by the Target Closing Date, Escrow shall remain open until the earlier
of the Closing Date (as defined below) and the Outside Closing Date, unless it is mutually
cancelled earlier by the parties hereto or otherwise cancelled earlier pursuant to the
provisions of this Agreement. If Escrow has not closed by the end of the Outside Closing
Date due to no fault of Buyer or Seller, this Agreement shall automatically terminate, and the




parties hereunder shall have no further liability to each other, except as otherwise provided
for in this Agreement.

3.3. Close of Escrow. The “Closing Date” shall be the date on which the “Close of
Escrow” or “Closing” for the purchase and sale of the Property shall be deemed to have
occurred upon the occurrence of all of the following: (a) Seller's and Buyer's respective
deliveries into Escrow (Sections 3.4 and 3.5); (b) the satisfaction or waiver of Buyer's and
Seller’s respective conditions to the close of Escrow (Articles 4 and 5); (c) Escrow Holder’s
recordation of the Grant Deed (defined below); and (d) Seller’s receipt of net sale proceeds
(as determined hereunder) from the Purchase Price.

3.4. Seller's Deliveries into Escrow. No later than five (5) calendar days before the
Closing Date, Seller shall deliver into Escrow the following documents in form and substance
reasonably satisfactory to Buyer:

3.4.1. Grant Deed. A duly executed and acknowledged original grant deed
conveying to Buyer fee simple title to the Property (“Grant Deed”). The form of the
Grant Deed is attached hereto as Exhibit C.

3.4.2. Nonforeign Affidavits. Nonforeign affidavits under 26 U.S.C.
section 1445 and California Revenue and Taxation Code section 18668 to relieve
Buyer of any potential transferee’s withholding of tax under those statutes (“Nonforeign
Affidavits”).

3.4.3. Seller's Proof of Power and Authorization. Such proof of power and
authorization of Seller to enter into and perform under this Agreement, and such proof
of power and authorization of the individuals executing or delivering any instruments,
affidavits, or other documents on behalf of Seller to act for and bind Seller, as may
reasonably be required by Buyer or Escrow Holder.

3.4.4. Additional Documents. Such additional signed documents, including
without limitation additional escrow instructions and closing statements, as are
reasonably required to consummate the transaction contemplated in this Agreement
and are not inconsistent herewith.

3.5. Buyer's Deliveries to Escrow Holder. No later than five (5) calendar days
before the Closing Date, Buyer shall deliver into Escrow the following funds and documents:

3.5.1. Purchase Price. The Purchase Price in accordance with Article 2, as
adjusted by the prorations set forth in Section 3.7.

3.5.2. Buyer's Acceptance of Grant Deed. A duly executed and acknowledged
original Certificate of Acceptance by which Buyer accepts fee simple title to the
Property. The form of the Certificate of Acceptance is attached to the form of the
Grant Deed at Exhibit C hereto.

3.5.3. Buyer's Proof of Power and Authorization. Such proof of power and
authorization of Buyer to enter into and perform under this Agreement, and such proof
of power and authorization of the individuals executing or delivering any instruments,
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affidavits, or other documents on behalf of Buyer to act for and bind Buyer, as may
reasonably be required by Seller or Escrow Holder.

3.5.4. Additional Documents. Such additional signed documents, including
without limitation additional Escrow instructions and closing statements, as are
reasonably required to consummate the transaction contemplated in this Agreement
and are not inconsistent herewith.

3.6. Closing. Subject to satisfaction or waiver of Buyer's and Seller’s respective
conditions to the Close of Escrow (Articles 4 and 5), upon receiving the funds and documents
specified in Sections 3.4 and 3.5, Escrow Holder shall close Escrow by taking all of the
following actions:

3.6.1. Recording the Grant Deed with the Los Angeles County Registrar-
Recorder/County Clerk.

3.6.2. Delivering to Buyer Seller's Nonforeign Affidavits and copies of all
recorded documents related to the transfer or encumbrance of the Property, Seller's
proofs of power and authorization, and signed Escrow instructions and closing
statements.

3.6.3. Delivering to Seller the Purchase Price, as adjusted by the prorations set
forth in Section 3.7, and copies of signed Escrow instructions and closing statements.

3.6.4. Filing with the U.S. Internal Revenue Service (with copies to Buyer and
Seller) the reporting statements required under the United States Internal Revenue
Code.

3.7. Prorations. All receipts and disbursements related to the Property shall be
prorated as of 11:59 PM on the day immediately preceding the Closing Date, adjusting the
Purchase Price on the following bases:

3.7.1. Property Taxes. All real and personal property taxes, ad valorem taxes,
and special assessments (whether payable in installments or not) attributable to the
period before the Closing Date, including without limitation all supplemental taxes,
shall be (a) prorated to the Closing Date (based on the latest available tax rate and
assessed valuation) and (b) paid by Seller for the period before the Closing Date.
Buyer, as a California municipal corporation, is exempt from payment of all such taxes
and assessments for the period on and after the Closing Date. To the extent that
Seller has paid property taxes and assessments for period on or after the Closing
Date, Seller shall be responsible to apply to the appropriate authorities for refunds of
such taxes and assessments.

3.7.2. Utility Charges. Charges for all utilities, including without limitation water,
sewer, electric, and gas, shall be prorated within thirty (30) calendar days after the
Closing Date based on the then-most recent bills for such services. Seller shall pay
for all utility services to the Property for the period before the Closing Date and Buyer
shall pay for all utility services to the Property for the period on and after the Closing
Date.




3.8. Closing Costs. Closing costs shall be allocated as follows:

3.8.1. Escrow costs shall be paid by Buyer.

3.8.2. Seller shall be responsible for the payment of (a) all costs and expenses
associated with removing from title of all liens and encumbrances against the Property
other than the Permitted Exceptions (defined below), (b) transfer taxes, and
(c) recording fees associated with the conveyance of the Property.

3.8.3. As covenants that shall survive the Closing or any termination of this
Agreement, Buyer shall be responsible for the payment of all costs and expenses
associated with (a) the Title Report (defined below), (b) any Title Policy (defined
below) that Buyer elects to obtain, and (c) all investigations, inspections, and tests that
Buyer conducts to determine the condition of the Property and its suitability for Buyer's
intended use.

3.9. Possession of Property; Assignment of Intangible Property. Seller shall deliver
to Buyer exclusive right of possession of the Property upon Closing, subject to all Permitted
Exceptions (as defined below). Upon and effective as of Closing, all of Seller’s rights, title
and interests in and to the Intangible Property shall be deemed assigned to Buyer, and all
obligations relating thereto shall be deemed assumed by Buyer.

ARTICLE 4
BUYER CONDITIONS TO CLOSE OF ESCROW

4.1. Seller's Delivery of Documents. Seller shall have no obligation to deliver any
due diligence material to Buyer under this Agreement in light of the fact that Seller has
already delivered to Buyer, and Buyer has already reviewed, the following documents
(collectively, “Due Diligence Documents”) prior to the Effective Date:

4.1.1. Agreements. Copies of all leases, licenses, easements, covenants, use
restrictions, and other agreements related to the Property, including without limitation
insurance policies, service and supply contracts, advertising and promotion
agreements, and management and professional services agreements, if any, entered
into or assumed by Seller for the Property.

4.1.2. Licenses and Permits. Copies of all licenses, permits, and certificates
required by governmental authorities in connection with the Property or the
Improvements, including without limitation building permits, certificates of completion,
certificates of occupancy, and environmental licenses and permits.

4.1.3. Tax Bills. Copies of Property tax bills for the current tax year.

4.1.4. Insurance Policies. Copies of all liability, fire, and casualty insurance
policies carried by Seller, and copies of all certificates evidencing any insurance that
tenants of the Land are required to carry.

4.1.5. Documents Related to Condition of the Property. Copies of all
documents regarding the environmental condition of the Property, including without
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limitation environmental impact reports, “Phase |” or “Phase II” reports, environmental
site assessments concerning hazardous materials on the Property, complaints or
notices related to of hazardous materials on the Property, geological surveys, soils
tests, engineering reports, inspection results, and complaints or notices related to the
safety of the Property.

4.1.6. Litigation and Enforcement Documents. Copies of all documents related
to pending or threatened litigation or enforcement actions relating to the Property or
Seller's ownership or use of the Property, including without limitation complaints, court
orders, enforcement regulator orders, settlement agreements, judgments, and related
notices and correspondence.

4.1.7. Other Documents. Copies of all other documents related to Seller’s
ownership and use of the Property, including without limitation dealings with tax
authorities, government agencies, utilities, vendors, tenants, neighbors, and others
with whom Buyer will likely interact after the Close of Escrow.

4.1.8. Excluded Records. Notwithstanding anything to the contrary herein, the
Due Diligence Documents shall not include any books, records, documents, or
information: (i) on the corporate, financial, and accounting records of the operations of
Seller as an entity (as opposed to records specifically concerning the Property); (ii)
regarding offers or inquiries made by third parties concerning the purchase of some or
all of the Property or appraisals of the value of the Property; (iii) that are attorney-client
communications of Seller; (iv) that are Seller’s attorney’s work product; (v) that are
otherwise confidential or proprietary; or (vi) not in the possession of Seller or persons
under Seller’s control (collectively, “Excluded Documents”).

4.2. Review of Due Diligence Documents. Buyer acknowledges that it has already
reviewed the Due Diligence Documents prior to entering into this Agreement. Accordingly,
Seller shall not be obligated to provide additional due diligence period under this Agreement
for Buyer to review the Due Diligence Documents. Except as otherwise provided in this
Agreement, Buyer shall neither refuse to proceed, nor shall Buyer have the right to elect not
to proceed, with the Closing based on Buyer’s objection to any of the following: (i) the
information disclosed in the Due Diligence Documents that were provided to Buyer prior to
the Effective Date, (ii) any information discovered by Buyer prior to the Effective Date; or (iii)
any information first provided to or first discovered by Buyer on or after the Effective Date that
was not known to Seller prior to the Effective Date and which Seller is not otherwise
expressly required to cure pursuant to any provision of this Agreement.

4.3. [intentionally omitted]

4.4. Approved Condition of Title. It shall be a condition to the Close of Escrow and a
covenant of Seller that title to the Property be conveyed to Buyer by Seller pursuant to the
Grant Deed is subject only to the following conditions, liens, encumbrances and title matters,
as applicable (collectively, “Permitted Exceptions”):

(a) alien to secure payment of real estate taxes not delinquent;



(b)  the lien of supplemental taxes assessed pursuant to Chapter 3.5
commencing with Paragraph 75 of the California Revenue and Taxation Code, but
only to the extent that such supplemental taxes are attributable to the transaction
contemplated by this Agreement. Seller shall be responsible for any supplemental
taxes assessed pursuant to the California Revenue and Taxation Code, to the extent
that such taxes relate to events (including, without limitation, any changes in
ownership and/or new construction) occurring prior to the Close of Escrow;

(c)  matters affecting the Permitted Exceptions created by or with the
express written consent of Buyer; and

(d)  exceptions that are disclosed by that certain preliminary title report
attached hereto as Exhibit D (“Title Report”).

As used herein, the term “Approved Condition of Title” shall refer to title to the
Property, subject only to the Permitted Exceptions. Seller covenants and agrees that during
the term of this Escrow, Seller will not cause or knowingly permit title to the Property to differ
from the Approved Condition of Title. Any liens, encumbrances, easements, restrictions,
conditions, covenants, rights, rights of way or other matters affecting the Approved Condition
of Title that may first appear of record after the date of the Title Report shall also be subject
to Buyer’s approval and, to the extent actually caused by Seller to encumber the Property,
must be eliminated or ameliorated to Buyer’s reasonable satisfaction by Seller, at Seller's
cost, prior to the Close of Escrow as a condition to the Close of Escrow for Buyer's benefit.

4.5. Title Insurance Policy. Buyer, at its sole cost and expense, shall have the right
to obtain an owner’s CLTA or ALTA form of title policy in accordance with the Title Report,
insuring Buyer’s fee simple title to the Property up to the amount of the Purchase Price (“Title
Policy”), provided that obtaining such Title Policy is not a condition of Closing and shall not
result in any delay of Closing.

4.6. Seller's Deliveries into Escrow. Buyer’s obligation to purchase the Property is
expressly conditioned on Seller’'s delivery into Escrow of the documents required by
Section 3.4.

4.7. Termination for Failure of Buyer Conditions. If a condition set forth in this
Article 4 is not waived by Buyer in writing or satisfied on or before the applicable deadline set
forth above, then Buyer shall have the right to pursue its remedies pursuant to Section 10.4
below, subject to the notice and cure provisions set forth in Section 10.3 below, to the extent
such remedies are applicable. Otherwise, the non-satisfaction of such condition, in the
absence of Buyer's waiver, shall automatically terminate this Agreement, in which event (and
as a covenant that survives any termination of this Agreement pursuant to this Article 4)
neither party shall have any further liability or obligations under this Agreement other than
pursuant to any provision of this Agreement that is expressly provided to survive the
termination of this Agreement.




ARTICLE 5
SELLER CONDITIONS TO CLOSE OF ESCROW

5.1. Buyer's Deliveries into Escrow. Seller’s obligation to sell the Property is
expressly conditioned on Buyer’s delivery into Escrow the funds and documents required by
Section 3.5 and on Buyer’'s compliance with the last sentence of Section 4.2.

5.2. Termination for Failure of Seller Condition. If the condition set forth in this
Article 5 is not waived by Seller in writing or satisfied on or before the Closing Date, then
Seller shall have the right to pursue its remedies pursuant to Section 10.2 below, subject to
the notice and cure provisions set forth in Section 10.1 below.

ARTICLE 6
SELLER’S PRECLOSING COVENANTS

6.1. No Amendment or New Agreements. On or after the Effective Date, Seller shall
not (a) amend or waive any right under any Due Diligence Document or (b) enter into any
lease, license, or other agreement of any type affecting the Property that would survive the
Closing, without Buyer’s prior written consent.

6.2. Insurance. Through the Closing Date, Seller, at its sole cost and expense, shall
maintain or cause to be maintained in full force and effect general commercial liability
insurance on the Property in an amount consistent with Seller’s existing coverage, which is
specified on Exhibit E hereto.

6.3. Maintenance and Operation. Through the Closing Date (but subject to the
provisions of Section 9.1 of this Agreement), Seller, at its sole cost and expense, shall
maintain and operate the Property in substantially the same manner as it has maintained and
operated the Property before the Effective Date, such that on the Closing Date, the Property
is in at least as good condition and repair as on the Effective Date, reasonable wear and tear
excepted. In no event, however, shall Seller be required to incur or pay for any cost or
expense that would be considered a capital cost or expense under sound accounting
principles, consistently applied. Except to the extent required by law, Seller may not make
any material alterations to the Property without Buyer’s prior written consent.

6.4. No Mechanics’ Liens. Except for materials, supplies, or work provided or
ordered for the Property at the request of or for the account of Buyer, on or before the
Closing Date, Seller must (a) pay for all materials, supplies, and work ordered for the
Property by Seller for which a labor, materialmen’s, or mechanics’ lien may be claimed under
applicable law (collectively, “Seller Mechanics’ Liens”), and (b) if required by the title
company issuing the Title Policy, provide such title company with such indemnifications or
security as it may require to insure title to the Property at Closing without exception for any
such Seller Mechanics’ Liens.

6.5. No Marketing. Seller agrees not to market, show, or list the Property to any
other prospective buyer during the term of this Agreement.



6.6. No Default Under Existing Financing. Seller shall not permit any default, or any
event that could give rise to a default with lapse of time or notice, to occur under any existing
loan or other financing secured by the Property during the term of this Agreement.

6.7. Licenses and Permits. Seller shall use its best efforts to keep in full force and
effect, and shall renew, when necessary, all licenses and permits for the Property during the
term of this Agreement, solely to the extent such permits are necessary for the current use of
the Property as it exists as of the Effective Date.

6.8. Seller Notifications. Seller shall promptly notify Buyer of any material change in
any condition with respect to the Property or of any material event or circumstance of which
Seller becomes aware during the term of this Agreement that makes any representation or
warranty of Seller under this Agreement untrue or misleading in any material respect.

ARTICLE 7
REPRESENTATIONS AND WARRANTIES

7.1. Seller's Representations and Warranties. Seller hereby represents and
warrants that each of the following is true in all material respects as of the Effective Date and
as of the Closing Date, in each case subject to all qualifications and limitations set forth in this
Agreement:

7.1.1. Due Diligence Documents. To Seller's Knowledge (as defined below)
Seller has delivered, or has caused to be delivered, to Buyer all Due Diligence
Documents and copies of all other material documents concerning the Property, in
each case to the extent in the possession of Seller or persons under Seller’s control,
prior to the Effective Date. To Seller's Knowledge, such delivered documents are true,
correct, and complete copies of the corresponding documents in Seller’s possession.

7.1.2. Leases. Seller has not executed any instrument that grants to any third
party any lease or other possessory interest on the Property.

7.1.3. Litigation. There is no pending or, to Seller's Knowledge, threatened,
private or governmental litigation or enforcement action against Seller relating to the
Property; provided, however, that this representation or warranty shall be deemed not
to have been breached by Seller if the litigation or enforcement action, or threat
thereof, is from the City of Los Angeles.

7.1.4. Other Proceedings. No attachments, execution proceedings,
assignments for the benefit of creditors, insolvency, bankruptcy, reorganization, or
other proceedings are pending or, to Seller's Knowledge, threatened, against Seller or
Seller’'s interest in the Property, nor are any such proceedings contemplated by Seller.

7.1.5. Development Rights. Seller has not sold, transferred, conveyed, or
entered into any agreement regarding, “air rights,” “excess floor area ratio,” or other
development rights or restrictions relating to the Property, except by operation of law,
or except as otherwise expressly set forth in the Title Report or except as may be
disclosed by any instrument already recorded against the Property prior to the
Effective Date.




7.1.6. Due Authorization. This Agreement, the performance of Seller’s
obligations hereunder, and all documents executed by Seller that are to be delivered
to Buyer at Closing are duly authorized, executed, and delivered by Seller, are legal,
valid, and binding obligations of Seller in accordance with their respective terms, and
do not violate any provision of any agreement or judicial order to which Seller is a
party or to which Seller or the Property is subject. No consent of any partner,
shareholder, creditor, investor, judicial or administrative body, government agency, or
other party is required for Seller to enter into or to perform Seller’s obligations under
this Agreement, except as has already been obtained. Seller is a corporation
organized, validly existing, and in good standing under the laws of the State of
California and is qualified to do business in the State of California.

7.1.7. Hazardous Wastes. Except as may be disclosed by or set forth in any of
the Due Diligence Documents, Seller has not received written notice that the Property
is in violation of any federal, state, or local law, ordinance, or regulation relating to
industrial hygiene or to the environmental conditions on, under, or about the Property,
including without limitation soil and groundwater conditions (collectively with the laws
and statutes expressly referenced below in this Section 7.1.7, “Environmental Laws”).
To Seller's Knowledge and except as may be disclosed by or set forth in any of the
Due Diligence Documents, neither Seller nor any third party (including but not limited
to Seller’s predecessors in title to the Property) has, in violation of Environmental
Laws, used or installed any underground tank, or used, generated, manufactured,
treated, stored, placed, deposited, or disposed of on, under, or about the Property or
transported to or from the Property any flammable explosives, radioactive materials,
hazardous wastes, toxic substances, or related materials (“Hazardous Materials”),
which for purposes of this Agreement includes without limitation substances defined as
“hazardous substances, hazardous materials, or toxic substances” in the
Comprehensive Environmental Response, Compensation and Liability Act of 1980, as
amended (42 U.S.C. § 9601 et seq.); the Hazardous Materials Transportation Act (49
U.S.C § 1801 et seq.); the Resource Conservation and Recovery Act (42 U.S.C.

§ 6901 et seq.); the substances defined as “hazardous wastes” in California Health
and Safety Code section 25117 or as “hazardous substances” in California Health and
Safety Code section 25316; and the chemicals known to cause cancer or reproductive
toxicity as published in the Safe Drinking Water and Toxic Enforcement Act of 1986
(Cal. Health & Safety Code § 25249.5 et seq.); and in the regulations adopted and
publications promulgated under each of the aforesaid laws.

7.1.8. Foreign Person. Seller is not a foreign person and is a “United States
Person” as such term is defined in 26 U.S.C. section 7701(a)(30).

7.2. Buyer's Representations and Warranties. Buyer hereby represents and

warrants, as of the Effective Date and as of the Closing Date, that this Agreement, the
performance of Buyer's obligations hereunder, and all documents executed by Buyer that are
to be delivered to Seller at Closing shall be duly authorized, executed, and delivered by
Buyer, shall be legal, valid, and binding obligations of Buyer, and do not, and on the Closing
Date shall not, violate any provision of any agreement or judicial order to which Buyer is a
party or to which Buyer is subject, and that no consent of judicial or administrative body,
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government agency, or any other party, is required for Buyer to enter into or to perform
Buyer’s obligations under this Agreement, except as has already been obtained.

7.3. Effect of Representations and Warranties: Survival Period. Each representation
and warranty in this Article 7 is material and being relied on by the party to which the
representation and warranty is made. As covenants that shall survive the Closing: (i) Seller’s
representations and warranties set forth in this Agreement, as qualified or limited pursuant to
any provision of this Agreement, shall survive the Closing for a period of six (6) months after
the Closing (the “Survival Period”); and (ii) Buyer’'s representations and warranties set forth in
this Agreement shall survive the Closing until the end of the Survival Period.

7.4. Definition of Seller's Knowledge. As used in this Agreement, the phrase
“Seller's Knowledge” or “Seller's awareness” or any phrase of similar import shall mean only
the actual, not constructive or imputed, knowledge of Tori Kjer (who is the Chief Executive
Officer of Seller), without any obligation or duty to make any investigation of the matters
being represented and warranted, or to make any inquiry of any person, or to search or
examine any files, records, books, correspondence and the like. The reference herein to Tori
Kjer is used solely as a basis to define the scope and limit of Seller's Knowledge, the
awareness of Seller and words of similar import, and shall not cause such person to incur any
liability for anything in connection with the Property, this Agreement, or the transactions
contemplated hereunder, including, without limitation, any breach of Seller's covenants,
representations or warranties. This Section 7.4 shall survive the Closing, and any termination
of this Agreement pursuant to Section 10.

7.5. Qualifications to Seller's Representations and Warranties. Notwithstanding
anything in this Agreement that may be construed to the contrary, all representations and
warranties of Seller set forth in this Agreement shall be deemed qualified and modified by any
facts disclosed in any of the Due Diligence Documents or any of the other documents,
reports, information or materials which are or have been: (i) delivered or disclosed by Seller
or its agents to Buyer or otherwise known to Buyer or discovered by Buyer prior to the
Effective Date; or (ii) in the event the Closing occurs, delivered or disclosed by Seller or its
agents to Buyer or otherwise known to Buyer or discovered by Buyer at least three (3)
business days prior to the Closing Date. Without limiting the foregoing sentence, Buyer shall
be deemed to have knowledge of a fact or circumstance if the underlying information or facts
relating to applicable representations and warranties were disclosed in any of the Due
Diligence Documents, this Agreement, or any other document or information delivered or
otherwise made available to Buyer by Seller or its agents at least three (3) business days
prior to the Closing Date, or otherwise obtained by or on behalf of Buyer prior to the Closing
Date. This Section 7.5 shall survive the Closing, and any termination of this Agreement
pursuant to Section 10.

ARTICLE 8
AS-IS SALE; GENERAL RELEASE;
LIMITATIONS ON SELLER’S POST-CLOSING LIABILITY

8.1. AS-IS SALE. EXCEPT TO THE EXTENT EXPRESSLY PROVIDED
OTHERWISE IN THIS AGREEMENT, BUYER ACKNOWLEDGES AND AGREES THAT
UPON CLOSING, SELLER SHALL SELL AND CONVEY TO BUYER AND BUYER SHALL

11



ACCEPT THE PROPERTY “AS IS, WHERE IS, WITH ALL FAULTS.” EXCEPT AS
EXPRESSLY SET FORTH IN THIS AGREEMENT, BUYER HAS NOT RELIED AND SHALL
NOT RELY ON, AND SELLER HAS NOT MADE AND IS NOT LIABLE FOR OR BOUND BY,
ANY EXPRESS OR IMPLIED WARRANTIES, GUARANTEES, STATEMENTS,
REPRESENTATIONS, OR INFORMATION PERTAINING TO THE PROPERTY AND MADE
OR FURNISHED BY OR ON BEHALF OF SELLER OR ANY OF ITS INDIRECT
AFFILIATES, PARTNERS, TRUSTEES, SHAREHOLDERS, DIRECTORS, OFFICERS,
EMPLOYEES, ATTORNEYS, REPRESENTATIVES OR AGENTS. IN ADDITION TO THE
FOREGOING AND ANY OTHER LIMITATIONS ON SELLER'S LIABILITY SET FORTH IN
THIS AGREEMENT, BUYER AGREES THAT, AFTER THE CLOSING AND
NOTWITHSTANDING ANYTHING IN THIS AGREEMENT THAT MAY BE CONSTRUED TO
THE CONTRARY, BUYER SHALL NOT SUE OR SEEK RECOURSE AGAINST SELLER BY
REASON OF ANY CONDITION, EVENT OR CIRCUMSTANCE THAT WAS NOT ACTUALLY
CAUSED BY SELLER AND IS NOT THE SUBJECT OF A SURVIVING REPRESENTATION
OR WARRANTY MADE BY SELLER IN THIS AGREEMENT.

8.2. General Release. Effective upon the Closing, Buyer, for itself and on behalf of
its employees, agents, representatives, affiliates, successors and assigns, irrevocably and
forever waives any and all right to recover from Seller and from Seller’'s affiliates, partners,
trustees, shareholders, directors, officers, employees, attorneys and agents, and successors
and assigns of each of them (collectively, the “Seller Parties”), and irrevocably and forever
releases and discharges Seller and the Seller Parties from and with respect to any and all
damages, claims, losses, liabilities, penalties, fines, liens, judgments, costs or expenses
whatsoever (including, without limitation, attorneys’ fees and costs), whether direct or indirect,
that may arise on account of or in any way be connected with this Agreement, or the Property
or any improvements thereon, including, without limitation, title to the Property, the physical
and environmental condition of the Property (and improvements thereon) or any law or
regulation applicable thereto (including, without limitation, all Environmental Laws).

In no event, however, shall the foregoing releases and waivers apply to: (x) any
representations, warranties and covenants of Seller set forth in this Agreement, in each case
to the extent the same is expressly provided in this Agreement to survive the Closing; (y) any
fraud intentionally and knowingly perpetrated by Seller on Buyer in connection with this
Agreement; and (z) any and all rights and benefits that the Buyer now has, or in the future may
have, as conferred upon Buyer by virtue of the provisions of federal, state or local law, rules or
regulations that may limit waivers of unknown claims, including without limitation, Section 1542
of the Civil Code of the State of California. Buyer hereby specifically acknowledges that Buyer
has carefully reviewed the foregoing releases and waivers and discussed its import with legal
counsel and that such releases and waivers are a material part of this Agreement.

8.3. Limitations on Seller's Post-Closing Liability. After the Closing, Seller shall
have no liability to Buyer by reason of a breach of any of Seller's representations or
warranties, unless Buyer shall have given to Seller written notice (“Warranty Notice”) of such
breach within the Survival Period, and, if such breach is curable post Closing, Buyer shall
have given to Seller thirty (30) calendar days to cure any such breach after Buyer’'s delivery
of the Warranty Notice. No present or future direct or indirect affiliates, partners, trustees,
shareholders, directors, officers, employees, attorneys, representatives and agents of Seller,
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and successors and assigns of each of them, shall owe Buyer any personal liability, directly
or indirectly, under or in connection with this Agreement or the Property.

8.4. Survival. This Article 8 shall survive the Closing.

ARTICLE 9
RISK OF LOSS

9.1. Condemnation. If, before the Closing Date, any action or proceeding is
commenced for the condemnation or exercise of the rights of eminent domain of the Property
or any portion of it, or if Seller is notified by a condemning authority of the intent to commence
such action or proceeding (“Condemnation”), and if such Condemnation would materially and
adversely affect the use or operation of the Property as reasonably determined by Buyer,
reduce the square footage of the Property in any material respect, or permanently reduce or
eliminate access to the Property, then, as its sole and exclusive remedy, Buyer, at its sole
and absolute discretion, may either: (a) terminate this Agreement or (b) proceed with Closing
without modifying the terms of this Agreement and without reducing the Purchase Price, on
the condition that Seller shall assign and turn over, and Buyer shall be entitled to keep, all
awards for the Condemnation that accrue to Seller. Seller shall not negotiate, resist, or
stipulate to any Condemnation without Buyer’s prior written consent. Seller shall notify Buyer
of any notice of Condemnation of all or any portion of the Property within five (5) days of
Seller’'s receipt of such notice. Buyer shall elect to exercise the options provided to Buyer in
this Section 9.1 within twenty (20) days of Buyer's receipt of such notice. The Target Closing
Date shall be extended to the extent necessary to afford Buyer the twenty (20) days to make
such election.

9.2. Casualty. If, before the Closing Date, any casualty or damage to the Property
occurs (“Casualty”), and if such Casualty would materially and adversely affect the use or
operation of the Property as reasonably determined by Buyer, reduce the square footage of
the Property in any material respect, or permanently reduce or eliminate access to the
Property, then, as its sole and exclusive remedy, Buyer, at its sole and absolute discretion,
may either: (a) terminate this Agreement or (b) proceed with Closing without modifying the
terms of this Agreement and without reducing the Purchase Price, on the condition that Seller
shall assign and turn over, and Buyer shall be entitled to keep, all compensation, awards, or
other payments or relief resulting from such Casualty. Seller shall notify Buyer of any
Casualty of all or any portion of the Property within five (5) days of becoming aware of such
Casualty. Buyer shall elect to exercise the options provided to Buyer in this Section 9.2
within twenty (20) days of Buyer's receipt of such notice. The Target Closing Date shall be
extended to the extent necessary to afford Buyer the twenty (20) days to make such election.

ARTICLE 10
REMEDIES FOR DEFAULT

10.1. Buyer's Default. Buyer shall be deemed to be in default under this Agreement if
Buyer (a) fails—for any reason other than Seller’s default under this Agreement or the failure
of a condition precedent to Buyer’s obligation to perform under this Agreement—to comply
with or perform, in any material respect, any one or more of the covenants or obligations
required on its part within the time limits and in the manner required in this Agreement, or
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(b) in any material respect, makes any false representation or warranty in Section 7.2 and the
same continues to exist on the Closing Date; provided, however, that no such default shall be
deemed to have occurred unless and until Seller has given Buyer written notice of the default,
describing the nature of the default, and Buyer has failed to cure such default within twenty
(20) days of its receipt of such notice. The Target Closing Date shall be extended to the
extent necessary to afford Buyer the twenty (20) days to cure such default.

10.2. Remedies for Buyer's Default. If Buyer is in default under this Agreement and
fails to cure within the twenty (20) day period provided in Section 10.1, Seller shall be entitled
to: (x) terminate this Agreement upon notice to Buyer, in which event Buyer shall be liable to
Seller for all damages (other than consequential, incidental, special, indirect, or punitive
damages) incurred by Seller as a result of Buyer's default, and any escrow cancellation fee or
other costs of Escrow Holder resulting from such termination shall be borne solely by Buyer;
and (y) exercise all other remedies and relief available at law or equity under California law
including, without limitation, the remedy of specific performance. This Section 10.2 shall
survive any termination of this Agreement pursuant to this Section 10.2.

10.3. Seller's Default. Seller shall be deemed to be in default under this Agreement if
Seller (a) fails—for any reason other than Buyer’s default under this Agreement or the failure
of a condition precedent to Seller’s obligation to perform under this Agreement—to comply
with or perform in any material respect any one or more of the covenants or obligations
required on its part within the time limits and in the manner required in this Agreement, or (b)
in any material respect, makes any false representation or warranty in Section 7.1 and the
same continues to exist on the Closing Date; provided, however, that no such default shall be
deemed to have occurred unless and until Buyer has given Seller written notice of the default,
describing the nature of the default, and Seller has failed to cure such default within twenty
(20) days of its receipt of such notice. The Target Closing Date shall be extended to the
extent necessary to afford Seller the twenty (20) days to cure such default.

10.4. Remedies for Seller’s Default. If Seller is in default under this Agreement and
fails to cure within the twenty (20) day period provided in Section 10.3, Buyer shall be entitled
to: (x) terminate this Agreement upon notice to Seller, in which event Seller shall be liable to
Buyer for all damages (other than consequential, incidental, special, indirect, or punitive
damages) incurred by Buyer as a result of Seller's default, and any escrow cancellation fee or
other costs of Escrow Holder resulting from such termination shall be borne solely by Seller;
and (y) exercise all other remedies and relief available at law or equity under California law
including, without limitation, the remedy of specific performance. This Section 10.4 shall
survive any termination of this Agreement pursuant to this Section 10.4.

ARTICLE 11
GENERAL PROVISIONS

11.1. Notices. All notices, demands, and document deliveries permitted or required
under this Agreement shall be given in writing. Any such notice, demand, or document shall
be (a) personally delivered (including by means of professional messenger service), in which
case delivery shall be deemed complete upon such personal delivery; (b) sent by overnight
mail or courier service via a nationally-recognized overnight mail or courier service, in which
case delivery shall be deemed complete one business day following drop-off with such mail
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with the transaction contemplated in this Agreement. Buyer shall defend (with legal counsel
reasonably satisfactory to Seller), indemnify, and hold harmless Buyer from and against any
lawsuit, cause of action, writ, claim, or demand for the payment of any brokerage commission
or fee arising from or related to Buyer’s contract or dealings with any broker in connection
with the transaction contemplated in this Agreement. The provisions of this Section 11.3
shall survive the Closing of Escrow and the expiration/termination of this Agreement.

11.4. Entire Agreement. This Agreements contains all of the agreements of the
parties hereto with respect to any matter covered or mentioned in this Agreement, and no
prior agreement, oral or written, express or implied, pertaining to any such matter shall be
effective for any purpose. All prior agreements, representations, and negotiations are
deemed superseded by the execution of this Agreement to the extent they are not
incorporated herein. This Agreement shall be construed as a whole in accordance with its
plain and fair meaning and without regard to California Civil Code section 1654 or similar
laws.

11.5. Amendments and Waivers. No addition to or modification of this Agreement
shall be effective unless made in writing and signed by the party against whom the addition or
modification is sought to be enforced. No waiver of any condition, right, or obligation
established by this Agreement shall be effective unless made in writing and signed by the
party that benefits from such condition, right, or obligation.

11.6. [intentionally omitted].

11.7. Choice of Laws and Venue. This Agreement shall be governed by and
construed pursuant to the laws of the State of California without regard to conflict-of-law
rules. Venue on any action arising out of this Agreement shall be proper only in the County
of Los Angeles, State of California.

11.8. Time/Days/Business Days. Time is of the essence in the performance of the
parties’ respective obligations under this Agreement. As used herein, any reference to “day”
or “days” shall mean calendar days, unless otherwise indicated. As used herein, any
reference to “business day” or “business days” shall mean all calendar days except for
Saturdays, Sundays, and holidays observed by the City of Los Angeles by closure its city
halls for purposes of routine public counter services.

11.9. Captions. The titles or captions of all Articles, Sections, or Subsections are for
convenience and reference only, are not intended to define or limit the scope of any provision
of this Agreement and shall have no effect on the interpretation of any provision of this
Agreement.

11.10. Exhibits. All exhibits referred to and attached to this Agreement and
incorporated herein by reference.

11.11. Assignment. This Agreement shall inure to the benefit of and be binding on the
parties to this Agreement and their respective successors and assigns. Buyer shall have the
right to assign all or any portion of its interest in this Agreement, provided that Buyer obtains
Seller's prior written consent of such assignment before the Closing Date (which consent
Seller may withhold or condition in its sole and absolute discretion). The provisions of this
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Section 11.11 shall survive the Close of Escrow and the expiration/termination of this
Agreement.

11.12. No Third-Party Beneficiaries. Nothing in this Agreement shall confer any right,
remedy, or benefit to any third party other than the parties’ permitted successors and assigns.
Nothing in this Agreement shall relieve or discharge any third party’s obligation to a party
hereto or give any third party any right of subrogation or action against any party hereof.

11.13. Remedies Cumulative. Except as otherwise expressly provided in this
Agreement, the remedies and relief set forth in this Agreement are cumulative and not
exclusive to any other legal or equitable remedy or relief available to a party.

11.14. Execution in Counterparts. This Agreement may be executed in any number of
counterparts, each of which when so executed shall be deemed to be an original and all of
which taken together shall constitute one and the same agreement. Delivery of an executed
counterpart of this Agreement as a PDF attachment to an email shall be effective as delivery
of a manually executed counterpart of this Agreement.

[Signature Page Follows]
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IN WITNESS WHEREOF, the parties have executed this Agreement as of the

Effective Date.

SELLER

LOS ANGELES NEIGHBORHOOD
LAND TRUST, a California nonprofit
corporation

By:
Name
Title
Date:
By:
Name
Title
Date:
BUYER

CITY OF LOS ANGELES, acting by and
through its Board of Recreation and Park
Commissioners

The signatory attests that they have no
personal, financial, beneficial, or familial
interest in this contract.

By:
Renata Simril
President
Date:
By:
Takisha Sardin
Secretary
Date:
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Approved as to Form
HYDEE FELDSTEIN SOTO, City Attorney

By:
Edward Young
Deputy City Attorney
Date:
Attest

PATRICE Y. LATTIMORE, City Clerk

By:

Deputy

Date:




CONSENT OF ESCROW HOLDER

CHICAGO TITLE COMPANY hereby accepts the foregoing Purchase and Sale
Agreement and Joint Escrow Instructions Agreement as escrow instructions for the
transaction contemplated therein, agrees to act as Escrow Holder, and agrees to be bound
by the provisions applicable to it as Escrow Holder.

By:

Name:
Title:

Date:
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EXHIBIT A

THE LAND HEREINAFTER REFERRED TO IS SITUATED IN THE CITY OF LOS ANGELES, COUNTY OF LOS
ANGELES, STATE OF CALIFORNIA, AND IS DESCRIBED AS FOLLOWS:

THE SOUTH 50 FEET OF LOT 53 MEASURED ALONG THE WESTERLY LINE OF SAID LOT OF NORWOOD
TERRACE, IN THE CITY OF LOS ANGELES, COUNTY OF LOS ANGELES, STATE OF CALIFORNIA, AS PER
MAP RECORDED IN BOOK 10, PAGE 24 OF MAPS, IN THE OFFICE OF THE COUNTY RECORDER OF SAID
COUNTY.

APN: 5503-007-001






EXHIBIT C

No recording fee pursuant to Cal.
Gov't Code §§ 6103 and 27283

RECORDING REQUESTED BY AND
WHEN RECORDED MAIL TO:

City of Los Angeles

Department of Recreation and Parks
221 North Figueroa Street, Suite 400
Los Angeles, CA 90012

Attn: Rick Tonthat

APN: 5503-007-001 (Space Above This Line For Recorder’s Use Only)

The City of Los Angeles is acquiring title pursuant to this Grant Deed. This conveyance is exempt from documentary transfer tax pursuant
to California Revenue and Taxation Code section 11922.

GRANT DEED

For valuable consideration, Los Angeles Neighborhood Land Trust, a California nonprofit corporation
(“Grantor”), hereby grants to the City of Los Angeles, a municipal corporation (“City”), all of Grantor’s rights, title
and interests in and to (x) certain real property (“Property”) situated in the City of Los Angeles, County of Los
Angeles, State of California, described in Exhibit 1 attached hereto and incorporated herein by this reference, (y)
all appurtenances thereto and (z) all improvements located thereon.

The City accepts this grant with the express intention that City’s existing interests in the Property,
including without limitation existing easements and rights-of-way, shall not merge into City’s fee interest in the
Property upon City’s acquisition of such fee interest.

In withess whereof, the undersigned has executed this Grant Deed on , 2026.

LOS ANGELES NEIGHBORHOOD LAND TRUST,
a nonprofit California Corporation

By:

Name:
Title:



EXHIBIT 1

THE LAND HEREINAFTER REFERRED TO IS SITUATED IN THE CITY OF LOS ANGELES, COUNTY OF LOS
ANGELES, STATE OF CALIFORNIA, AND IS DESCRIBED AS FOLLOWS:

THE SOUTH 50 FEET OF LOT 53 MEASURED ALONG THE WESTERLY LINE OF SAID LOT OF NORWOOD
TERRACE, IN THE CITY OF LOS ANGELES, COUNTY OF LOS ANGELES, STATE OF CALIFORNIA, AS PER
MAP RECORDED IN BOOK 10, PAGE 24 OF MAPS, IN THE OFFICE OF THE COUNTY RECORDER OF SAID
COUNTY.

APN: 5503-007-001






LOS ANGELES NEIGHBORHOOD LAND TRUST,
a California nonprofit corporation

To

CITY OF LOS ANGELES,
a municipal corporation

Certificate Of Acceptance

This is to certify that the interest in real property
conveyed by the Grant Deed to the City of Los
Angeles, a municipal corporation, to which this

certification is attached, is hereby accepted by the City

of Los Angeles, pursuant to Board File No.

and the grantee consents to the recordation thereof by

its duly authorized officer.

By:

Renata Simril, President
Date:
By:

Takisha Sardin, Secretary
Date:

Job Title: 355 South Kingsley Drive
APN: 5503-007-001

STANDARD INSTRUMENT

Checked as to parties, marital status, dates,
signature, acknowledgments, and corporate seal.

By:
Louie Pauda, Title Examiner
Approved as to Authority: , 2026
By:
Renata Simril, President
By:

Takisha Sardin, Secretary

Approved as to Description: , 2026
By:

Louie Padua, Title Examiner
Approved as to Form: , 2026

Hydee Feldstein Soto, City Attorney

By:

Edward Young, Deputy City Attorney

Board File No:







EXHIBIT D
Preliminary Title Report

[please see attached]
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EXHIBIT E
Insurance Requirements

[please see attached]
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D. Preparation and/or approval of a Class “A” Appraisal by GSD,;

E. Finalization of all material terms of acquisition of the Property, including the
negotiation by CITY/GSD of a purchase price that is consistent with its
professional opinion of market value; and,

F. Completion of all title and due diligence by CITY.
SUMMARY

In October of 2024, the Los Angeles Neighborhood Land Trust (LANLT) approached RAP about
the possible acquisition of a property known as 355 South Kingsley, a vacant property located at
the corner of Kingsley Drive and 4™ Street in Koreatown. RAP staff is requesting the Board
consider the Property for acquisition, and to authorize the necessary due diligence and
exploratory work to initiate the process.

With the support from the Councilmember for CD 10 and the LANLT, RAP is considering the
acquisition of the Property identified by the APN 5503-007-001 located in the Community Plan
Area of Wilshire. The Property measures 7496.676 square feet or 0.1721 acres. The Property
consists of one lot; lot 53. RAP is interested in acquiring the Property for park development for
active or passive use in order to expand the recreational activities in the area. As part of
standard due diligence work, the Department of General Services (GSD), Asset Management
Division, conducted a review (Exhibit A) of an appraisal of estimated value for the Property
provided by LANLT, and prepared by Frazer Capital Valuations (Exhibit B). GSD will provide
any additional necessary Property Title due diligence. GSD will be assisted by CD 10 and
LANLT with funding and any needed pre-acquisition work.

RAP staff believes that the acquisition of the Property will help to increase access to
recreational opportunities for the residents of Los Angeles. Koreatown has been identified as a
park poor neighborhood. As the population increases, so does the need for park space. The
addition of the Property will help to alleviate this growing need within the surrounding
community.

The acquisition of the Property has the support of CD 10 and LANLT.

ENVIRONMENTAL IMPACT STATEMENT

The proposed Board's action consists of the authorization to proceed with the necessary due
diligence and exploratory work to initiate the acquisition process of a parcel of land for park
purposes. Such due diligence includes also environmental analysis.

Staff will come back to the Board with a determination pursuant to the California Environmental
Quality Act (CEQA), when the environmental analysis will be completed and more details about
the acquisition will be made available.
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FISCAL IMPACT STATEMENT

The Property acquisition, if approved by the Board, will require an increase in maintenance cost
demands and related budget increase, which will be requested through RAP’s standard budget
process.

Funding will be determined for the acquisition and all related costs.
This Report was prepared by Bryan Miller, Management Analyst, Planning, Maintenance and

Construction Branch.

ATTACHMENTS

1) Exhibit A — GSD Appraisal review
2) Exhibit B — Property Appraisal Prepared by Frazer Capital Valuations
3) Exhibit C — Maps






Rick Tonthat -2- December 30, 2024

Dollar/SF Analysis:

o Comparable Sales #1, #4, and #7 required minimal adjustments, supporting a
value range of $185/SF to $240/SF.

« Entitled comparable Sales #2, #4, #6, #7, and #8 support a range of $160/SF to
$277/SF.

The appraiser’s concluded value for the subject property is $230 per square foot.

It is concluded that the appraiser’s estimated market value of the fee simple interest "as
is," as of December 18, 2024, is $1,710,000

The purpose of the appraisal review is to determine if the results of the appraisal report
under review is credible for the intended user's intended use and to evaluate
compliance with relevant USPAP requirements.

The Appraisal Report conforms to and is intended to be in compliance with the Uniform
Standards of Professional Appraisal Practice (USPAP). The staff at the Real Estate
Services Division of GSD has reviewed and completed their due diligence of the Report
and agrees with the appraiser’'s conclusion and accepts the Appraisal Report and the
concluded “as-is” market value provided the subject property is in fact entitled for a
19-unit development. RES independently checked with Planning’s website and
found a “proposed 19-unit development.” It is recommended that either RAP staff
or Frazier CONFIRM that the property is in fact entitled as reported and as
proposed. If not, the market value would be impacted.

Should you need additional information, please contact Property Manager, Armando
Parra, at (213) 922-8546 or by email at armando.parra@lacity.org or James Lisciandro,
Real Estate Officer at (213) 949-7030 or by email at james.lisciandro@lacity.org.

cc: Armando Parra
Alecia Simona-McGinnis
James Lisciandro
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INTRODUCTION

PURPOSE OF THE REPORT

CLIENT/
INTENDED USER

FUNCTION &
USE OF THE REPORT

The purpose of this report is to set forth our opinion of the market value
of the land and improvements of the subject property under the following
premises:

*  The estimated "as is ” fee simple market value.

= Insurable Value.

The name of the client is Los Angeles Neighborhood Land Trust.

The intended user of this report is Los Angeles Neighborhood Land
Trust.

It is our understanding that the function or use of this report is to value
the subject real estate for internal decision-making purposes.

SCOPE OF THE APPRAISAL

As a part of this valuation we have made a number of independent
investigations and analyses. We identified the property with the
assistance of our client, the property owner, and by referencing public
documents available. We conducted a physical visitation of the property,
including a walk-through of the building. Several sources of data were
researched for this appraisal, including but not limited to DataTree,
Costar, Loopnet, and market participant surveys. An Environmental Site
Assessment Report was not provided.

In preparing this appraisal, the appraiser has investigated numerous
improved sales with the subject’s city and surrounding areas. Sale data
was gathered from various sources that may include owners, managers,
other appraisers, real estate brokers, public records and sales data service
companies.

One approach to value have been used: the Sales Comparison (Market)
Approach. We did not use the Cost Approach or Income Approach as the
subject property is vacant land. The investigations and analyses
undertaken include the following:

1. Review of area demographic and economic information.

A review and analysis of the multi-family and residential land
market activity for the subject's market area.

3. Interior & Exterior Inspection of the subject property, including a
review of the legal description, parcel map, ownership history and
visual inspection of the surrounding neighborhood.

4. Accumulation of comparable rental rates and comparable sales.
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INTRODUCTION

LEGAL DESCRIPTION

The land referred to in this report is situated in the in the City of Los
Angeles, County of Los Angeles, and State of California and is described
in the addendum.

OWNERSHIP AND PROPERTY HISTORY

Pertinent ownership and property history information can be seen in the

table below:
OWNERSHIP HISTORY
Parcel No. Ownership Recording/ Sale Document Sold During
Sale Date Price No. Last 3 Yrs|
5503-007-001 355 Kingsley LP 8/28/2018 $1,100,000 868316 No
Source: Public Record, RealQuest & CoStar Comps

The subject is currently not in escrow, however it is listed for sale at
$1,950,000. Per the marketing brochure, it was originally listed for sale
at $2,290,000 (+/-$310/SF). Per MLS the original listing was in
December of 2023. However, the price was reduced around August 2024
to the current listing price. The subject lot previously sold on August 28,
2018 for $1,100,000 (prior to entitlements and zoning change). Other
than this prior transaction, we are unaware of any other sales in the last 3
years.

SPECIAL APPRAISAL INSTRUCTIONS/HYPOTHETICAL CONDITIONS

There were no special appraisal instructions other than those noted
within this report.
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LIMITING CONDITIONS

The analyses and opinions set forth in this report are subject to the following assumptions and limiting
conditions.

We assume no responsibility for matters legal in character, nor do we render any opinion as to title which
is assumed to be good and marketable, and that the premises are assumed to be free and clear of all deeds
of trust, leases, use restrictions and reservations, covenants, conditions, easements, cases or actions
pending, tax liens, and bonded indebtedness (unless otherwise specified).

We have not observed any deferred maintenance in the subject property.

No survey, legal, or engineering analysis of this property has been made by us. It is assumed that the legal
description and area computations furnished are reasonably accurate. In the absence of a survey, no
opinion is made, nor responsibility taken for encroachments or undisclosed easements (if any).

A current soils report was not furnished to us for review. Therefore, we assume that the soil conditions at
the subject site are suitable for the existing development. We reserve the right to alter our conclusions of
value if so warranted by a soils report for the subject property.

Oil, gas, mineral rights, and subsurface rights were not considered in making this appraisal, unless
otherwise stated. These items are not a part of the appraisal, if any exist.

We will not be required to give testimony or attendance in court or any other governmental hearing by
reason of this appraisal unless arrangements have been made previously.

In the event that we are subpoenaed for a deposition, judicial, or administrative proceeding and are
ordered to produce this appraisal report and files, we will immediately notify the employer.

This report has not been prepared for court testimony, nor are the undersigned prepared for such
testimony at this time. If court testimony becomes necessary, advance arrangements will have to be made,
and reasonable compensation for such additional services would have to be mutually agreed upon.

The liability of Frazier Capital is limited to the client. There is no accountability, obligation, or liability to
any third party. If this report is placed in the hands of anyone other than the client, the client is
responsible for making such third party aware of all limiting conditions and assumptions of the
assignment and related discussions.

Frazier Capital is not responsible for any costs incurred to discover or correct any deficiencies of any type
in the subject property, physical, financial, and/or legal. The client agrees that Frazier Capital and the
analysts will be held harmless in the case of lawsuits involving limited partnerships, syndication, or stock
offerings in real estate (brought on by a lender, partner, or any other party), and the client will pay any
and all awards, settlements of any type, regardless of the outcome.

It has been assumed that the subject improvement suffers no structural damage or termite infestation and
that Urea-Formaldehyde Foam (UFFI), asbestos, or other hazardous materials may have been used
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LIMITING CONDITIONS

in its construction. It is the responsibility of the client, lender, or user of this report to check for these
items.

We will appear at the deposition, judicial, or administrative hearing with their appraisal report and files
and will answer all questions unless the employer provides us with legal counsel who then instructs them
not to appear, instructs them not to produce certain documents, or instructs them not to answer certain
questions. These instructions will be overridden by proper court order which we will follow if legally
required to do so. It shall be the responsibility of the employer to obtain a protective order.

We assume no responsibility for any conditions not readily observable from our related customary
Visitation of the subject, and which might affect the valuation excepting those items specifically
mentioned in this report.

No opinion is intended to be expressed regarding matters that require legal expertise or specialized
investigation or knowledge beyond that customarily employed by us.

The date of value for which the opinions of value are expressed in this report is December 18, 2024. The
dollar amount of this value opinion is based on the purchasing power of the United States dollar on that
date.

We assume no responsibility for changes in economic or physical conditions occurring after the date of
this report that may affect the valuation opinion stated in this report. Maps, plats, and exhibits included
herein are for illustration only, as an aid for the reader in visualizing matters discussed within the report.
They should not be considered as surveys or relied upon for any other purpose, nor should they be
removed from, reproduced, or used apart from this report.

No consideration has been given in this appraisal to personal property located on the premise; only the
real estate has been considered unless otherwise specified.

Information contained in this report has been gathered from sources which are believed to be reliable and,
where feasible, has been verified. No responsibility is assumed for the accuracy of information supplied
by others.

Area calculations and dimensions used are for relative appraisal comparison purposes only. There is no
such thing as a completely exact measurement and definitions can vary.

Any sketch or identified survey of the property included in this report is only for the purpose of assisting
the reader to visualize the property.

This opinion of value is intended to be an opinion of value for a point estimate of time only. We assume
no responsibility for subsequent management, economic or physical factors which may or may not affect
said conclusions or opinion.

The allocation of total value to land or to buildings, if shown in this report, is invalidated if used
separately in conjunction with any other appraisal, and, if a lease or partial interest valuation is given, the
sum of the parts may or may not equal the entire fee simple interest in the real estate.

We estimate that the marketing time to sell the property is 3-6 months.

The estimated income and expense estimates used in the Income Section do not constitute an audit of this

project and should not be misconstrued as such. Estimated income and expenses shown are for appraisal
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LIMITING CONDITIONS

purposes only and represent a combination of judgments based on marketing data, experience, and
estimated expenses. Expenses and income used are to be considered stabilized, actual income and
expenses may be different.

In this appraisal assignment, the existence of potentially hazardous materials and/or existence of toxic
waste, which may or may not be present on the property, have not been considered. We have not been
notified of the existence of any such items; however, we are not qualified to detect such substances. It is
suggested that the reader consult with a qualified expert in the field for the possible presence of such
materials and the potential cost of correction if found.

Flood zones have either been confirmed with the county or city of the property. If the flood zone has not
been confirmed with the city, then the flood zone has been researched by looking at the National Flood
Insurance Program's FIRM (Flood Insurance Rate Map), although the FIRM panel has been researched,
we are not flood engineers and bear no responsibility for its accuracy. If there is any question as to the
validity of the FIRM panel, then we suggest that the client do an independent search, confirming the
subject and panel with the National Flood Insurance Program in Washington D.C.

The Americans with Disabilities Act (ADA) became effective January 26, 1992. We have not made a
specific compliance survey and analysis of this property to determine whether or not it is in conformity
with the various detailed requirements of the ADA. It is possible that a compliance survey of the property,
together with detailed analysis of the requirements of the ADA, could reveal that the property is not in
compliance with one or more of the requirements of the Act. If so, this fact could have a negative effect
upon the value of the property. Since we have no direct evidence relating to this issue, we did not
consider possible noncompliance with requirements of ADA in estimating the value of the property.

The signatory of this appraisal report is a member of the Appraisal Institute, and is licensed by the state of
California. The Bylaws and Regulations of the Institute require each member and candidate to control the
uses and distribution of each appraisal report signed by such member or candidate. Therefore, except as
hereinafter provided, the party for whom this appraisal report or evaluation was prepared may distribute
copies of this appraisal or evaluation report in its entirety to such third parties as may be selected by the
party for whom this appraisal report was prepared. However, selected portions of this appraisal report
shall not be given to third parties without the prior written consent of the signatories of this appraisal
report. (Nothing is to be removed, particularly conclusions of value. The entire report is to be presented at
all times.) Further, neither all nor any part of this appraisal report shall be disseminated to the general
public by the use of advertising media, public relations media, news media, sales media, or other media
for public communication without the prior written consent of the signatories of this appraisal report,
particularly as to value conclusions, our identity, or any reference to the Appraisal Institute or to the
designations granted by the organization.

Recent seismic earthquakes in the Southland may have a detrimental influence upon value. We have
examined the property from the exterior to see if there are any structural problems. However, we are not
building inspectors. As a result, we cannot say whether the structure has been affected by the Northridge
or any other earthquake. In addition, we do not know whether this structure can withstand another
earthquake. Since we have no direct evidence relating to this issue, we did not consider possible structural
damage in estimating the value of the property.

Acceptance of, and/or use of this report by the client or any third party constitutes acceptance of the

above conditions. Frazier Capital and the analysts' liability extend only to the stated client, not subsequent
parties or users.
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Neither all nor any part of the contents of this report shall be conveyed to any persons or entity, other than
the appraiser's or firm's client, through advertising, solicitation materials, public relations, news, sales or
other media without the written consent and approval of the authors, particularly as to valuation
conclusions, our identity or firm with which the appraiser is connected or any reference to (affiliation
with any professional appraisal organization) or (designation). Further, we assume no obligation, liability
or accountability to any third party. If this report is placed in the hands of anyone but the client, the client
shall make such party aware of all of the assumptions and limiting conditions of the assignment.

EXTRAORDINARY ASSUMPTIONS/SPECIAL LIMITING CONDITIONS

We have assumed all information provided by the client to be materially accurate.

Please note that the use of the extraordinary assumption stated above might have affected the assignment
results.

Data requested for this assignment but not received includes:
e A legal description.

* A copy of current or the most recent preliminary title report or title policy.
e Copies of previous appraisal reports, feasibility studies and current property management plan.
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County:

Population:

AREA ANALYSIS

The County of Los Angeles is located in Southern California, and was
one of the original counties of the state, created in 1850 at the time of
statehood. The county’s large area once included portions of what are
now Kern County, San Bernardino County, Riverside County and
Orange County. According to the US census, the county has a total area
of 4,752.32 square miles, of which 4,060.87 square miles is land and
691.45 square miles is water.

Los Angeles County, one of California's original 27 counties, was
established Feb. 18, 1850. It is one of the nation's largest counties with
4,084 square miles and 88 cities. With nearly 10 million residents, it has
the largest population of any county in the nation, and accounts for 27%
of California’s total population.

Los Angeles County borders 70 miles of coast on the Pacific Ocean and
encompasses towering mountain ranges, deep valleys, forests, islands,
lakes, rivers, and desert. The Los Angeles River, Rio Hondo, the San
Gabriel River and the Santa Clara River flow in Los Angeles County,
while the primary mountain ranges are the Santa Monica Mountains and
the San Gabriel Mountains. The western extent of the Mojave Desert
begins in the Antelope Valley, in the northeastern part of the county.
Most of the population of Los Angeles County is located in the south and
southwest, with major population centers in the Los Angeles Basin, San
Fernando Valley and San Gabriel Valley. Other population centers are
found in the Santa Clarita Valley, Crescenta Valley and Antelope Valley.

The county is divided west-to-east by the rugged San Gabriel Mountains,
filled with coniferous forests. The San Gabriel Mountains are part of the
Transverse Ranges of southern California, and are contained mostly
within the Angeles National Forest. Most of the highest peaks in the
county are located in the San Gabriel Mountains, including Mount San
Antonio at the Los Angeles-San Bernardino county lines, Mount Baden-
Powell, Mount Burnham, and well-known Mount Wilson where the
Mount Wilson Observatory is located. Several smaller, lower mountains
are located in the northern, western, and southwestern parts of the
county, including the San Emigdio Mountains, the southernmost part of
the Tehachapi Mountains, and the Sierra Pelona Mountains.

According to the California Department of Finance, the population in
Los Angeles County is 9,861,224. Since 2000, the population has
increased by 3.6%. The population density in Los Angeles County is
2,506 people per square mile. The median age is 35.3, which is slightly
lower than the U.S. median age of 37.4. There are 3 people per
household in Los Angeles County.

The following table displays population projections for Los Angeles
County and California through 2060:
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Sources:

AREA ANALYSIS

The freeway system is well-known and includes Interstates 5, 10, 105,
110, 210, 405, 605, & 710. In addition, there are many mass transit
options including Amtrak, Metrolink (commuter heavy rail), and
MetroRail (subway & light rail). Union Station is the main railway
station in Los Angeles and the largest railroad passenger terminal in the
Western United States. Three of Amtrak’s long-distance trains begin and
end here, including the Coast Starlight to Seattle, the Southwest Chief
and Texas Eagle to Chicago, and the Sunset Limited to New Orleans.
The Amtrak California Pacific Surfliner regional trains run frequently to
San Diego, Santa Barbara, and San Luis Obispo, as well as Metrolink
commuter trains and several Metro Rail subway/light rail lines. The
Patsaouras Transit Plaza serves dozens of Metro bus lines and several
other municipal carriers. Rail freight service in Los Angeles County is
provided by Burlington Northern Santa Fe and the Union Pacific.

The typical American commute has been getting longer each year since
2010. The average one-way commute in Los Angeles County takes 31
minutes, which is longer than the US average of 26 minutes. 74% of
commuters drive their own car alone while 10% carpool with others. 6%
take mass transit, 5% work from home, 3% walk, and less than 1%
bicycle.

Zillow, Sperlings Best Places, US Census, California Department cf

Finance, Los Angeles Annual Comprehensive Financial Report,
California Labor Department, Wikipedia, Daily News
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City:

Population:

Economy:

Housing:

AREA ANALYSIS

The City of Los Angeles, California is the second most populous city in
the United States. Los Angeles is the principal city of a metropolitan
region stretching from the City of San Buenaventura to the North, the
City of San Clemente to the South, and the City of San Bernardino to the
East.

Both the city and its surrounding metropolitan region have continued to
experience growth in population and in economic diversity. Services,
wholesale and retail trade, manufacturing, government, financial service
industries, transportation, utilities, and construction contribute
significantly to local employment. The city’s 498 square miles contain
11.5% of the area and 38.8% of the population of the County of Los
Angeles. The County is the top ranked county in manufacturing in the
United States, producing more than 10% of the nation’s production of
such diverse items as aircraft, aircraft equipment, aluminum, dental
equipment, games and toys, gas transmissions and distribution
equipment, guided missiles, space vehicles and propulsion units, and
women’s apparel. Trade with Pacific Rim countries has aided in the Port
of Los Angeles/Long Beach ranking as #1 in the nation in volume. As
home to the film, television, and recording industries as well as
important cultural facilities, Los Angeles serves as a principal global
cultural center. With Los Angeles International Airport serving as the
new “Ellis Island” for foreign immigration to this country, the
metropolitan region has achieved a new ethnic and cultural diversity.

The population in Los Angeles is 3,923,341. The population density is
8,620 people per square mile. The median age in Los Angeles is 34.6,
which is lower than the U.S. median age of 37.4. The number of people
per household in Los Angeles is 2.8.

Los Angeles has an unemployment rate of 6.1%, which is higher than the
national average of 4.2% for this same period. The city has seen the
recent job growth rate decrease by 0.6% over the past year. The sales tax
rate in Los Angeles is 9.5% compared to the U.S. average of 6.2%. The
income tax rate for Los Angeles is 8.0% compared to the U.S. average of
4.6%. The average income of a Los Angeles resident is $31,563 a year.
The median household income of a Los Angeles resident is $54,501 a
year, which is lower than the U.S. average of $57,652 a year.

The typical home value of homes in Los Angeles is $947,245. This value
is seasonally adjusted and only includes the middle price tier of homes.
Los Angeles home values have gone up roughly 1.9% over the past year.
The median age of Los Angeles real estate is 56 years old. Renters make
up 58.5% of the Los Angeles population.
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Public Transportation:
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The combined Los Angeles and Long Beach deep water ports handle the
greatest volume of trade of any port in the USA. Proximity to the major
Pacific manufacturing nations (Japan, Korea, and Taiwan) and easy
access to transcontinental rail and truck shipping, plus the large
commercial facilities available at Los Angeles International Airport
make the Los Angeles Customs District the largest in the nation.

Contrary to popular belief Los Angeles has an extensive public
transportation network. The Los Angeles County Metropolitan
Transportation Authority oversees the coordination of over 200 bus
routes. The Wilshire Boulevard corridor averages over 7,000 passengers
during the morning peak hours.

The metro-rail system, comprised of six rail lines, has added a new
dimension in how Angelinos get around. The Blue Line runs 22 miles
from Long Beach to downtown LA with an average daily ridership of
72,000. The Green Line runs approximately 20 miles from El Segundo
to Norwalk with an average daily ridership of 33,500. The Red Line (the
only heavy rail line in the system) serves as the hub of the metro-rail
system, connecting the Hollywood neighborhoods to downtown. The
Gold Line connects East Pasadena as well as parts of East Los Angeles
to the downtown area, offering connections to the Red Line and the
Purple Line at Union Station. The Purple Line services the Wilshire
Corridor, connecting the area to Downtown Los Angeles. The Purple
Line is currently being expanded to West Los Angeles with planned
stops in Miracle Mile, Beverly Hills, Century City, and Westwood. The
Expo line, which travels from Culver City to Downtown Los Angeles, is
currently under expansion as well with plans to extend it to Santa
Monica. The most recent line that is under construction is the
Crenshaw/LLAX Transit Line, which had its groundbreaking ceremony in
January of 2014. This rail will connect the Expo Line to the Green Line
near LAX Airport.

The City of Los Angeles has three public universities located within its
area: California State University Los Angeles, California State
University Northridge, and University of California Los Angeles.
Private colleges in the city include the American Film Institute
Conservatory, Alliant International University, American
InterContinental University, American Jewish University, The American
Musical and Dramatic Academy - Los Angeles campus, Antioch
University's Los Angeles campus, Art Center College of Design (Art
Center), Charles R. Drew University of Medicine and Science, Fashion
Institute of Design & Merchandising's Los Angeles campus (FIDM), Los
Angeles Film School, Loyola Marymount University (LMU is also the
parent university of Loyola Law School located in Los Angeles), Mount
St. Mary's College, National University of California, New York Film
Academy in Universal City, CA, Occidental College, Otis College of Art
and Design (Otis), Southern California Institute of Architecture (SCI-
Arc), Southwestern Law School, and University of Southern California
(USC). The community college system consists of nine campuses
governed by the trustees of the Los Angeles Community College
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District: East Los Angeles College (ELAC), Los Angeles City College
(LACC), Los Angeles Harbor College, Los Angeles Mission College,
Los Angeles Pierce College, Los Angeles Valley College (LAVC), Los
Angeles Southwest College, Los Angeles Trade-Technical College and
West Los Angeles College.

The Los Angeles Unified School District serves almost all of the City of
Los Angeles as well as several surrounding areas. Los Angeles County
Office of Education operates the Los Angeles County High School for
the Arts. The Los Angeles Public Library system operates 72 public
libraries in the city. Los Angeles schools spend $12,807 per student (The
US average is $12,383). There are 24 pupils per teacher, 7,250 students
per librarian, and 599 children per counselor.

California Employment Development Department, Sperling’s Best
Places, Visit LA Now, Zillow, & Trulia Real Estate

CoStar Multi-Family Market Report: Los Angeles County Market —
042024

Los Angeles apartment market conditions remain stable in the fourth
quarter. Vacancy has held in a narrow range since the first half of 2023
and renter demand has recently improved. However, stronger activity
compared to 2022 and 2023 still represents among the most modest
renter demand, relative to market size, recently seen among major U.S.
metros. However, the market has had the saving grace of one of the most
measured completion schedules in the nation.

Relative economic softness, particularly job losses in the entertainment
and tech sectors, and outmigration by residents continue to weigh on
overall conditions. However, analyzing recent demand by asset quality
demonstrates diverging renter activity. Higher-income renters seeking
top-tier apartments have been the most significant driver of activity.
More affluent renters have been better able to weather economic
adversity and have contributed relatively less to outmigration than lower-
and middle-income households. Unfortunately for many owners, lower-
to-middle-income households comprise the lion's share of the renter pool.

One silver lining for landlords in the metro is that they have encountered
one of the most measured delivery schedules seen on a relative-size basis
among U.S. apartment markets. Within the market, the impact of the new
additions has been uneven. Five submarkets with the greatest percentage
unit growth during the past year saw around 50% of all new units. Those
locations accounted for only 20% of existing units in Greater L.A.
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nation. Entertainment and tech firms have faced job losses in recent
years. Entertainment employment has been slow to rebound from the
strikes of 2023. The U.S. Bureau of Labor Statistics shows that
information sector employment, where most jobs in both sectors fall, is
down around 25% from a peak in early 2022.

Population losses are another variable. The most recent census data
showed slight growth in Los Angeles County; however, over the past
five years, it has declined by 3.3%, around 340,000 fewer people. Losses
have limited household formation, especially in contrast to higher-
growth Sun Belt markets.

Segmenting Los Angeles' apartment market by asset quality
demonstrates diverging renter activity over the past year. Higher-income
renters on more solid economic footing, seeking top-tier apartments,
primarily drove activity. The market's 4 & 5 Star communities (only
around 15% of inventory) saw renter demand of 7,100 units in the past
12 months. Activity surpassed the 6,600 units completed in this segment.
4 & 5 Star vacancy, 8.7%, while currently the highest among quality
segments, has come down from around 10% in 23Q2.

Most other U.S. markets, in comparison, witnessed 4 & 5 Star vacancy
rise further over the past year, mainly resulting from more robust
construction pipelines. Net deliveries during the past 12 months represent
around a 0.8% expansion of existing units in Greater L.A., below the
3.5% increase in apartments witnessed nationally.

In contrast to higher-end communities, demand was softer in lower-end 1
& 2 and mid-end 3 Star buildings. 1 & 2 Star properties (around 65% of
inventory) witnessed demand of 250 units in the past 12 months. 3 Star
properties (around 20% of the market) saw demand for 1,800 apartments.
Lower and middle-income residents face more significant budget
constraints, with rents still near record levels. These renter cohorts have
driven more limited household formation and continued outmigration to
more affordable metros.

Vacancy rates vary widely by location. The tighter submarkets, including
numerous San Fernando Valley submarkets, are generally more
affordable. Many locations in the valley have vacancy rates of around
4%or less and offer average asking rents ranging from $1,700/month to
$2,200/month. In contrast, two more expensive submarkets have vacancy
rates above 7%: Downtown Los Angeles, with average asking rents of
around $2,800/month, and Santa Monica, with average asking rents of
about $3,300/month.

The forecast calls for steady, moderate renter demand going forward.
Given the moderation in starts seen in the past two years, the pace of
completions will also moderate. With expectations for demand and
supply, vacancy will likely decline in 2025.
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plan to own assets over the longer term, making the tax less impactful on
underwriting.

Given higher debt costs and the transfer tax, most buyers considering
purchases seek discounts to recent peak values. Several brokers have said
buyers today expect a 15-30% discount relative to early 2022 pricing.
Average market pricing, $360,000/unit, down around 20%, corroborates
broker observations.

Private buyers have increased their relative share of activity. While
historically private buyers have been around two-thirds of all sales, their
share of acquisitions during the past 12 months was around 75%.
According to sales brokers, private buyers have varying interests, but
properties not subject to local rent control ordinances see greater relative
investment interest.

In June, two private buyers acquired Maya Apartments, a 72-unit
building in Koreatown, for $30 million ($417,000/unit) at a 5.25% in-
place cap rate. The 2018 vintage property was not subject to city or state
rent control ordinances. The seller, Omninet Capital, is divesting at a
loss, paying $32.4 million ($450,000/unit) in July 2020. Pricing at the
time of the 2020 sale equated to a 4.3% in-place cap rate, demonstrating
the impact of debt costs on asset pricing.

Institutional buyers, private equity, and REITs have retreated. While
historically these more sophisticated buyers accounted for almost 30% of
acquisitions, they represented around 20% of buyer activity over the past
year. According to sales brokers, implementing the transfer tax and
increased concerns about the local business environment for owners have
adversely impacted interest. Some investors have reservations about the
impediments in recent years in evicting non-paying tenants and rent
control limiting landlords' ability to raise rents when operating expenses
have risen considerably. For those considering deals, expected returns
must be attractive enough to offset these concerns.

In August, investment manager FPA Multifamily acquired Arrive
Wakaba, a 240-unit community in Little Tokyo, from J.P. Morgan Asset
Management for $86.1 million ($359,000/unit) at a 5.5% in-place cap
rate. The sale price represents around a 25% decline from the prior sale
price of $115.8 million ($482,000/unit) in February 2020. In-place
income at the time of the 2020 sale equated to a 4.6% cap rate.

The forecast expects that pricing has bottomed and the cap rate
expansion seen during the past two years has peaked. Market
fundamentals will likely improve in 2025, making investors more
optimistic about rent growth prospects and their ability to improve cash
flows with prospective acquisitions. In this scenario, pricing should start
to rise. However, the recovery in values will take years, with average
market pricing per unit expected to reach prior peak pricing around late
2028.
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The economy grows through productivity and innovation, whereas
population losses reduce the size of the labor force. Disputes between
workers and employers have arisen across various industries, including
writers and actors in entertainment, dockworkers and delivery drivers in
transportation, and hotel staff in hospitality. While these disputes revolve
around wages, the root cause is Los Angeles' high cost of living due to
the challenges of building more housing. The median listing price for
homes in Los Angeles County is around $1.1 million. The metro is
among the least affordable nationally and globally based on home-price-
to-income ratios.

Continued outmigration continues to be a headwind to the economy. The
most recent census data showed slight growth over the past year;
however, the population has declined by 3.3% over the past five years,
with around 340,000 fewer people. Many lower and middle-income
residents have migrated to cheaper metros, especially in the Sun Belt.

The transportation sector remains a critical economic anchor. Much of
the demand is drawn from the ports of Los Angeles and Long Beach,
which rank first and second in the U.S. regarding the annual containers
(TEUs) handled. The ports have faced several challenges in recent years,
and trade flows fell sharply in 2023. Some trade was diverted to the East
Coast, which was facilitated by the expansion of the Panama Canal in
2016 and which allowed many items to be placed closer to their
destination. U.S. imports from China, a significant place of origin for
goods entering L.A.'s ports, have plateaued since tariffs were imposed in
2018. Port activity began to rebound near the end of 2023. Container
traffic at the Port of Los Angeles and Long Beach are up 14% and 15%
in the first half of this year compared to the same time a year ago.

Higher-paying employment sectors like tech and media have faced job
losses. Entertainment employment has been slow to rebound from the
actors' and writers' strikes of 2023. The U.S. Bureau of Labor Statistics
shows that information sector employment, where most jobs in both
sectors fall, in August 2024 is down around 25% from a peak in early
2022. The entertainment sector, directly and indirectly, accounts for
around a fifth of the metro's total economic output.

Tourism is also vital for the local economy. Stores, restaurants, and
lodging in tourist hotspots like Downtown L.A., Hollywood, Beverly
Hills, and Santa Monica depend on tourists' spending. Los Angeles has
more than 50 million visitors annually. The number of tourists visiting
has recovered from the lows during the pandemic. However,
international visitors have yet to return fully. International tourists, who
provide a greater economic boost, spend significantly more on their trips
to Los Angeles.
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Appraiser’s Site Analysis:
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mixed with respect to the stable vacancy, decreasing rental rates and desire
of many tenants to be in this area. The social influences on value are
positive with respect to the area being acceptable to the tenants and having
no urban blight. Finally the governmental influences are positive with
respect to the positive attitude towards growth.

The subject is located on the corner of Kingsley Avenue and 4™ Street,
both secondary streets in the Koreatown submarket of Los Angeles. The
subject site is zoned R4-2 by the City of Los Angeles which generally
allows for multifamily uses. Furthermore, the subject site is reported to
be entitled for a 19-unit residential development. Primary linkages
include the 101 Freeway to the north and the 10 Freeway to the south.
Surrounding development consists primarily of residential buildings.
Given the subject’s zoning and location, it is suitable for multifamily use.

Strengths, Weaknesses, Opportunities, & Threats (SWOT):

Strengths:

e The subject is reported to be entitled for a 19-unit residential
development.

o The subject is located within close proximity to Downtown Los
Angeles.

Opportunities:

e The subject features a large footprint which translates into a
significant as-of-right developable floor area.

Weaknesses:

* Subject lot has a permitted density of 19 units (per Q classification)
which is lower than the permitted “by-right” buildable units in the
R4 zoning classification (with TOC Tier 3 bonuses).

e Subject has a corner location.

Threats:

¢ High interest rates

e Ample competition

e Potential economic downturn.
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Quality of Drainage and
Storm Water Control:

SITE DATA

The quality of the drainage is average. Storm water control is provided
by the City of Los Angeles.

Earthquake, Flood, Nuisances

and Hazards:

Floods:

Earthquakes:

The following is a description of special hazards, if any, resulting from
flood zones, earthquake zones, and environmental factors.

According to the National Flood Insurance Program's Flood Insurance
Rate Map (FIRM) issued by the Federal Emergency Management
Agency (FEMA) the subject is located in an un-shaded zone X which is
defined as an area outside the 500 year flood-plain. The flood map
referenced was Community Panel Number 06037C1610F with an
effective date of September 26, 2008.

All properties in California are subject to some degree of seismic risk.
The Alquist-Priolo Special Studies Zone Act of 1972 was enacted by the
State of California to regulate development near active earthquake faults.
The Act required the State Geologist to delineate "special studies zones"
along known active faults in California. Cities and Counties affected by
the identified zones must limit certain development projects within the
zones unless geologic investigation demonstrate that the sites are not
threatened by surface displacement from future faulting. Effective
January 1, 1994, the name "Special Studies Zones" has been changed to
"Earthquake Fault Zones" and Chapter 7.5, Division 2, of the Public
Resources code has been renamed the "Alquist-Priolo Earthquake
Fault Zoning Act."

We have surveyed the California Department of Conservation, Division
of Mines and Geology. The subject is not within a defined Alquist-Priolo
Fault Zone.

The property is not within a defined Liquefaction Zone, which is defined
as areas where historic occurrence of liquefaction, or local geological,
geotechnical and groundwater conditions indicate a potential for
permanent ground displacements such as mitigation as defined in Public
Resources Code Section 2693 (c) would be required.

The property is not within a defined Earthquake-Induced Landslide Zone
Area, where previous occurrence of landslide movement, or local
topographic, geological, geotechnical and subsurface water conditions
indicate a potential for permanent ground displacements such that
mitigation as defined in Public Resources Code Section 2693(c) would
be required.
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Introduction

General Description:

BUILDING/IMPROVEMENT DATA

The description of the subject improvements is based on a personal
visitation of the building and a review of the plat map. The visitation is
not a substitute for thorough engineering studies. The subject
photographs can be seen at the end of this section.

The subject consists of a regularly shaped parcel that has a level
topography. Tt is located on the corner of Kingsley Drive and 4" Street,
both secondary streets in the City of Los Angeles (Koreatown
submarket). Avenue and East 63rd Street in Los Angeles. The site has a
gross land area of 7,370 square feet per plat map. The site is reported to
be entitled for a nineteen (19) unit apartment development. The total
square footage of the proposed construction is 16,231 square feet of
living area (per plans found on ZIMAS) on five floors with seventeen 2
bed/2 bath units, and two 3 bed/2 bath units. The units will range from
728 square feet to 1,110 square feet. The proposed improvements will
include 22 dedicated parking spaces spanning from the ground floor to
one level of subterranean parking. Additionally, there will be one
extremely low-income unit, and 2 very low-income units. The
entitlements were approved on February 11, 2020 with an ensuing
zoning change from R1 to R4 (DIR-2021-10852-CLQ).

The subject is zoned (Q)R4-2 by the City of Los Angeles (TOC Tier 3).
The subject was previously zoned R1 prior to a subsequent zoning
change with the approval of plans for a 19-unit apartment development.
With these approvals came a number of qualified classifications,
including a permitted density of 19 units on the subject lot. These can be
seen below.
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TYPICAL BUYER/
MARKETING & EXPOSURE TIME

Description of the Typical Buyer:

Marketing Time:

The typical buyer anticipated for the subject is an owner-user or
developer. Another sector of the demand segment are private, high net
worth individuals and partnerships. Overall it appears as though the most
likely purchaser would be an owner-user or developer.

Marketing time may be defined as an estimate of the amount of time it
might take to sell a property interest in real estate at the estimated market
level during the period immediately after the effective date of an
appraisal. Whereas exposure time may be defined as the estimated length
of time 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; a retrospective estimate
based upon an analysis of past events assuming a competitive and open
market.

We have estimated these time periods for the subject property based on
broker interviews, national investor surveys, information gathered
through sales verification, our analysis of the strength of the subject's
submarket and the subject's specific characteristics and a review of
marketing time periods as reported by CoStar Comps for similar
properties. Our estimate of marketing time also considers anticipated
changes in market conditions. Our estimates assume the subject property
were offered for sale at a price reasonably close to the market value
indicated and in consistency with the definition of market value
presented earlier, that the property is offered in the open market in a
competitive manner. Typically, this involves aggressive marketing
through established local brokers.

The actual marketing times of the following sales are drawn from the
comparable sales surveyed in the Sales Comparison Approach as well as
marketing time estimates from the leading commercial real estate
brokerage firms in the subject's market area give support to the
marketing and exposure time estimates

By definition exposure period differs from the market period in that
exposure time always precedes the effective date of appraisal while
market period begins immediately after the effective date of an appraisal.
Furthermore, unlike exposure period, market period considers anticipated
changes in market conditions.
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Introduction

HIGHEST AND BEST USE

“Highest and best use”? is an appraisal concept defined as follows:

1. The reasonable and probable use that supports the highest
present value of vacant land® or unimproved property,® as
defined, as of the date of appraisal.

2. The reasonably probable and legal use of land or sites as
though vacant, found to be physically possible, appropriately
Supported, financially feasible, and that results in the highest
present land value.

3. The most profitable use.

Implied in these definitions is that the determination of the highest and
best use takes into account the contribution of a specific use to the
community and community development goals as well as the benefits of
that use to individual property owners. Hence, in certain situations the
highest and best use of land may be for parks, greenbelts, preservation,
conservation, wildlife habitats and the like. A use which does not meet
the needs of the public does not meet the above highest and best use
criteria.

The determination of the highest and best use opinion therefore requires
a separate analysis for the land as legally permitted, as if vacant.
Secondly, the highest and best use of the property with its improvements
must be analyzed to consider any deviation of the existing improvements
from the ideal. "For highest and best use of both ,land as though vacant ,
and property as improved, must meet four criteria such as: (1) physically
possible, (2) legally permissible, (3) financially feasible and (4)
maximally productive. These criteria should usually be considered
sequentially, it makes no difference that a use is financially feasible if it
is physically impossible to construct an improvement or if such a use is
not legally permitted."> We will first present a highest and best use
analysis as if vacant and then a highest and best use as improved.

2 The Appraisal of Real Estate, 9th Edition, Published by the American Institute of Real Estate Appraisers. Chicago, Illinois. p. 269.

3 The questions to be answered in this analysis are: If the land is, or were vacant, what use should be made of it? What type of building or other
improvement, if any, should be constructed on the land, and when?

4 Highest and best use of a property as improved pertains to the use that should be made of an improved property in light of its improvements.
For example, should a property be maintained as it is, or be renovated, expanded, or partly demolished? Should it be replaced with a different

type of use?
3 Ibid, p. 274.
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HIGHEST AND BEST USE

HIGHEST AND BEST USE AS VACANT

Physically Possible

Location/Tapography/Size:

Legally Permissible

Zoning:

Financially Feasible:

Maximally Productive

The subject is located on one regularly shaped parcel with a level
topography. From this point of view, there is no developmental limitation
for the site. The property has adequate drainage with runoff to street
gutters and drains. We are not aware of any adverse soil conditions.

Overall, the site appears to be adequate for a wide range of suburban
uses.

Legal factors such as long term leases, private or deed restrictions
relating to the covenants of the property, possible zoning changes or
overly restrictive building codes affect a site and its potential uses and
are often the most restrictive. We are unaware of any long term land
leases or impactful deed restrictions.

The subject site is zoned (Q)R4-2 - Multiple Dwelling district by the City
of Los Angeles. This designation generally allows for multi-family
residential uses.

Based on the information discussed above the subject appears to be
legally permissible for multi-family residential uses.

Financial feasibility is determined by the ability to attract tenants and to
derive the anticipated rental rates. A number of competitive projects
were surveyed in the subject’s market area to determine an appropriate
market rent and market value for a prospective subject development.

Currently, development of a multifamily building is not financially
feasible. Currently, the average rental rates in the market are trending
downwards. Additionally, high interest rates have hindered any plans for
immediate development due to increased construction costs.

Overall, we have concluded that the maximally productive use of the
site, as vacant, is to hold for future multifamily development, once
market conditions stabilize.

Overall Conclusion As- Vacant:

The highest and best use of the site as vacant is to hold for future
multifamily development.
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Basis of Valuation

Valuation Approaches

Methodology

VALUATION METHODOLOGY

Valuation is based upon general and specific background experience,
opinions of qualified, informed persons; consideration of all data
gathered during the investigative phase of the valuation, and an analysis
of all market data available.

Three basic valuation approaches are generally used: (1) the Cost
Approach; (2) the Sales Comparison Approach; and (3) the Income
Approach.® One of these approaches have been utilized in this appraisal
in determining the market value "as is" of the fee simple interest.

Primary emphasis was placed on the Sales Comparison Approach since
the most likely purchaser is an owner user or a developer and not an
investor. Owner users usually use the Sales Comparison (a.k.a. Market)
Approach.

The Cost and Income Approaches have not been used as the subject is
vacant land and vacant land is best valued using the Sales Comparison
Approach.

The final analytical step in the valuation process is the reconciliation of
the value indications into a single dollar figure. We have examined the
relative dependability and applicability of each approach in relation with
the subject’s fee simple interest. In addition, we will also consider the
importance and influence of each approach in relation to the reactions of
typical investors in the current market. The result is a final value
conclusion of the market value of the fee simple interest in the subject
property as of the date value.

6
Cost Approach

Sales Comparison Approach

Income Approach

This approach calculates either the reproduction cost estimate of the subject property improvements-
new (maintaining comparable quality and utility). Losses in value are then subtracted from this
value. Losses are sustained through depreciation, age, wear and tear, functionally obsolescent
features. and economic factors affecting the property. The net value is then added to the estimated
land value to provide a total value estimate.

This approach is based upon the principle that the value of a property tends to be set by the price at
which comparable properties have recently been sold or for which they can be acquired. This
approach requires a detailed comparison of sales of comparable properties with the subject property.
One of the main requisites, therefore, is that a sufficient number of transactions of comparable
properties be available to provide an accurate indicator of value and that accurate information
regarding price, terms, property description, and proposed use be obtained through interview and
observation.

This approach is based upon the theory that the value of the property tends to be set by the expected
income or cash flow to the owner. Tt is, in effect, the capitalization of expected future income into a
present worth. This approach requires an estimate of net income, an analysis of all expense items,
the selection of a capitalization rate, and the processing of the net income stream into a value
estimate.
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Introduction

LAND VALUATION

Twenty land sales were analyzed for comparison with the subject
property. These land sales ranged from the subject’s address to its
surrounding area (+/-2-mile radius). The quality of the data was average
and the quantity was average in number. Of these land sales, eight
comparable sales were used. The adjustments are set forth in the analysis
on the following pages. It should be noted that the number of buildable
units allowed was calculated using the zoning density and TOC tier
allowances. For entitled land sites, we have utilized the number of units
permitted by the entitlements.

In estimating land value it is common to employ the sales comparison
approach. Sales prices of similar parcels are compared on a unit basis
such as square foot of land, square foot of allowable building area or
front foot. In the case of the subject the price per square foot of land and
price per allowable unit is used as brokers in the market quote both when
listing a property. The sales are analyzed and adjusted for individual
characteristics.’

7 The individual characteristics are:

Property Rights Conveyed: fee simple, leased fee, partial interest, etc.

Financing Terms: seller-financing or assumption of existing mortgage with favorable financing, installment sale contract, etc.
Conditions of Sale: motivation of buyer or seller, assemblage, forced sale, REO transaction, related party transactions, etc.
Market Conditions
at the Time of Sale: appreciation, depreciation, changes in supply and demand, etc.
Location: demand, traffic, exposure, corner, view, surrounding uses etc.
Physical Characteristics: size, functional utility, attractiveness, amenities, etc.
Legal Encumbrances: deed restrictions, easements. etc.
Availability of Utilities: distance to bring to site, type, etc.
Zoning: similarity, likelihood/probability of change, density, etc.
Highest and Best Use: similarity in type of development planned.

An adjustment grid is used to summarize the direction and magnitude of adjustments judged appropriate to the comparable sales. In some cases
adjustments may be derived directly from quantifiable data (e.g. the estimated off site costs). However, in many instances the adjustments

involve judgment of the appraisers.

After a diligent effort has been made to identify and adjust for all salient differences, one of several patterns is likely to emerge: (1) there may be
a clear clustering of adjusted values within a narrow range, (2) there may be no discernible pattern, or (3) there may be a general clustering, but
with one or several adjusted sales outside the, general range indicated by the other data. In the first instance, a point estimate of value within the
resulting adjusted range is typically concluded. In the second instance, it is generally possible only to conclude a reasonable value range. In the
third instance, the "outliers” typically receive little weight in the analysis unless they are the most comparable sales represent a fundamental

change in market dynamics.
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Location (midblock/corner):

Location (Primary/
Secondary):

Physical Characteristics’:

Buildable Units
($/Unit Analysis):

Land Size (3/SF Analysis):

Shape:

Topography:

Entitlements:

Zoning/Density:

LAND VALUATION

We have made a downward adjustment to comparables #1, #2, #3, #5,
#7, and #8 for having a midblock location while the subject has a corner
location. A corner location is seen as inferior for a residential
development due to increased exposure/traffic and decreased privacy.

We have made an upwards adjustment to comparable #6 for having a
frontage on a primary street while the subject and remaining comparables
have locations on secondary streets. A location with frontage on a
primary street is seen as inferior for a residential development due to
increased exposure/traffic and decreased privacy.

Developers typically benefit from an economy of scale when
constructing a property with numerous dwelling units. Since each of the
comps has a different number of proposed dwelling units, we applied
adjustments to those with significantly different buildable units.

We have made adjustments based on the land square footage of the
comparables in comparison to the subject property. Typically, larger sites
sell for less on a price per square foot basis and smaller sites for more.
We have made our adjustments accordingly. This is best explained by the
law of diminishing returns where the next square feet have less value
than the one prior.

We have made an upward adjustment of 10% to comparable #2 for
having a regular but narrow shape hindering development while the other
comparables and the subject are regularly shaped.

The subject and all comparables have a level topography.

We have applied an upwards adjustment to all comparables that are not
entitled as the subject site is entitled which is a costly and lengthy
process. A downwards adjustment was applied to comparable #8 as the
scope of the entitlements is superior (+/-40,000 SF development for 29
units).

We have applied upwards adjustments to comparables #3, #4, and #7 for
having R3 zoning which has a base density of 1/800SF while the subject
and remaining comparables have R4 zoning and a base density of
1/400SF. This zoning designation is superior, and our adjustment was
applied accordingly.

J Physical characteristics include such things as building size, quality of construction, architectural style, condition, functional utility, site size,
attractiveness, amenities, inclusion of non-building elements such as parking.

In general, assuming all other factors are similar, larger structures and developments will sell for less than smaller ones on a per square foot basis
due to the economics of constructing and operating larger developments. In addition, unit prices for most real estate products tend to decline as

the number of units purchased increases.
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LAND VALUATION

multifamily development. Secondary emphasis was placed on the land
value per square foot analysis.
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VALUATION CONCLUSIONS

Based on our investigations and analyses we have formed the opinion that, as of the effective date of
value, and subject to the premises, assumptions, limiting conditions and certifications as well as the entire
context contained within, the subject has the following estimated value:

The estimated “as is ” market value of the fee simple interest, as of December 18, 2024, is:
ONE MILLION SEVEN HUNDRED TEN THOUSAND DOLLARS

$1,710,000
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CERTIFICATION

We certify that as of December 19, 2024:

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

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

I 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.

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

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

My compensation for completing this assignment is not contingent upon the development or reporting
of a predetermined value or direction in value that favors the cause of the client, the amount of the
value opinion, the attainment of a stipulated result, or the occurrence of a subsequent event directly
related to the intended use of this appraisal.

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

Michael Netzel has made a personal inspection of the property that is the subject of this report.
Stephen Bethel has not.

Cameron Moyer provided minor real property appraisal assistance to the person 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 & Standards of Professional
Appraisal Practice of the Appraisal Institute, which include the Uniform Standards of Professional
Appraisal Practice.

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, I (Stephen K. Bethel) have completed the continuing education program
of the Appraisal Institute.

Stephen K. Bethel, MAI is a "Certified General Real Estate Appraiser” within the state of California.
Mr. Bethel's OREA Appraiser Identification Number is AGO13533.

This appraisal report is invalid unless all signature pages have been signed.

We are competent to value this particular property type and have valued similar property types.
Disclosure of the contents of this appraisal report is governed by the Bylaws and Regulations of the
Appraisal Institute.

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

I have not provided any services as an appraiser or in any other capacity regarding the subject
property within the prior three years.

The Appraisal Institute conducts voluntary programs of continuing education for its designated members.
MAIs who meet the minimum standards of this program are awarded periodic educational certification.
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Cash Equivalency Definition!’

Exposure Time:

Fee Simple Estate!!

Insurable Value

Leased Fee Estate

Liquidation Value®®

VALUATION DEFINITIONS

The definition of market value contains within it the concept of cash
equivalency. The following paragraph claborates on this concept as contained
within the definition of market value used by the Federal National Mortgage
Association (FNMA), and the Federal Home Loan Mortgage Corporation
(FHLMC):

In applying this definition of market value, adjustments to the comparables must
be made for special or creative financing, or sales concessions. No adjustments
are necessary for those costs that are normally paid by sellers as a result of
tradition or law in a market area; these costs are readily identifiable since the
seller pays these costs in virtually all sales transactions. Special or creative
financing adjustments can be made to the comparable property by comparisons
to financing terms offered by a third-party financial institution that is not already
involved in the property or transaction. Any adjustment should not be
calculated on a mechanical dollar for dollar cost of the financing or concession,
but the dollar amount of any adjustment should approximate the market's
reaction to the financing or concessions.

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;, a retrospective
estimate based upon an analysis of past events assuming a competitive and open
market.

Absolute ownership unencumbered by any other interest or estate subject only to
limitations of the four powers of government.

The insurable value of the property is the replacement cost of the improvements,
net of entrepreneurial profit.

An ownership interest held by a landlord with the right of use and occupancy
conveyed by a lease to others; the rights of the lessor or the leased fee owner and
leased fee are specified by contract terms contained within the lease.

The most probable price which a specified interest in real property is likely to
bring under all of the following conditions:

1. Consummation of a sale within a severely limited future marketing period
specified by the client.
2. Current actual market conditions for the property interest valued.

10 Federal National Mortgage Association (FNMA) and the Federal Home Loan Mortgage Corporation

(FHLMC).

1 The Dictionary of Real Estate Appraisal, Second Edition, published by the American Institute of Real Estate

Appraisers. 1989, Page 120.

12 The Dictionary of Real Estate Appraisal, Second Edition, published by the Appraisal Institute of Real Estate

Appraisers, 1989, Page 177.

13 Appraisal Institute



VALUATION DEFINITIONS

Buyer acting prudently and knowledgeably.

Seller under extreme compulsion to sell.

Buyer typically motivated.

Buyer acting in what the buyer considers to be the buyer's best interest.
Limited marketing effort and time to be allowed for completion of a sale.
Payment made in cash in U.S. dollars or in terms of comparable financial
arrangements.

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

@© NNk W

Marketability
The estimated period to sell the subject property assuming that it is placed on the
market at the concluded value of this report.

The estimated period of time required to achieve a stabilized occupancy level at
the concluded market rent in the current market environment, based upon the
assumptions as of the date of value within this report.

Market Value'*
Means 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
cach acting prudently and knowledgeably, and assuming- the price is not
affected by undue stimulus. Implicit in this definition is the consummation of a
sale as of a specified date and the passing title from seller to buyer under
conditions whereby:

1. Buyer and seller are typically motivated;

Both parties are well informed or well advised, and acting in what they

consider their own best interests,

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

4. Payment is made In terms of cash in U.S. Dollars or in terms of financial
arrangements comparable thereto, and

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

(8

Market Value As-is'
Means an estimate of the market value of a property in the condition observed
upon visitation and as it physically and legally exists without hypothetical
conditions, assumptions, or qualifications as of the date of visitation.

Market Value (Stabilized) '
The value of an unimproved property which reflects a stabilized level of long
term occupancy as exhibited by the market at the time of the appraisal.

“10Office of the Comptroller of the Currency under 12 CFR. Part 34, Subpart C - Appraisals, 34.42 Definitions
().

15 Clarification: The property may be partially complete (only structural framework up) and not enclosed), it
may be physically complete but only partially leased up or sold on[ or it may already be "stabilized".

16 Clarification: This term may apply to real estate projects that are proposed, under construction, under
conversion to a new use or exist at long term market occupancy levels at the time they are appraised. If a
property is not deemed to be stabilized at the effective date of the appraisal, an estimated future date of
stabilization must be provided.



VALUATION DEFINITIONS

Prospective (Future) Date Valuation Premise

Restricted Appraisal

Self Contained Appraisal

Prospective appraisals occur when the effective date of the appraisal is
subsequent to the date of the report.

Prospective appraisals may be required for valuations of a property interest
related to a proposed developments, as the basis for the value at the end of a
cash flow projection (i.e. the reversion value), and for other reasons.

In prospective value estimates, the use of the term market value without a
modifier such as forecasted or prospective and without future verb tenses is
improper (i.e. ...the prospective market value is expected to be...).

Prospective value estimates are intended to reflect the current expectations and
perceptions of market participants along with available factual data. They
should be judged on the market support for the forecasts when made, not
whether specific items in the forecasts are realized.

In a prospective appraisal, the appraiser analyzes market trends to provide
support for forecasted income and expense or sell-out estimates, absorption
periods, capitalization rates, and discount rates as of the effective date of the
appraisal. Economic trends are also analyzed. The overall economic climate
and variations in the business cycle should be considered.

All value conclusions should include reference to the time frame when analysis
was prepared to clearly delineate the market conditions and point of reference
from which the appraiser developed the prospective value estimate. It is
essential to include a limiting condition citing the market conditions from which
the prospective value was made and indicating that the appraiser cannot be held
responsible for unforeseeable market conditions after the date of the report.

With regard to proposed developments, two prospective value estimates may be
required: as of the point in time that development is to be completed and as of
the point in time that the development is projected to achieve stabilized
occupancy.

USPAP Standards Rule 1-4(h) regarding the scope, character and probable time
of completion of the proposed improvements and Standards Rule 1-4(c )
regarding the basis for anticipated future rent and expenses are relevant when
prospective value estimates are required with regard to proposed
improvements.'”

The essential difference between the Self-Contained and Summary Appraisal
Reports and the Restricted Appraisal Report is both the level of detail of
presentation and a use restriction that limits the reliance on the report to the
client and considers anyone else using the report an unintended user. The
restricted report is intended for use only by the client.

This standard requires an appraisal to contain all information necessary to
enable a reader of the appraisal to understand the appraiser’s opinion. The
appraisal should not incorporate by reference a document that is not readily
available to the reader. Studies prepared by a third party should be verified to
the extent his or her assumptions or conclusions are used. In addition, the

17 Appraisal Standards Board



Summary Appraisal

Gross Building Area:

Gross Rentable Area:

VALUATION DEFINITIONS

appraiser's acceptance or rejection of a third party study and its impact on value
should be fully explained. The appraisal itself should enable the reader to
understand the conclusion without referring to numerous other documents.
Moreover, the conclusion must be reasonable in light of the information set forth
in the appraisal. These requirements will ensure that regulated institutions
obtain appraisals with adequate data supporting the appraiser's opinion of value.

The essential difference between the Self-Contained Appraisal Report and the
Summary Appraisal Report is the level of detail of presentation. As examples: a
two-page narrative section with conclusion in a Self-Contained Appraisal Report
might translate to a two paragraph section with the same conclusion in a
Summary Appraisal Report: narrative presentation of data in a Self-Contained
Appraisal Report might translate to tabular presentation of data in a Summary
Appraisal Report.

is defined as the sum of the areas at ecach floor level, including cellars,
basements, mezzanines, penthouses, corridors, lobbies, stores, offices, garages
within the building, included within the principal outside faces of exterior walls,
not including architectural setbacks of projections. Included are all stories or
areas which have floor surfaces with clear standing head room (6 feet 6 inches
minimum) regardless of their use. Where a ground level area, or part thereof
within the principle outside faces of the exterior walls is left unenclosed, the
gross area of the unenclosed portions is to be considered as a part of the overall
square footage of the building. All unroofed areas and unenclosed roofed-over
spaces, except as defied above, are to be excluded from the area calculation
(Source: Black’s Guide/BOMA).

is the area computed by measuring the inside finish of permanent outer building
walls, or form the glass line where are least 50% of the outer building wall is
glass. Gross Rentable Area shall include all area within outside walls less stairs,
clevator shafts, flues, pipe shafts, vertical ducts, and balconies (Source: Black’s
Guide/BOMA).

Usable Area (Net Rentable Area):

Load (Efficiency) Factor:

is the area actually used by individual tenants. This is computed by measuring
inside finish of permanent outer building walls or from glass line where at least
50% of the outer-building wall is glass. Net rentable area shall include all area
within the outside walls less stairs, elevator shafts, flues, pipe shafts, vertical
ducts, balconies, air conditioning rooms, janitor closets, electrical closets,
washrooms, public corridors-and such other rooms not actually available to the
tenant for his furnishings and personnel-and their enclosing walls. No
deductions shall be made for columns and projections necessary to the building
(Source: Black’s Guide/BOMA).

is an amount added to the usable area to calculate the rentable area. It is also
referred to as a "rentable add-on factor" which, according to BOMA "is
computed by dividing the difference between the usable square footage and
rentable square footage by the amount of the usable area. Convert the figure
into percentage by 100 (Source: Black’s Guide/BOMA).
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Rick Tonthat -2- December 30, 2024

Dollar/SF Analysis:

o Comparable Sales #1, #4, and #7 required minimal adjustments, supporting a
value range of $185/SF to $240/SF.

« Entitled comparable Sales #2, #4, #6, #7, and #8 support a range of $160/SF to
$277/SF.

The appraiser’s concluded value for the subject property is $230 per square foot.

It is concluded that the appraiser’s estimated market value of the fee simple interest "as
is," as of December 18, 2024, is $1,710,000

The purpose of the appraisal review is to determine if the results of the appraisal report
under review is credible for the intended user's intended use and to evaluate
compliance with relevant USPAP requirements.

The Appraisal Report conforms to and is intended to be in compliance with the Uniform
Standards of Professional Appraisal Practice (USPAP). The staff at the Real Estate
Services Division of GSD has reviewed and completed their due diligence of the Report
and agrees with the appraiser’'s conclusion and accepts the Appraisal Report and the
concluded “as-is” market value provided the subject property is in fact entitled for a
19-unit development. RES independently checked with Planning’s website and
found a “proposed 19-unit development.” It is recommended that either RAP staff
or Frazier CONFIRM that the property is in fact entitled as reported and as
proposed. If not, the market value would be impacted.

Should you need additional information, please contact Property Manager, Armando
Parra, at (213) 922-8546 or by email at armando.parra@lacity.org or James Lisciandro,
Real Estate Officer at (213) 949-7030 or by email at james.lisciandro@lacity.org.

cc: Armando Parra
Alecia Simona-McGinnis
James Lisciandro
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INTRODUCTION

PURPOSE OF THE REPORT

CLIENT/
INTENDED USER

FUNCTION &
USE OF THE REPORT

The purpose of this report is to set forth our opinion of the market value
of the land and improvements of the subject property under the following
premises:

*  The estimated "as is ” fee simple market value.

= Insurable Value.

The name of the client is Los Angeles Neighborhood Land Trust.

The intended user of this report is Los Angeles Neighborhood Land
Trust.

It is our understanding that the function or use of this report is to value
the subject real estate for internal decision-making purposes.

SCOPE OF THE APPRAISAL

As a part of this valuation we have made a number of independent
investigations and analyses. We identified the property with the
assistance of our client, the property owner, and by referencing public
documents available. We conducted a physical visitation of the property,
including a walk-through of the building. Several sources of data were
researched for this appraisal, including but not limited to DataTree,
Costar, Loopnet, and market participant surveys. An Environmental Site
Assessment Report was not provided.

In preparing this appraisal, the appraiser has investigated numerous
improved sales with the subject’s city and surrounding areas. Sale data
was gathered from various sources that may include owners, managers,
other appraisers, real estate brokers, public records and sales data service
companies.

One approach to value have been used: the Sales Comparison (Market)
Approach. We did not use the Cost Approach or Income Approach as the
subject property is vacant land. The investigations and analyses
undertaken include the following:

1. Review of area demographic and economic information.

A review and analysis of the multi-family and residential land
market activity for the subject's market area.

3. Interior & Exterior Inspection of the subject property, including a
review of the legal description, parcel map, ownership history and
visual inspection of the surrounding neighborhood.

4. Accumulation of comparable rental rates and comparable sales.
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INTRODUCTION

LEGAL DESCRIPTION

The land referred to in this report is situated in the in the City of Los
Angeles, County of Los Angeles, and State of California and is described
in the addendum.

OWNERSHIP AND PROPERTY HISTORY

Pertinent ownership and property history information can be seen in the

table below:
OWNERSHIP HISTORY
Parcel No. Ownership Recording/ Sale Document Sold During
Sale Date Price No. Last 3 Yrs|
5503-007-001 355 Kingsley LP 8/28/2018 $1,100,000 868316 No
Source: Public Record, RealQuest & CoStar Comps

The subject is currently not in escrow, however it is listed for sale at
$1,950,000. Per the marketing brochure, it was originally listed for sale
at $2,290,000 (+/-$310/SF). Per MLS the original listing was in
December of 2023. However, the price was reduced around August 2024
to the current listing price. The subject lot previously sold on August 28,
2018 for $1,100,000 (prior to entitlements and zoning change). Other
than this prior transaction, we are unaware of any other sales in the last 3
years.

SPECIAL APPRAISAL INSTRUCTIONS/HYPOTHETICAL CONDITIONS

There were no special appraisal instructions other than those noted
within this report.
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LIMITING CONDITIONS

The analyses and opinions set forth in this report are subject to the following assumptions and limiting
conditions.

We assume no responsibility for matters legal in character, nor do we render any opinion as to title which
is assumed to be good and marketable, and that the premises are assumed to be free and clear of all deeds
of trust, leases, use restrictions and reservations, covenants, conditions, easements, cases or actions
pending, tax liens, and bonded indebtedness (unless otherwise specified).

We have not observed any deferred maintenance in the subject property.

No survey, legal, or engineering analysis of this property has been made by us. It is assumed that the legal
description and area computations furnished are reasonably accurate. In the absence of a survey, no
opinion is made, nor responsibility taken for encroachments or undisclosed easements (if any).

A current soils report was not furnished to us for review. Therefore, we assume that the soil conditions at
the subject site are suitable for the existing development. We reserve the right to alter our conclusions of
value if so warranted by a soils report for the subject property.

Oil, gas, mineral rights, and subsurface rights were not considered in making this appraisal, unless
otherwise stated. These items are not a part of the appraisal, if any exist.

We will not be required to give testimony or attendance in court or any other governmental hearing by
reason of this appraisal unless arrangements have been made previously.

In the event that we are subpoenaed for a deposition, judicial, or administrative proceeding and are
ordered to produce this appraisal report and files, we will immediately notify the employer.

This report has not been prepared for court testimony, nor are the undersigned prepared for such
testimony at this time. If court testimony becomes necessary, advance arrangements will have to be made,
and reasonable compensation for such additional services would have to be mutually agreed upon.

The liability of Frazier Capital is limited to the client. There is no accountability, obligation, or liability to
any third party. If this report is placed in the hands of anyone other than the client, the client is
responsible for making such third party aware of all limiting conditions and assumptions of the
assignment and related discussions.

Frazier Capital is not responsible for any costs incurred to discover or correct any deficiencies of any type
in the subject property, physical, financial, and/or legal. The client agrees that Frazier Capital and the
analysts will be held harmless in the case of lawsuits involving limited partnerships, syndication, or stock
offerings in real estate (brought on by a lender, partner, or any other party), and the client will pay any
and all awards, settlements of any type, regardless of the outcome.

It has been assumed that the subject improvement suffers no structural damage or termite infestation and
that Urea-Formaldehyde Foam (UFFI), asbestos, or other hazardous materials may have been used
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LIMITING CONDITIONS

in its construction. It is the responsibility of the client, lender, or user of this report to check for these
items.

We will appear at the deposition, judicial, or administrative hearing with their appraisal report and files
and will answer all questions unless the employer provides us with legal counsel who then instructs them
not to appear, instructs them not to produce certain documents, or instructs them not to answer certain
questions. These instructions will be overridden by proper court order which we will follow if legally
required to do so. It shall be the responsibility of the employer to obtain a protective order.

We assume no responsibility for any conditions not readily observable from our related customary
Visitation of the subject, and which might affect the valuation excepting those items specifically
mentioned in this report.

No opinion is intended to be expressed regarding matters that require legal expertise or specialized
investigation or knowledge beyond that customarily employed by us.

The date of value for which the opinions of value are expressed in this report is December 18, 2024. The
dollar amount of this value opinion is based on the purchasing power of the United States dollar on that
date.

We assume no responsibility for changes in economic or physical conditions occurring after the date of
this report that may affect the valuation opinion stated in this report. Maps, plats, and exhibits included
herein are for illustration only, as an aid for the reader in visualizing matters discussed within the report.
They should not be considered as surveys or relied upon for any other purpose, nor should they be
removed from, reproduced, or used apart from this report.

No consideration has been given in this appraisal to personal property located on the premise; only the
real estate has been considered unless otherwise specified.

Information contained in this report has been gathered from sources which are believed to be reliable and,
where feasible, has been verified. No responsibility is assumed for the accuracy of information supplied
by others.

Area calculations and dimensions used are for relative appraisal comparison purposes only. There is no
such thing as a completely exact measurement and definitions can vary.

Any sketch or identified survey of the property included in this report is only for the purpose of assisting
the reader to visualize the property.

This opinion of value is intended to be an opinion of value for a point estimate of time only. We assume
no responsibility for subsequent management, economic or physical factors which may or may not affect
said conclusions or opinion.

The allocation of total value to land or to buildings, if shown in this report, is invalidated if used
separately in conjunction with any other appraisal, and, if a lease or partial interest valuation is given, the
sum of the parts may or may not equal the entire fee simple interest in the real estate.

We estimate that the marketing time to sell the property is 3-6 months.

The estimated income and expense estimates used in the Income Section do not constitute an audit of this

project and should not be misconstrued as such. Estimated income and expenses shown are for appraisal
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LIMITING CONDITIONS

purposes only and represent a combination of judgments based on marketing data, experience, and
estimated expenses. Expenses and income used are to be considered stabilized, actual income and
expenses may be different.

In this appraisal assignment, the existence of potentially hazardous materials and/or existence of toxic
waste, which may or may not be present on the property, have not been considered. We have not been
notified of the existence of any such items; however, we are not qualified to detect such substances. It is
suggested that the reader consult with a qualified expert in the field for the possible presence of such
materials and the potential cost of correction if found.

Flood zones have either been confirmed with the county or city of the property. If the flood zone has not
been confirmed with the city, then the flood zone has been researched by looking at the National Flood
Insurance Program's FIRM (Flood Insurance Rate Map), although the FIRM panel has been researched,
we are not flood engineers and bear no responsibility for its accuracy. If there is any question as to the
validity of the FIRM panel, then we suggest that the client do an independent search, confirming the
subject and panel with the National Flood Insurance Program in Washington D.C.

The Americans with Disabilities Act (ADA) became effective January 26, 1992. We have not made a
specific compliance survey and analysis of this property to determine whether or not it is in conformity
with the various detailed requirements of the ADA. It is possible that a compliance survey of the property,
together with detailed analysis of the requirements of the ADA, could reveal that the property is not in
compliance with one or more of the requirements of the Act. If so, this fact could have a negative effect
upon the value of the property. Since we have no direct evidence relating to this issue, we did not
consider possible noncompliance with requirements of ADA in estimating the value of the property.

The signatory of this appraisal report is a member of the Appraisal Institute, and is licensed by the state of
California. The Bylaws and Regulations of the Institute require each member and candidate to control the
uses and distribution of each appraisal report signed by such member or candidate. Therefore, except as
hereinafter provided, the party for whom this appraisal report or evaluation was prepared may distribute
copies of this appraisal or evaluation report in its entirety to such third parties as may be selected by the
party for whom this appraisal report was prepared. However, selected portions of this appraisal report
shall not be given to third parties without the prior written consent of the signatories of this appraisal
report. (Nothing is to be removed, particularly conclusions of value. The entire report is to be presented at
all times.) Further, neither all nor any part of this appraisal report shall be disseminated to the general
public by the use of advertising media, public relations media, news media, sales media, or other media
for public communication without the prior written consent of the signatories of this appraisal report,
particularly as to value conclusions, our identity, or any reference to the Appraisal Institute or to the
designations granted by the organization.

Recent seismic earthquakes in the Southland may have a detrimental influence upon value. We have
examined the property from the exterior to see if there are any structural problems. However, we are not
building inspectors. As a result, we cannot say whether the structure has been affected by the Northridge
or any other earthquake. In addition, we do not know whether this structure can withstand another
earthquake. Since we have no direct evidence relating to this issue, we did not consider possible structural
damage in estimating the value of the property.

Acceptance of, and/or use of this report by the client or any third party constitutes acceptance of the

above conditions. Frazier Capital and the analysts' liability extend only to the stated client, not subsequent
parties or users.
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LIMITING CONDITIONS

Neither all nor any part of the contents of this report shall be conveyed to any persons or entity, other than
the appraiser's or firm's client, through advertising, solicitation materials, public relations, news, sales or
other media without the written consent and approval of the authors, particularly as to valuation
conclusions, our identity or firm with which the appraiser is connected or any reference to (affiliation
with any professional appraisal organization) or (designation). Further, we assume no obligation, liability
or accountability to any third party. If this report is placed in the hands of anyone but the client, the client
shall make such party aware of all of the assumptions and limiting conditions of the assignment.

EXTRAORDINARY ASSUMPTIONS/SPECIAL LIMITING CONDITIONS

We have assumed all information provided by the client to be materially accurate.

Please note that the use of the extraordinary assumption stated above might have affected the assignment
results.

Data requested for this assignment but not received includes:
e A legal description.

* A copy of current or the most recent preliminary title report or title policy.
e Copies of previous appraisal reports, feasibility studies and current property management plan.
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County:

Population:

AREA ANALYSIS

The County of Los Angeles is located in Southern California, and was
one of the original counties of the state, created in 1850 at the time of
statehood. The county’s large area once included portions of what are
now Kern County, San Bernardino County, Riverside County and
Orange County. According to the US census, the county has a total area
of 4,752.32 square miles, of which 4,060.87 square miles is land and
691.45 square miles is water.

Los Angeles County, one of California's original 27 counties, was
established Feb. 18, 1850. It is one of the nation's largest counties with
4,084 square miles and 88 cities. With nearly 10 million residents, it has
the largest population of any county in the nation, and accounts for 27%
of California’s total population.

Los Angeles County borders 70 miles of coast on the Pacific Ocean and
encompasses towering mountain ranges, deep valleys, forests, islands,
lakes, rivers, and desert. The Los Angeles River, Rio Hondo, the San
Gabriel River and the Santa Clara River flow in Los Angeles County,
while the primary mountain ranges are the Santa Monica Mountains and
the San Gabriel Mountains. The western extent of the Mojave Desert
begins in the Antelope Valley, in the northeastern part of the county.
Most of the population of Los Angeles County is located in the south and
southwest, with major population centers in the Los Angeles Basin, San
Fernando Valley and San Gabriel Valley. Other population centers are
found in the Santa Clarita Valley, Crescenta Valley and Antelope Valley.

The county is divided west-to-east by the rugged San Gabriel Mountains,
filled with coniferous forests. The San Gabriel Mountains are part of the
Transverse Ranges of southern California, and are contained mostly
within the Angeles National Forest. Most of the highest peaks in the
county are located in the San Gabriel Mountains, including Mount San
Antonio at the Los Angeles-San Bernardino county lines, Mount Baden-
Powell, Mount Burnham, and well-known Mount Wilson where the
Mount Wilson Observatory is located. Several smaller, lower mountains
are located in the northern, western, and southwestern parts of the
county, including the San Emigdio Mountains, the southernmost part of
the Tehachapi Mountains, and the Sierra Pelona Mountains.

According to the California Department of Finance, the population in
Los Angeles County is 9,861,224. Since 2000, the population has
increased by 3.6%. The population density in Los Angeles County is
2,506 people per square mile. The median age is 35.3, which is slightly
lower than the U.S. median age of 37.4. There are 3 people per
household in Los Angeles County.

The following table displays population projections for Los Angeles
County and California through 2060:
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The freeway system is well-known and includes Interstates 5, 10, 105,
110, 210, 405, 605, & 710. In addition, there are many mass transit
options including Amtrak, Metrolink (commuter heavy rail), and
MetroRail (subway & light rail). Union Station is the main railway
station in Los Angeles and the largest railroad passenger terminal in the
Western United States. Three of Amtrak’s long-distance trains begin and
end here, including the Coast Starlight to Seattle, the Southwest Chief
and Texas Eagle to Chicago, and the Sunset Limited to New Orleans.
The Amtrak California Pacific Surfliner regional trains run frequently to
San Diego, Santa Barbara, and San Luis Obispo, as well as Metrolink
commuter trains and several Metro Rail subway/light rail lines. The
Patsaouras Transit Plaza serves dozens of Metro bus lines and several
other municipal carriers. Rail freight service in Los Angeles County is
provided by Burlington Northern Santa Fe and the Union Pacific.

The typical American commute has been getting longer each year since
2010. The average one-way commute in Los Angeles County takes 31
minutes, which is longer than the US average of 26 minutes. 74% of
commuters drive their own car alone while 10% carpool with others. 6%
take mass transit, 5% work from home, 3% walk, and less than 1%
bicycle.

Zillow, Sperlings Best Places, US Census, California Department cf

Finance, Los Angeles Annual Comprehensive Financial Report,
California Labor Department, Wikipedia, Daily News
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The City of Los Angeles, California is the second most populous city in
the United States. Los Angeles is the principal city of a metropolitan
region stretching from the City of San Buenaventura to the North, the
City of San Clemente to the South, and the City of San Bernardino to the
East.

Both the city and its surrounding metropolitan region have continued to
experience growth in population and in economic diversity. Services,
wholesale and retail trade, manufacturing, government, financial service
industries, transportation, utilities, and construction contribute
significantly to local employment. The city’s 498 square miles contain
11.5% of the area and 38.8% of the population of the County of Los
Angeles. The County is the top ranked county in manufacturing in the
United States, producing more than 10% of the nation’s production of
such diverse items as aircraft, aircraft equipment, aluminum, dental
equipment, games and toys, gas transmissions and distribution
equipment, guided missiles, space vehicles and propulsion units, and
women’s apparel. Trade with Pacific Rim countries has aided in the Port
of Los Angeles/Long Beach ranking as #1 in the nation in volume. As
home to the film, television, and recording industries as well as
important cultural facilities, Los Angeles serves as a principal global
cultural center. With Los Angeles International Airport serving as the
new “Ellis Island” for foreign immigration to this country, the
metropolitan region has achieved a new ethnic and cultural diversity.

The population in Los Angeles is 3,923,341. The population density is
8,620 people per square mile. The median age in Los Angeles is 34.6,
which is lower than the U.S. median age of 37.4. The number of people
per household in Los Angeles is 2.8.

Los Angeles has an unemployment rate of 6.1%, which is higher than the
national average of 4.2% for this same period. The city has seen the
recent job growth rate decrease by 0.6% over the past year. The sales tax
rate in Los Angeles is 9.5% compared to the U.S. average of 6.2%. The
income tax rate for Los Angeles is 8.0% compared to the U.S. average of
4.6%. The average income of a Los Angeles resident is $31,563 a year.
The median household income of a Los Angeles resident is $54,501 a
year, which is lower than the U.S. average of $57,652 a year.

The typical home value of homes in Los Angeles is $947,245. This value
is seasonally adjusted and only includes the middle price tier of homes.
Los Angeles home values have gone up roughly 1.9% over the past year.
The median age of Los Angeles real estate is 56 years old. Renters make
up 58.5% of the Los Angeles population.
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The combined Los Angeles and Long Beach deep water ports handle the
greatest volume of trade of any port in the USA. Proximity to the major
Pacific manufacturing nations (Japan, Korea, and Taiwan) and easy
access to transcontinental rail and truck shipping, plus the large
commercial facilities available at Los Angeles International Airport
make the Los Angeles Customs District the largest in the nation.

Contrary to popular belief Los Angeles has an extensive public
transportation network. The Los Angeles County Metropolitan
Transportation Authority oversees the coordination of over 200 bus
routes. The Wilshire Boulevard corridor averages over 7,000 passengers
during the morning peak hours.

The metro-rail system, comprised of six rail lines, has added a new
dimension in how Angelinos get around. The Blue Line runs 22 miles
from Long Beach to downtown LA with an average daily ridership of
72,000. The Green Line runs approximately 20 miles from El Segundo
to Norwalk with an average daily ridership of 33,500. The Red Line (the
only heavy rail line in the system) serves as the hub of the metro-rail
system, connecting the Hollywood neighborhoods to downtown. The
Gold Line connects East Pasadena as well as parts of East Los Angeles
to the downtown area, offering connections to the Red Line and the
Purple Line at Union Station. The Purple Line services the Wilshire
Corridor, connecting the area to Downtown Los Angeles. The Purple
Line is currently being expanded to West Los Angeles with planned
stops in Miracle Mile, Beverly Hills, Century City, and Westwood. The
Expo line, which travels from Culver City to Downtown Los Angeles, is
currently under expansion as well with plans to extend it to Santa
Monica. The most recent line that is under construction is the
Crenshaw/LLAX Transit Line, which had its groundbreaking ceremony in
January of 2014. This rail will connect the Expo Line to the Green Line
near LAX Airport.

The City of Los Angeles has three public universities located within its
area: California State University Los Angeles, California State
University Northridge, and University of California Los Angeles.
Private colleges in the city include the American Film Institute
Conservatory, Alliant International University, American
InterContinental University, American Jewish University, The American
Musical and Dramatic Academy - Los Angeles campus, Antioch
University's Los Angeles campus, Art Center College of Design (Art
Center), Charles R. Drew University of Medicine and Science, Fashion
Institute of Design & Merchandising's Los Angeles campus (FIDM), Los
Angeles Film School, Loyola Marymount University (LMU is also the
parent university of Loyola Law School located in Los Angeles), Mount
St. Mary's College, National University of California, New York Film
Academy in Universal City, CA, Occidental College, Otis College of Art
and Design (Otis), Southern California Institute of Architecture (SCI-
Arc), Southwestern Law School, and University of Southern California
(USC). The community college system consists of nine campuses
governed by the trustees of the Los Angeles Community College
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District: East Los Angeles College (ELAC), Los Angeles City College
(LACC), Los Angeles Harbor College, Los Angeles Mission College,
Los Angeles Pierce College, Los Angeles Valley College (LAVC), Los
Angeles Southwest College, Los Angeles Trade-Technical College and
West Los Angeles College.

The Los Angeles Unified School District serves almost all of the City of
Los Angeles as well as several surrounding areas. Los Angeles County
Office of Education operates the Los Angeles County High School for
the Arts. The Los Angeles Public Library system operates 72 public
libraries in the city. Los Angeles schools spend $12,807 per student (The
US average is $12,383). There are 24 pupils per teacher, 7,250 students
per librarian, and 599 children per counselor.

California Employment Development Department, Sperling’s Best
Places, Visit LA Now, Zillow, & Trulia Real Estate

CoStar Multi-Family Market Report: Los Angeles County Market —
042024

Los Angeles apartment market conditions remain stable in the fourth
quarter. Vacancy has held in a narrow range since the first half of 2023
and renter demand has recently improved. However, stronger activity
compared to 2022 and 2023 still represents among the most modest
renter demand, relative to market size, recently seen among major U.S.
metros. However, the market has had the saving grace of one of the most
measured completion schedules in the nation.

Relative economic softness, particularly job losses in the entertainment
and tech sectors, and outmigration by residents continue to weigh on
overall conditions. However, analyzing recent demand by asset quality
demonstrates diverging renter activity. Higher-income renters seeking
top-tier apartments have been the most significant driver of activity.
More affluent renters have been better able to weather economic
adversity and have contributed relatively less to outmigration than lower-
and middle-income households. Unfortunately for many owners, lower-
to-middle-income households comprise the lion's share of the renter pool.

One silver lining for landlords in the metro is that they have encountered
one of the most measured delivery schedules seen on a relative-size basis
among U.S. apartment markets. Within the market, the impact of the new
additions has been uneven. Five submarkets with the greatest percentage
unit growth during the past year saw around 50% of all new units. Those
locations accounted for only 20% of existing units in Greater L.A.
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nation. Entertainment and tech firms have faced job losses in recent
years. Entertainment employment has been slow to rebound from the
strikes of 2023. The U.S. Bureau of Labor Statistics shows that
information sector employment, where most jobs in both sectors fall, is
down around 25% from a peak in early 2022.

Population losses are another variable. The most recent census data
showed slight growth in Los Angeles County; however, over the past
five years, it has declined by 3.3%, around 340,000 fewer people. Losses
have limited household formation, especially in contrast to higher-
growth Sun Belt markets.

Segmenting Los Angeles' apartment market by asset quality
demonstrates diverging renter activity over the past year. Higher-income
renters on more solid economic footing, seeking top-tier apartments,
primarily drove activity. The market's 4 & 5 Star communities (only
around 15% of inventory) saw renter demand of 7,100 units in the past
12 months. Activity surpassed the 6,600 units completed in this segment.
4 & 5 Star vacancy, 8.7%, while currently the highest among quality
segments, has come down from around 10% in 23Q2.

Most other U.S. markets, in comparison, witnessed 4 & 5 Star vacancy
rise further over the past year, mainly resulting from more robust
construction pipelines. Net deliveries during the past 12 months represent
around a 0.8% expansion of existing units in Greater L.A., below the
3.5% increase in apartments witnessed nationally.

In contrast to higher-end communities, demand was softer in lower-end 1
& 2 and mid-end 3 Star buildings. 1 & 2 Star properties (around 65% of
inventory) witnessed demand of 250 units in the past 12 months. 3 Star
properties (around 20% of the market) saw demand for 1,800 apartments.
Lower and middle-income residents face more significant budget
constraints, with rents still near record levels. These renter cohorts have
driven more limited household formation and continued outmigration to
more affordable metros.

Vacancy rates vary widely by location. The tighter submarkets, including
numerous San Fernando Valley submarkets, are generally more
affordable. Many locations in the valley have vacancy rates of around
4%or less and offer average asking rents ranging from $1,700/month to
$2,200/month. In contrast, two more expensive submarkets have vacancy
rates above 7%: Downtown Los Angeles, with average asking rents of
around $2,800/month, and Santa Monica, with average asking rents of
about $3,300/month.

The forecast calls for steady, moderate renter demand going forward.
Given the moderation in starts seen in the past two years, the pace of
completions will also moderate. With expectations for demand and
supply, vacancy will likely decline in 2025.
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plan to own assets over the longer term, making the tax less impactful on
underwriting.

Given higher debt costs and the transfer tax, most buyers considering
purchases seek discounts to recent peak values. Several brokers have said
buyers today expect a 15-30% discount relative to early 2022 pricing.
Average market pricing, $360,000/unit, down around 20%, corroborates
broker observations.

Private buyers have increased their relative share of activity. While
historically private buyers have been around two-thirds of all sales, their
share of acquisitions during the past 12 months was around 75%.
According to sales brokers, private buyers have varying interests, but
properties not subject to local rent control ordinances see greater relative
investment interest.

In June, two private buyers acquired Maya Apartments, a 72-unit
building in Koreatown, for $30 million ($417,000/unit) at a 5.25% in-
place cap rate. The 2018 vintage property was not subject to city or state
rent control ordinances. The seller, Omninet Capital, is divesting at a
loss, paying $32.4 million ($450,000/unit) in July 2020. Pricing at the
time of the 2020 sale equated to a 4.3% in-place cap rate, demonstrating
the impact of debt costs on asset pricing.

Institutional buyers, private equity, and REITs have retreated. While
historically these more sophisticated buyers accounted for almost 30% of
acquisitions, they represented around 20% of buyer activity over the past
year. According to sales brokers, implementing the transfer tax and
increased concerns about the local business environment for owners have
adversely impacted interest. Some investors have reservations about the
impediments in recent years in evicting non-paying tenants and rent
control limiting landlords' ability to raise rents when operating expenses
have risen considerably. For those considering deals, expected returns
must be attractive enough to offset these concerns.

In August, investment manager FPA Multifamily acquired Arrive
Wakaba, a 240-unit community in Little Tokyo, from J.P. Morgan Asset
Management for $86.1 million ($359,000/unit) at a 5.5% in-place cap
rate. The sale price represents around a 25% decline from the prior sale
price of $115.8 million ($482,000/unit) in February 2020. In-place
income at the time of the 2020 sale equated to a 4.6% cap rate.

The forecast expects that pricing has bottomed and the cap rate
expansion seen during the past two years has peaked. Market
fundamentals will likely improve in 2025, making investors more
optimistic about rent growth prospects and their ability to improve cash
flows with prospective acquisitions. In this scenario, pricing should start
to rise. However, the recovery in values will take years, with average
market pricing per unit expected to reach prior peak pricing around late
2028.
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The economy grows through productivity and innovation, whereas
population losses reduce the size of the labor force. Disputes between
workers and employers have arisen across various industries, including
writers and actors in entertainment, dockworkers and delivery drivers in
transportation, and hotel staff in hospitality. While these disputes revolve
around wages, the root cause is Los Angeles' high cost of living due to
the challenges of building more housing. The median listing price for
homes in Los Angeles County is around $1.1 million. The metro is
among the least affordable nationally and globally based on home-price-
to-income ratios.

Continued outmigration continues to be a headwind to the economy. The
most recent census data showed slight growth over the past year;
however, the population has declined by 3.3% over the past five years,
with around 340,000 fewer people. Many lower and middle-income
residents have migrated to cheaper metros, especially in the Sun Belt.

The transportation sector remains a critical economic anchor. Much of
the demand is drawn from the ports of Los Angeles and Long Beach,
which rank first and second in the U.S. regarding the annual containers
(TEUs) handled. The ports have faced several challenges in recent years,
and trade flows fell sharply in 2023. Some trade was diverted to the East
Coast, which was facilitated by the expansion of the Panama Canal in
2016 and which allowed many items to be placed closer to their
destination. U.S. imports from China, a significant place of origin for
goods entering L.A.'s ports, have plateaued since tariffs were imposed in
2018. Port activity began to rebound near the end of 2023. Container
traffic at the Port of Los Angeles and Long Beach are up 14% and 15%
in the first half of this year compared to the same time a year ago.

Higher-paying employment sectors like tech and media have faced job
losses. Entertainment employment has been slow to rebound from the
actors' and writers' strikes of 2023. The U.S. Bureau of Labor Statistics
shows that information sector employment, where most jobs in both
sectors fall, in August 2024 is down around 25% from a peak in early
2022. The entertainment sector, directly and indirectly, accounts for
around a fifth of the metro's total economic output.

Tourism is also vital for the local economy. Stores, restaurants, and
lodging in tourist hotspots like Downtown L.A., Hollywood, Beverly
Hills, and Santa Monica depend on tourists' spending. Los Angeles has
more than 50 million visitors annually. The number of tourists visiting
has recovered from the lows during the pandemic. However,
international visitors have yet to return fully. International tourists, who
provide a greater economic boost, spend significantly more on their trips
to Los Angeles.
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Appraiser’s Site Analysis:
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mixed with respect to the stable vacancy, decreasing rental rates and desire
of many tenants to be in this area. The social influences on value are
positive with respect to the area being acceptable to the tenants and having
no urban blight. Finally the governmental influences are positive with
respect to the positive attitude towards growth.

The subject is located on the corner of Kingsley Avenue and 4™ Street,
both secondary streets in the Koreatown submarket of Los Angeles. The
subject site is zoned R4-2 by the City of Los Angeles which generally
allows for multifamily uses. Furthermore, the subject site is reported to
be entitled for a 19-unit residential development. Primary linkages
include the 101 Freeway to the north and the 10 Freeway to the south.
Surrounding development consists primarily of residential buildings.
Given the subject’s zoning and location, it is suitable for multifamily use.

Strengths, Weaknesses, Opportunities, & Threats (SWOT):

Strengths:

e The subject is reported to be entitled for a 19-unit residential
development.

o The subject is located within close proximity to Downtown Los
Angeles.

Opportunities:

e The subject features a large footprint which translates into a
significant as-of-right developable floor area.

Weaknesses:

* Subject lot has a permitted density of 19 units (per Q classification)
which is lower than the permitted “by-right” buildable units in the
R4 zoning classification (with TOC Tier 3 bonuses).

e Subject has a corner location.

Threats:

¢ High interest rates

e Ample competition

e Potential economic downturn.
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Quality of Drainage and
Storm Water Control:

SITE DATA

The quality of the drainage is average. Storm water control is provided
by the City of Los Angeles.

Earthquake, Flood, Nuisances

and Hazards:

Floods:

Earthquakes:

The following is a description of special hazards, if any, resulting from
flood zones, earthquake zones, and environmental factors.

According to the National Flood Insurance Program's Flood Insurance
Rate Map (FIRM) issued by the Federal Emergency Management
Agency (FEMA) the subject is located in an un-shaded zone X which is
defined as an area outside the 500 year flood-plain. The flood map
referenced was Community Panel Number 06037C1610F with an
effective date of September 26, 2008.

All properties in California are subject to some degree of seismic risk.
The Alquist-Priolo Special Studies Zone Act of 1972 was enacted by the
State of California to regulate development near active earthquake faults.
The Act required the State Geologist to delineate "special studies zones"
along known active faults in California. Cities and Counties affected by
the identified zones must limit certain development projects within the
zones unless geologic investigation demonstrate that the sites are not
threatened by surface displacement from future faulting. Effective
January 1, 1994, the name "Special Studies Zones" has been changed to
"Earthquake Fault Zones" and Chapter 7.5, Division 2, of the Public
Resources code has been renamed the "Alquist-Priolo Earthquake
Fault Zoning Act."

We have surveyed the California Department of Conservation, Division
of Mines and Geology. The subject is not within a defined Alquist-Priolo
Fault Zone.

The property is not within a defined Liquefaction Zone, which is defined
as areas where historic occurrence of liquefaction, or local geological,
geotechnical and groundwater conditions indicate a potential for
permanent ground displacements such as mitigation as defined in Public
Resources Code Section 2693 (c) would be required.

The property is not within a defined Earthquake-Induced Landslide Zone
Area, where previous occurrence of landslide movement, or local
topographic, geological, geotechnical and subsurface water conditions
indicate a potential for permanent ground displacements such that
mitigation as defined in Public Resources Code Section 2693(c) would
be required.
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Introduction

General Description:

BUILDING/IMPROVEMENT DATA

The description of the subject improvements is based on a personal
visitation of the building and a review of the plat map. The visitation is
not a substitute for thorough engineering studies. The subject
photographs can be seen at the end of this section.

The subject consists of a regularly shaped parcel that has a level
topography. Tt is located on the corner of Kingsley Drive and 4" Street,
both secondary streets in the City of Los Angeles (Koreatown
submarket). Avenue and East 63rd Street in Los Angeles. The site has a
gross land area of 7,370 square feet per plat map. The site is reported to
be entitled for a nineteen (19) unit apartment development. The total
square footage of the proposed construction is 16,231 square feet of
living area (per plans found on ZIMAS) on five floors with seventeen 2
bed/2 bath units, and two 3 bed/2 bath units. The units will range from
728 square feet to 1,110 square feet. The proposed improvements will
include 22 dedicated parking spaces spanning from the ground floor to
one level of subterranean parking. Additionally, there will be one
extremely low-income unit, and 2 very low-income units. The
entitlements were approved on February 11, 2020 with an ensuing
zoning change from R1 to R4 (DIR-2021-10852-CLQ).

The subject is zoned (Q)R4-2 by the City of Los Angeles (TOC Tier 3).
The subject was previously zoned R1 prior to a subsequent zoning
change with the approval of plans for a 19-unit apartment development.
With these approvals came a number of qualified classifications,
including a permitted density of 19 units on the subject lot. These can be
seen below.
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TYPICAL BUYER/
MARKETING & EXPOSURE TIME

Description of the Typical Buyer:

Marketing Time:

The typical buyer anticipated for the subject is an owner-user or
developer. Another sector of the demand segment are private, high net
worth individuals and partnerships. Overall it appears as though the most
likely purchaser would be an owner-user or developer.

Marketing time may be defined as an estimate of the amount of time it
might take to sell a property interest in real estate at the estimated market
level during the period immediately after the effective date of an
appraisal. Whereas exposure time may be defined as the estimated length
of time 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; a retrospective estimate
based upon an analysis of past events assuming a competitive and open
market.

We have estimated these time periods for the subject property based on
broker interviews, national investor surveys, information gathered
through sales verification, our analysis of the strength of the subject's
submarket and the subject's specific characteristics and a review of
marketing time periods as reported by CoStar Comps for similar
properties. Our estimate of marketing time also considers anticipated
changes in market conditions. Our estimates assume the subject property
were offered for sale at a price reasonably close to the market value
indicated and in consistency with the definition of market value
presented earlier, that the property is offered in the open market in a
competitive manner. Typically, this involves aggressive marketing
through established local brokers.

The actual marketing times of the following sales are drawn from the
comparable sales surveyed in the Sales Comparison Approach as well as
marketing time estimates from the leading commercial real estate
brokerage firms in the subject's market area give support to the
marketing and exposure time estimates

By definition exposure period differs from the market period in that
exposure time always precedes the effective date of appraisal while
market period begins immediately after the effective date of an appraisal.
Furthermore, unlike exposure period, market period considers anticipated
changes in market conditions.
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HIGHEST AND BEST USE

“Highest and best use”? is an appraisal concept defined as follows:

1. The reasonable and probable use that supports the highest
present value of vacant land® or unimproved property,® as
defined, as of the date of appraisal.

2. The reasonably probable and legal use of land or sites as
though vacant, found to be physically possible, appropriately
Supported, financially feasible, and that results in the highest
present land value.

3. The most profitable use.

Implied in these definitions is that the determination of the highest and
best use takes into account the contribution of a specific use to the
community and community development goals as well as the benefits of
that use to individual property owners. Hence, in certain situations the
highest and best use of land may be for parks, greenbelts, preservation,
conservation, wildlife habitats and the like. A use which does not meet
the needs of the public does not meet the above highest and best use
criteria.

The determination of the highest and best use opinion therefore requires
a separate analysis for the land as legally permitted, as if vacant.
Secondly, the highest and best use of the property with its improvements
must be analyzed to consider any deviation of the existing improvements
from the ideal. "For highest and best use of both ,land as though vacant ,
and property as improved, must meet four criteria such as: (1) physically
possible, (2) legally permissible, (3) financially feasible and (4)
maximally productive. These criteria should usually be considered
sequentially, it makes no difference that a use is financially feasible if it
is physically impossible to construct an improvement or if such a use is
not legally permitted."> We will first present a highest and best use
analysis as if vacant and then a highest and best use as improved.

2 The Appraisal of Real Estate, 9th Edition, Published by the American Institute of Real Estate Appraisers. Chicago, Illinois. p. 269.

3 The questions to be answered in this analysis are: If the land is, or were vacant, what use should be made of it? What type of building or other
improvement, if any, should be constructed on the land, and when?

4 Highest and best use of a property as improved pertains to the use that should be made of an improved property in light of its improvements.
For example, should a property be maintained as it is, or be renovated, expanded, or partly demolished? Should it be replaced with a different

type of use?
3 Ibid, p. 274.
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HIGHEST AND BEST USE

HIGHEST AND BEST USE AS VACANT

Physically Possible

Location/Tapography/Size:

Legally Permissible

Zoning:

Financially Feasible:

Maximally Productive

The subject is located on one regularly shaped parcel with a level
topography. From this point of view, there is no developmental limitation
for the site. The property has adequate drainage with runoff to street
gutters and drains. We are not aware of any adverse soil conditions.

Overall, the site appears to be adequate for a wide range of suburban
uses.

Legal factors such as long term leases, private or deed restrictions
relating to the covenants of the property, possible zoning changes or
overly restrictive building codes affect a site and its potential uses and
are often the most restrictive. We are unaware of any long term land
leases or impactful deed restrictions.

The subject site is zoned (Q)R4-2 - Multiple Dwelling district by the City
of Los Angeles. This designation generally allows for multi-family
residential uses.

Based on the information discussed above the subject appears to be
legally permissible for multi-family residential uses.

Financial feasibility is determined by the ability to attract tenants and to
derive the anticipated rental rates. A number of competitive projects
were surveyed in the subject’s market area to determine an appropriate
market rent and market value for a prospective subject development.

Currently, development of a multifamily building is not financially
feasible. Currently, the average rental rates in the market are trending
downwards. Additionally, high interest rates have hindered any plans for
immediate development due to increased construction costs.

Overall, we have concluded that the maximally productive use of the
site, as vacant, is to hold for future multifamily development, once
market conditions stabilize.

Overall Conclusion As- Vacant:

The highest and best use of the site as vacant is to hold for future
multifamily development.
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Basis of Valuation

Valuation Approaches

Methodology

VALUATION METHODOLOGY

Valuation is based upon general and specific background experience,
opinions of qualified, informed persons; consideration of all data
gathered during the investigative phase of the valuation, and an analysis
of all market data available.

Three basic valuation approaches are generally used: (1) the Cost
Approach; (2) the Sales Comparison Approach; and (3) the Income
Approach.® One of these approaches have been utilized in this appraisal
in determining the market value "as is" of the fee simple interest.

Primary emphasis was placed on the Sales Comparison Approach since
the most likely purchaser is an owner user or a developer and not an
investor. Owner users usually use the Sales Comparison (a.k.a. Market)
Approach.

The Cost and Income Approaches have not been used as the subject is
vacant land and vacant land is best valued using the Sales Comparison
Approach.

The final analytical step in the valuation process is the reconciliation of
the value indications into a single dollar figure. We have examined the
relative dependability and applicability of each approach in relation with
the subject’s fee simple interest. In addition, we will also consider the
importance and influence of each approach in relation to the reactions of
typical investors in the current market. The result is a final value
conclusion of the market value of the fee simple interest in the subject
property as of the date value.

6
Cost Approach

Sales Comparison Approach

Income Approach

This approach calculates either the reproduction cost estimate of the subject property improvements-
new (maintaining comparable quality and utility). Losses in value are then subtracted from this
value. Losses are sustained through depreciation, age, wear and tear, functionally obsolescent
features. and economic factors affecting the property. The net value is then added to the estimated
land value to provide a total value estimate.

This approach is based upon the principle that the value of a property tends to be set by the price at
which comparable properties have recently been sold or for which they can be acquired. This
approach requires a detailed comparison of sales of comparable properties with the subject property.
One of the main requisites, therefore, is that a sufficient number of transactions of comparable
properties be available to provide an accurate indicator of value and that accurate information
regarding price, terms, property description, and proposed use be obtained through interview and
observation.

This approach is based upon the theory that the value of the property tends to be set by the expected
income or cash flow to the owner. Tt is, in effect, the capitalization of expected future income into a
present worth. This approach requires an estimate of net income, an analysis of all expense items,
the selection of a capitalization rate, and the processing of the net income stream into a value
estimate.

59



Introduction

LAND VALUATION

Twenty land sales were analyzed for comparison with the subject
property. These land sales ranged from the subject’s address to its
surrounding area (+/-2-mile radius). The quality of the data was average
and the quantity was average in number. Of these land sales, eight
comparable sales were used. The adjustments are set forth in the analysis
on the following pages. It should be noted that the number of buildable
units allowed was calculated using the zoning density and TOC tier
allowances. For entitled land sites, we have utilized the number of units
permitted by the entitlements.

In estimating land value it is common to employ the sales comparison
approach. Sales prices of similar parcels are compared on a unit basis
such as square foot of land, square foot of allowable building area or
front foot. In the case of the subject the price per square foot of land and
price per allowable unit is used as brokers in the market quote both when
listing a property. The sales are analyzed and adjusted for individual
characteristics.’

7 The individual characteristics are:

Property Rights Conveyed: fee simple, leased fee, partial interest, etc.

Financing Terms: seller-financing or assumption of existing mortgage with favorable financing, installment sale contract, etc.
Conditions of Sale: motivation of buyer or seller, assemblage, forced sale, REO transaction, related party transactions, etc.
Market Conditions
at the Time of Sale: appreciation, depreciation, changes in supply and demand, etc.
Location: demand, traffic, exposure, corner, view, surrounding uses etc.
Physical Characteristics: size, functional utility, attractiveness, amenities, etc.
Legal Encumbrances: deed restrictions, easements. etc.
Availability of Utilities: distance to bring to site, type, etc.
Zoning: similarity, likelihood/probability of change, density, etc.
Highest and Best Use: similarity in type of development planned.

An adjustment grid is used to summarize the direction and magnitude of adjustments judged appropriate to the comparable sales. In some cases
adjustments may be derived directly from quantifiable data (e.g. the estimated off site costs). However, in many instances the adjustments

involve judgment of the appraisers.

After a diligent effort has been made to identify and adjust for all salient differences, one of several patterns is likely to emerge: (1) there may be
a clear clustering of adjusted values within a narrow range, (2) there may be no discernible pattern, or (3) there may be a general clustering, but
with one or several adjusted sales outside the, general range indicated by the other data. In the first instance, a point estimate of value within the
resulting adjusted range is typically concluded. In the second instance, it is generally possible only to conclude a reasonable value range. In the
third instance, the "outliers” typically receive little weight in the analysis unless they are the most comparable sales represent a fundamental

change in market dynamics.
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Location (midblock/corner):

Location (Primary/
Secondary):

Physical Characteristics’:

Buildable Units
($/Unit Analysis):

Land Size (3/SF Analysis):

Shape:

Topography:

Entitlements:

Zoning/Density:

LAND VALUATION

We have made a downward adjustment to comparables #1, #2, #3, #5,
#7, and #8 for having a midblock location while the subject has a corner
location. A corner location is seen as inferior for a residential
development due to increased exposure/traffic and decreased privacy.

We have made an upwards adjustment to comparable #6 for having a
frontage on a primary street while the subject and remaining comparables
have locations on secondary streets. A location with frontage on a
primary street is seen as inferior for a residential development due to
increased exposure/traffic and decreased privacy.

Developers typically benefit from an economy of scale when
constructing a property with numerous dwelling units. Since each of the
comps has a different number of proposed dwelling units, we applied
adjustments to those with significantly different buildable units.

We have made adjustments based on the land square footage of the
comparables in comparison to the subject property. Typically, larger sites
sell for less on a price per square foot basis and smaller sites for more.
We have made our adjustments accordingly. This is best explained by the
law of diminishing returns where the next square feet have less value
than the one prior.

We have made an upward adjustment of 10% to comparable #2 for
having a regular but narrow shape hindering development while the other
comparables and the subject are regularly shaped.

The subject and all comparables have a level topography.

We have applied an upwards adjustment to all comparables that are not
entitled as the subject site is entitled which is a costly and lengthy
process. A downwards adjustment was applied to comparable #8 as the
scope of the entitlements is superior (+/-40,000 SF development for 29
units).

We have applied upwards adjustments to comparables #3, #4, and #7 for
having R3 zoning which has a base density of 1/800SF while the subject
and remaining comparables have R4 zoning and a base density of
1/400SF. This zoning designation is superior, and our adjustment was
applied accordingly.

J Physical characteristics include such things as building size, quality of construction, architectural style, condition, functional utility, site size,
attractiveness, amenities, inclusion of non-building elements such as parking.

In general, assuming all other factors are similar, larger structures and developments will sell for less than smaller ones on a per square foot basis
due to the economics of constructing and operating larger developments. In addition, unit prices for most real estate products tend to decline as

the number of units purchased increases.
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LAND VALUATION

multifamily development. Secondary emphasis was placed on the land
value per square foot analysis.
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VALUATION CONCLUSIONS

Based on our investigations and analyses we have formed the opinion that, as of the effective date of
value, and subject to the premises, assumptions, limiting conditions and certifications as well as the entire
context contained within, the subject has the following estimated value:

The estimated “as is ” market value of the fee simple interest, as of December 18, 2024, is:
ONE MILLION SEVEN HUNDRED TEN THOUSAND DOLLARS

$1,710,000
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CERTIFICATION

We certify that as of December 19, 2024:

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

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

I 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.

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

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

My compensation for completing this assignment is not contingent upon the development or reporting
of a predetermined value or direction in value that favors the cause of the client, the amount of the
value opinion, the attainment of a stipulated result, or the occurrence of a subsequent event directly
related to the intended use of this appraisal.

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

Michael Netzel has made a personal inspection of the property that is the subject of this report.
Stephen Bethel has not.

Cameron Moyer provided minor real property appraisal assistance to the person 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 & Standards of Professional
Appraisal Practice of the Appraisal Institute, which include the Uniform Standards of Professional
Appraisal Practice.

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, I (Stephen K. Bethel) have completed the continuing education program
of the Appraisal Institute.

Stephen K. Bethel, MAI is a "Certified General Real Estate Appraiser” within the state of California.
Mr. Bethel's OREA Appraiser Identification Number is AGO13533.

This appraisal report is invalid unless all signature pages have been signed.

We are competent to value this particular property type and have valued similar property types.
Disclosure of the contents of this appraisal report is governed by the Bylaws and Regulations of the
Appraisal Institute.

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

I have not provided any services as an appraiser or in any other capacity regarding the subject
property within the prior three years.

The Appraisal Institute conducts voluntary programs of continuing education for its designated members.
MAIs who meet the minimum standards of this program are awarded periodic educational certification.
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ADDENDUM
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Cash Equivalency Definition!’

Exposure Time:

Fee Simple Estate!!

Insurable Value

Leased Fee Estate

Liquidation Value®®

VALUATION DEFINITIONS

The definition of market value contains within it the concept of cash
equivalency. The following paragraph claborates on this concept as contained
within the definition of market value used by the Federal National Mortgage
Association (FNMA), and the Federal Home Loan Mortgage Corporation
(FHLMC):

In applying this definition of market value, adjustments to the comparables must
be made for special or creative financing, or sales concessions. No adjustments
are necessary for those costs that are normally paid by sellers as a result of
tradition or law in a market area; these costs are readily identifiable since the
seller pays these costs in virtually all sales transactions. Special or creative
financing adjustments can be made to the comparable property by comparisons
to financing terms offered by a third-party financial institution that is not already
involved in the property or transaction. Any adjustment should not be
calculated on a mechanical dollar for dollar cost of the financing or concession,
but the dollar amount of any adjustment should approximate the market's
reaction to the financing or concessions.

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;, a retrospective
estimate based upon an analysis of past events assuming a competitive and open
market.

Absolute ownership unencumbered by any other interest or estate subject only to
limitations of the four powers of government.

The insurable value of the property is the replacement cost of the improvements,
net of entrepreneurial profit.

An ownership interest held by a landlord with the right of use and occupancy
conveyed by a lease to others; the rights of the lessor or the leased fee owner and
leased fee are specified by contract terms contained within the lease.

The most probable price which a specified interest in real property is likely to
bring under all of the following conditions:

1. Consummation of a sale within a severely limited future marketing period
specified by the client.
2. Current actual market conditions for the property interest valued.

10 Federal National Mortgage Association (FNMA) and the Federal Home Loan Mortgage Corporation

(FHLMC).

1 The Dictionary of Real Estate Appraisal, Second Edition, published by the American Institute of Real Estate

Appraisers. 1989, Page 120.

12 The Dictionary of Real Estate Appraisal, Second Edition, published by the Appraisal Institute of Real Estate

Appraisers, 1989, Page 177.

13 Appraisal Institute



VALUATION DEFINITIONS

Buyer acting prudently and knowledgeably.

Seller under extreme compulsion to sell.

Buyer typically motivated.

Buyer acting in what the buyer considers to be the buyer's best interest.
Limited marketing effort and time to be allowed for completion of a sale.
Payment made in cash in U.S. dollars or in terms of comparable financial
arrangements.

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

@© NNk W

Marketability
The estimated period to sell the subject property assuming that it is placed on the
market at the concluded value of this report.

The estimated period of time required to achieve a stabilized occupancy level at
the concluded market rent in the current market environment, based upon the
assumptions as of the date of value within this report.

Market Value'*
Means 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
cach acting prudently and knowledgeably, and assuming- the price is not
affected by undue stimulus. Implicit in this definition is the consummation of a
sale as of a specified date and the passing title from seller to buyer under
conditions whereby:

1. Buyer and seller are typically motivated;

Both parties are well informed or well advised, and acting in what they

consider their own best interests,

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

4. Payment is made In terms of cash in U.S. Dollars or in terms of financial
arrangements comparable thereto, and

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

(8

Market Value As-is'
Means an estimate of the market value of a property in the condition observed
upon visitation and as it physically and legally exists without hypothetical
conditions, assumptions, or qualifications as of the date of visitation.

Market Value (Stabilized) '
The value of an unimproved property which reflects a stabilized level of long
term occupancy as exhibited by the market at the time of the appraisal.

“10Office of the Comptroller of the Currency under 12 CFR. Part 34, Subpart C - Appraisals, 34.42 Definitions
().

15 Clarification: The property may be partially complete (only structural framework up) and not enclosed), it
may be physically complete but only partially leased up or sold on[ or it may already be "stabilized".

16 Clarification: This term may apply to real estate projects that are proposed, under construction, under
conversion to a new use or exist at long term market occupancy levels at the time they are appraised. If a
property is not deemed to be stabilized at the effective date of the appraisal, an estimated future date of
stabilization must be provided.



VALUATION DEFINITIONS

Prospective (Future) Date Valuation Premise

Restricted Appraisal

Self Contained Appraisal

Prospective appraisals occur when the effective date of the appraisal is
subsequent to the date of the report.

Prospective appraisals may be required for valuations of a property interest
related to a proposed developments, as the basis for the value at the end of a
cash flow projection (i.e. the reversion value), and for other reasons.

In prospective value estimates, the use of the term market value without a
modifier such as forecasted or prospective and without future verb tenses is
improper (i.e. ...the prospective market value is expected to be...).

Prospective value estimates are intended to reflect the current expectations and
perceptions of market participants along with available factual data. They
should be judged on the market support for the forecasts when made, not
whether specific items in the forecasts are realized.

In a prospective appraisal, the appraiser analyzes market trends to provide
support for forecasted income and expense or sell-out estimates, absorption
periods, capitalization rates, and discount rates as of the effective date of the
appraisal. Economic trends are also analyzed. The overall economic climate
and variations in the business cycle should be considered.

All value conclusions should include reference to the time frame when analysis
was prepared to clearly delineate the market conditions and point of reference
from which the appraiser developed the prospective value estimate. It is
essential to include a limiting condition citing the market conditions from which
the prospective value was made and indicating that the appraiser cannot be held
responsible for unforeseeable market conditions after the date of the report.

With regard to proposed developments, two prospective value estimates may be
required: as of the point in time that development is to be completed and as of
the point in time that the development is projected to achieve stabilized
occupancy.

USPAP Standards Rule 1-4(h) regarding the scope, character and probable time
of completion of the proposed improvements and Standards Rule 1-4(c )
regarding the basis for anticipated future rent and expenses are relevant when
prospective value estimates are required with regard to proposed
improvements.'”

The essential difference between the Self-Contained and Summary Appraisal
Reports and the Restricted Appraisal Report is both the level of detail of
presentation and a use restriction that limits the reliance on the report to the
client and considers anyone else using the report an unintended user. The
restricted report is intended for use only by the client.

This standard requires an appraisal to contain all information necessary to
enable a reader of the appraisal to understand the appraiser’s opinion. The
appraisal should not incorporate by reference a document that is not readily
available to the reader. Studies prepared by a third party should be verified to
the extent his or her assumptions or conclusions are used. In addition, the

17 Appraisal Standards Board



Summary Appraisal

Gross Building Area:

Gross Rentable Area:

VALUATION DEFINITIONS

appraiser's acceptance or rejection of a third party study and its impact on value
should be fully explained. The appraisal itself should enable the reader to
understand the conclusion without referring to numerous other documents.
Moreover, the conclusion must be reasonable in light of the information set forth
in the appraisal. These requirements will ensure that regulated institutions
obtain appraisals with adequate data supporting the appraiser's opinion of value.

The essential difference between the Self-Contained Appraisal Report and the
Summary Appraisal Report is the level of detail of presentation. As examples: a
two-page narrative section with conclusion in a Self-Contained Appraisal Report
might translate to a two paragraph section with the same conclusion in a
Summary Appraisal Report: narrative presentation of data in a Self-Contained
Appraisal Report might translate to tabular presentation of data in a Summary
Appraisal Report.

is defined as the sum of the areas at ecach floor level, including cellars,
basements, mezzanines, penthouses, corridors, lobbies, stores, offices, garages
within the building, included within the principal outside faces of exterior walls,
not including architectural setbacks of projections. Included are all stories or
areas which have floor surfaces with clear standing head room (6 feet 6 inches
minimum) regardless of their use. Where a ground level area, or part thereof
within the principle outside faces of the exterior walls is left unenclosed, the
gross area of the unenclosed portions is to be considered as a part of the overall
square footage of the building. All unroofed areas and unenclosed roofed-over
spaces, except as defied above, are to be excluded from the area calculation
(Source: Black’s Guide/BOMA).

is the area computed by measuring the inside finish of permanent outer building
walls, or form the glass line where are least 50% of the outer building wall is
glass. Gross Rentable Area shall include all area within outside walls less stairs,
clevator shafts, flues, pipe shafts, vertical ducts, and balconies (Source: Black’s
Guide/BOMA).

Usable Area (Net Rentable Area):

Load (Efficiency) Factor:

is the area actually used by individual tenants. This is computed by measuring
inside finish of permanent outer building walls or from glass line where at least
50% of the outer-building wall is glass. Net rentable area shall include all area
within the outside walls less stairs, elevator shafts, flues, pipe shafts, vertical
ducts, balconies, air conditioning rooms, janitor closets, electrical closets,
washrooms, public corridors-and such other rooms not actually available to the
tenant for his furnishings and personnel-and their enclosing walls. No
deductions shall be made for columns and projections necessary to the building
(Source: Black’s Guide/BOMA).

is an amount added to the usable area to calculate the rentable area. It is also
referred to as a "rentable add-on factor" which, according to BOMA "is
computed by dividing the difference between the usable square footage and
rentable square footage by the amount of the usable area. Convert the figure
into percentage by 100 (Source: Black’s Guide/BOMA).
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RESOLUTION NO.

WHEREAS, on March 20, 2025, the Board of Recreation and Park Commissioners (Board),
through Report No. 25-042, preliminarily approved the acquisition of the vacant lot located at
355 South Kingsley Drive in Los Angeles for the purpose of developing a new park in the
Koreatown Community area;

WHEREAS, the Property is identified by Assessor Parcel Number (APN) 5503-007-001
(Property), located in the Wilshire Community Plan area and comprised of one lot 53 totaling
7,372 square feet or 0.17 acres in size;

WHEREAS, the Board directed the staff of the Department of Recreation and Parks (RAP) to
return to the Board with a proposed Purchase and Sale Agreement and Joint Escrow
Instructions (PSA), and any other related documents for the Board’s final approval to purchase
the Property, subject to the following conditions:

A. Funding will be determined for the acquisition of the Property;

B. Completion of all appropriate California Environmental Quality Act (CEQA) analysis and
documentation;

C. Completion of all environmental assessments, including Phase | and Phase Il if needed;

D. Preparation and/or approval of a Class “A” Appraisal by GSD;

E. Finalization of all material terms of the purchase of the Property, including the
negotiation by the Department of General Services of a purchase price that is consistent
with its professional opinion of market value; and

F. Completion of all title and due diligence by the City of Los Angeles.

WHEREAS, conditions A-F above have been met, and RAP staff recommends completion of
the acquisition of the Property by approving the form of the PSA submitted to the Board as part
of the Report authorizing this Resolution;

WHEREAS, GSD reviewed a Class “A” appraisal prepared on December 18, 2024, to assess
the Property value, and GSD concurs with the appraiser’s valuation methodology used to arrive
at the value for the subject Property;

WHEREAS, the appraisal’s estimated value of the Property was determined to be $1,710,000;

WHEREAS, GSD and the Property owner have agreed to a purchase price of $1,766,864.13,
which is consistent with GSD’s professional opinion of market value for the Property;

WHEREAS, it is estimated that an additional $196,260 for payment of escrow and closing fees
is required; the total property acquisition cost is estimated to be $1,963,124.13;

WHEREAS, $2,000,000 in Park Fees can be committed for the acquisition of the Property;



WHEREAS, RAP accepted grant funding in the amount of $700,000 from the County of Los
Angeles Regional Park and Open Space District (RPSOD) for the acquisition of the Property
under the Measure A Technical Assistance Program (TAP);

WHEREAS, escrow closing costs and all related pre-acquisition and due diligence costs will be
funded from the following sources:

Source Fund/Dept/Acct Amount Percentage
Park Fees 302/89/89716H $457,019.02 17%

Park Fees 302/89/89718H $1,542,980.98 57%
Measure A TAP TBD $700,000 26%

Total $2,700,000.00 100%

WHEREAS, the Phase | Environmental Site Assessment report indicates that no evidence of
Recognized Environmental Conditions (RECs) was found on the Property, and RAP staff has
determined that no further site investigation for the Property is required and that there is no
known environmental hazard which should be an obstacle to RAP acquiring the Property for
public use;

NOW, THEREFORE, BE IT RESOLVED, that the Board, in accordance with the provisions of
Charter Section 594(a) and (b), hereby approves the acquisition by RAP of the Property located
at 355 South Kingsley Drive, Los Angeles, 90020 in the Koreatown community which is
comprised of a 7,372 square foot or 0.17-acre parcel and identified by APN 5503-007-001, in
accordance with the terms and conditions set forth in the PSA;

BE IT FURTHER RESOLVED, that the Board authorizes RAP staff to make technical
corrections as necessary to the PSA, subject to the approval of the City Attorney as to form;

BE IT FURTHER RESOLVED, that the Board President and Board Secretary be authorized to
execute the PSA upon receipt of the necessary approvals from the City Attorney’s Office;

BE IT FURTHER RESOLVED, that the Board approves the allocation of $2,000,000 as
described in the Summary of the Report authorizing this Resolution;

BE IT FURTHER RESOLVED, that the Board approves the use of the following funds for the
acquisition and related costs:

Source Fund/Dept/Acct Amount Percentage
Park Fees 302/89/89716H $457,019.02 17%

Park Fees 302/89/89718H $1,542,980.98 57%
Measure A TAP TBD $700,000 26%

Total $2,700,000.00 100%

BE IT FURTHER RESOLVED, that GSD and RAP’s Chief Accounting Employee be authorized
to make technical corrections as necessary, to establish the necessary accounts to acquire the
Property, and to accept and transfer the necessary monies to fund the acquisition to the
appropriate City Department accounts or escrow company account in order to expeditiously
complete the acquisition of the Property; and,



BE IT FURTHER RESOLVED, that the Board Secretary is directed to accept the grant deed for
the subject Property, which shall be set apart and dedicated as park property in perpetuity.

| HEREBY CERTIFY that the foregoing is a full, true and correct copy of a Resolution adopted
by the Board of Recreation and Park Commissioners of the City of Los Angeles at its meeting
held on April 2, 2026 (Board Report. No. )-

Takisha Sardin, Board Secretary

Resolution No.




