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Octobeil|s, 1990

Rancho Murieta Community Servic€s Distric{
P. O. Box 105O
Rancho Murieta, California 95688

Attention: Ms. Marion C. Cravens, Manager

SUBJECT: Appraisal Report
Mello-Roos Community Facilitiss District
Rancho Murieta South

Dear Ms. Cravens:

Pursuant to your request and authorization, we have prepared an appraisal of the fee
simple interest in the above referenced property. During the proparation of the
appraisal, lhe property was inspected and an investigation was made of the relevant
market indicators and conditions.

Based on the analysis of the data obtained from the inspection and investigation, we
have estimated the market value of the fee simple interest as ot October 1, 1990. A
summary of the appraisal, our conclusions, and ostimates of value are described in
the attached Executive Summary.

The report that follows sets forth in further detail the descriptive and factual data,
assumptions and limiting conditions, and tho analysis, findings, and conclusions that
lead to and support the value estimates.

Respectfully submitted,

CI.ARK-WOLCOTT COMPANY, INC.

Clark-Wolcott C on pany, I nc.

noal Eslato A,ralysts and Co,rsuttanb

3230 Ranos Cicle, Sacranento, Calitonia 95827
TEL: 916-366-3911
FM:916-366-3835
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EXECUTTVE SUMMARY

The appraisal involves the valuation of six properties which collectively form a Mello-

Roos Community Facilities Oistrict which is located at Rancho Murieta, California. The

purpose for lhe formation of this community facilities district is to provide additional

public facilities needed for the development of the properties within the district through

the sal6 of bonds.

The appraisal has been prepared for the use of the client, Rancho Murieta Community

Services Disfid, as an aid in th€ underwriting process relating to the proposed sale of

the bonds. The dats of valuation is Octobq 1, 1990.

The properties appraised are located in the unincorporated community ol Rancho

Murieta, about 24 miles southeast of the central business district of the city of

Sacramento. Rancho Murieta is a controlled access, master-planned community of

approximately 3,500 acres which was approved by Sacramento County planned

development ordinancs in 1969. Historically viewed primarily as a retirement

community, the bulk of Rancho Murieta is dedicated to single-family residential and

open spaca uses. However, supporting commercial development has occurred in

response lo the more immediate needs ol the local population. ln addition to

residential and related uses, the community accommodates two 1&hole championship

golf courses and country club, tennis courts, a lodge, a l OGacre equestrian center, an

F.A.A. approved airport, five man-made lakes, a country store and shopping center, a

business park, an operating engineers' training center, a post orfice, and a mini-

storage facility. Ths current population of Rancho Murieta is about g,2OO residents,

and the total population at build-out is pro,ected to be about 12,800.

Since approval of the initial planned development ordinance in i969, numerous

additional ordinances have been approved which have continued to temper the nature

of the community's development as a whole. The properties appraised are designated

Beal Eslate Analysts and Consultanls



for single-family residential use in the mast€r plan and generally enjoy the amenities of

a golf course and/or riparian orientation.

Rancho Murieta possesses many physical and aesthetic amenities which make it a

desirable location for residential and other forms of urban development. This factor,

coupled with the strong demand for housing in the Sacramento area generally, havs

resulted in a great deal of recent investment being directed toward Bancho Murieta by

production homebuilders. Prior lo lhese more recent events, residential development

in Rancho Muri€ta occurred on a lot-by-lot basis, without the involvement of

production homebuilders.

The appraisal properties collectively form the pro,ect area which is generally bounded

on the north by the Cosumnos Riv€r, on the south and west by Highway 16, and on

the east by an expanse of undeveloped land. The easterly boundary of the project

area also comprises a portion of the easterly boundary of the larger Rancho Murieta

community. The geographic area of the prolect is commonly referred lo as Rancho

Muieta South.

Generally, the topography of the properties appraised varies from gently rolling to

sloping, and the elevated are€F afford attractive views of the community, the golf

course, and the surrounding countryside. The propertias support a vegetative cover

of native grasses and oak woodlands. Riparian vegetalion and topographical

characteristics typify the areas adioining the Cosumnes River, which constitutes the

general northerly border of the proiect arsa.
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The appraisal properties range in area from 20.45 to 84.40 net acres and are

designated for single-family residential use. Density varies among the appraisal

properties from 2.90 to 5.49 dwelling units per nel acre. Although the bulk of the

appraisal properties is comprised of undsveloped land, on€ of the properties has

partially completed infrastructure, and the construction of homes has begun. Single-

family residential use reflects the highest and best use of the appraised properties.



Utility services available in Rancho Murieta include electricity, telephone, cable

television, public water, sewerage, and storm drainage. There is no natural gas

service to the community at this time. Full-time fir€ protection and ambulance services

are also available within the community, and additional supporting services in these

regards are located nearby.

The Rancho Murieta Community Services District became operational in 1983 and has

tho responsibility for providing water, sewerage, storm drainage faciliti€s, and security

services to the community. Municipal improvement bonds were subsequently sold for

the purposes of acquiring and expanding certain existing water and sewerage facilities

nece$sary for the further development of the community. Continued expansion of

these and other public facilities is proposed through the additional sale of bonds

appurtenant to the Mello-Roos Community Facilities District which is the sub,ect of the

appraisal.
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The appraisal is based upon the assumption that all public improvements which are

proposed to be installed pursuant to the formation of the District are in place and

availabls tor immediate use on the date of valuation. Although five of the appraisal

properties are comprised of unimproved land, a finished lot condition has been

assumed for the bulk of Special Tax Rate Area No. 1A. However, the value of

building improvements located on this property has nol been included. The assumed

condition of the appraisal properties, in concert with their highest and best use, form

the basis for selecting the Sales Comparison Approach as the primary method of

measuring value.
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The individual market values and the aggregate retail value of the appraisal properties,

as ot Octobq 1, 1990, are estimated as follows:

CLARK.WOLCOTT COMPANY, I NC.

SPECIAL TAX RATE AREA NO. 1A

SPECIAL TAJ( RATE AREA NO. 18

SPECIAL TAX RATE AREA NO. 2

SPECIAL TAX RATE AREA NO. 3

SPECIAL TAX RATE AREA NO. 4

SPECIAL TAX RATE AREA NO. 5

AGGREGATE REIAIL VALUE

4 Dats /
C. Wolcott, MAI

$21,968,00O

$ 9,020,000

$ 2,867,000

$ 8,307,000

$ 6,380,000

$ 5.612.000

$54,154,000

d

By Date l5 jo
L.
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INTRODUCTION

This appraisal involves the valuation of six properties which collectively form a Mello-

Roos Community Facilities District which is located at Rancho Murieta, Calffornia. The

purpose for the formation of this community facilities district is to provide additional

public facilities needed for the development of the properties within the district through

the sale of bonds.

The appraisal properties range in area from 20.45 to 84.40 net acres and are

designated lor single-family residential use. Density varies among the appraisal

properties from 2.90 to 5.49 dwelling units per net acre. Although the bulk of the

appraisal properties is comprised of undeveloped land, one of the properties has

partially completed infrastructure, and the construction of homes has begun.

The appraisal is concemed with the land value of the subiect properties, inclusive of

infrastruclure and other offsite improvements completed and/or assumed to be

completed as of the date of valuation. The valuation assumes that all public

improvements to be constructed with the bond sale proceeds are in place and

available for imm€diate use on the date of valuation. The value of building

improvemenB has not been included.

The assignment requires an inspeclion of the appraisal properties and an investigation
and analysis of recent real estate market activity in the sacramento Metroplex. The
Sales comparison Approach is emproyed as ths primary basis for the anarysis and
estimates of varue necassary to the appraisar. The sares comparison Approach
involves a comparison and analysis of reasonabry comparabre sales to the properties
appraised.

neal Estate Aaalysls and Consultants
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PROPERTY IDENTIFICATION AND OWNERSHIP

The appraisal properties are identified by Specla/ Tax Rate Arca No. as shown on the

following tablo. Supplemental identification of each property is made by the

corresponding Sacramento County Assessor's Parcel number. A more complete

description of each property is included in the Addenda of this report under Exhibit A.

sPECtlt TAX
TAIE ATEA rc.

lssEss(n I s
PATCEL rc.

GTOSS ATEA
(ACf,ES)

IEI TNEA
(lcfEs) OJIIERSHIP

1A 128-m&)-087
't28-0210-00t
t 28- 0220 - 001

't 28- 0080 - 086

07J-0790-0&

07J-0790-005

07J- 0790- 006

073- 07?0- 007

(Portim)

(Portim)

(Port i o.l)

63.60

20.4'

38.80

36.10

42.05

u.t0

65.60

20.45

47.6

40.40

57.35

84.40 Ffl PROJECTS, IXCORPoRATED

Fta PtoJEcTs, trconPof,ArED

x. T. LL, IIC!0POI^TEo

r.r. II LL. trcmP(x IED

gIXICNE$ TOIES, ITCORPORATED

utxllcREsr loaEs, trconPoRATED

TI{RCIJGI{ 057
TURCIJG'i 040

(Portio.r)

PURPOSE OF THE APPRAISAL

The purpose of this appraisal is to estimate the market value of the subject properties,

exclusive of any and all building improvements located thereon.

FUNCTION OF THE APPRAISAL

This appraisal has been prepared for the use of the clienl, Rancho Murieta community
services District, as an aid in the undeMriting process rerating to the proposed sare of
public improvement bonds appurtenant to a Meilo-Roos community Facilities District.

2
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PFOPERTY BIGHTS APPRAISED

This appraisal is of the fEe estate and is subjec{ only to exceptions, easements, and

rights-of-way of record.

DATE OF VALUATION

The properties appraised are valued as ol Octobet 1, 1990.

DEFINITIONS OF VALUE

Makat Value, as used in this report, is deffned as the most probable price which a

prop€rty should bring in a competitve and open market under all conditions requisite

to a falr sale, the buyer and seller, eadl ac.ting pruden{y, knowledgeably and

assuming the price is not affected by undue stimulus. lmplicit in this definition is the

consummaton of a sale as of a specified date and the passing of tifle trom seller to

buyer under condilions whereby:

a. buyer and seller are typically motivated;

b. both panies are well informed or well advised, and €ach acting in what he

considers his. own best intgrest;

c. a reasonable time is allowed br exposure in the open market;

d. payment is made in t6rms of cash in u.s. crofiars or in terms of financiar

arangements comparable thgreto; ancl

e. the price repres€nts the normal consideration for the property sord unaffected by
special or crsative financing or sales concessions granted by anyone associated
with the saie.

[Reference: Federar Homs Loan Bank Board rnsurancg Reguration 563.17Ja(b)(2),
effective January 7, 198S].

3
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Aggregate Retail Value shall mean the sum total of the market values estimated for

each of the properties appraised. lt does not indicate the value of the properties

appraised if sold in a single transaction at a bulk (discounted) sale price.

PRIOR SALES HISTORY

Special Tax Bate Area No. 2 was purchased by N.T. Hill, lncorporated, from Rancho

Murieta Properties, lncorporated, as evidsnc€d by the corporation grant deed recorded
on March 21, l99o in Book 90 0321, page 11€, sacramonto county Records. The
purchase agre€ment between the parties was executed in February, 19g9.

The sale property contains an area of 20./ts acres and sold for a total consideration of
$1,578,928 ot $TT,194 per acre. lncluded in the total salo price reported is an
outstanding bond balance ol $38s,490, plus an addilional sum of $6g,46g in costs
paid by the buyer beyond the nominal purchase price of $1,i24,920.

4
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Bulk Sale yalue shall mean the market value of an entir€ property if sold in a single

transaction at a bulk (discountecl) sale price.

Special Tax Rate Area Nos. 1A and 18 were purchased by FN Projects, lncorporated,

from Rancho Murieta Properties, lncorporated, as evidenced by corporation grant

de€d recorded on December 30, 1988 in Book 88 1230, Page 4790, Sacramento

County Records.

The purchase agreement between the parties was executed in August, 1988. The sale

property contains an area of 19}0.0 acrss and sold for a total consideration of

$11,491,967 or $76,613 per acre. lncluded in the total sale pric6 reported is an

outstanding bond balance of $2,991,967, plus an additional sum of $1,000,000 in

costs paid by th8 buyer beyond the nominal purchase price of $7,500,000.



Clarl( - Wolcoll

Special Tax Rate Area No. 3 was purchased by N.T. Hill, lncorporated, from Rancho

Murieta Properties, lncorporated, as ovid€nced by the corporation grant deed recorded

on March 21, 1990 in Book 90 0321, Pag€ 1146, Sacramento County Records. The

purchase agreement between the parties was executed in January, 1989.

The sale property contains an area of 47.O& acres and sold for a total consideration

of $2,631 ,039 or $55,20O per acre. lncluded in the total sale price reported is an

outstanding bond balance ot $776,62., plus an additional sum of $159,537 in costs

paid by the buyer beyond the nominal purchaso price of $1,694,880.

Special To( Rate Area No. 4 was purchased by Winncrest Homes, lncorporated, from

Rancho Murieta Properties, lncorporated, as evidenced by the corporation grant deed

recorded on March 21, 1990 in Book 90 0321, Page 1149, Sacramento County

Records. The purchase agreement between the parties was executed in December,

1988.

The sale property contains an area of ,O.403 acres and sold for a total consideration

of $2,209,109 or $54,677 p6r acre. lncluded in the total sale price reported is an

outstanding bond balance of $678,839, plus an additional sum of $135,270 in costs

paid by the buyer beyond the nominal purchase price of $1,395,000.

special ra( Rate Area No. 5 was purchased by winncrest Homes, lncorporated, from

Rancho Muri€ta Prop€rties, lncorporated, as evidenced by the corporation grant deed

recorded on March 2't, 1990 in Book 90 0321, page 1152, Sacramento County

Records. The purchase agreement betwoen the parties was executed in February,
1989, bur the nominar purchase price was estabrished by an option to purchase
exocutod in August, 1988.

Aeal Estate AoalysF and Consullants
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The sale property contains an area of 57.354 acres and sold for a total consideration

of $3,9'19,699 or $68,342 per acre. lncluded in the total sale price reported is an

outstanding bond balance of $739,62, plus an additional sum ot $731 ,277 in costs

paid by the buyer beyond th6 nominal purchase prics of $2,44,745.

The previous information has been included in this report to summarize the known

market activity involving the appraisal properties during the three-year period prior to

the date of valuation. The outstanding bond balances previously reported do not

includ€ the debt obligation related to the properties' inclusion in the Mello-Roos

Community Facilities Oistrict that is the subject of this appraisal.

Each of the appraisal properties was designated in the community master plan for

residential development at the tim€ of sal€ but sold without approved subdivision

maps. This factor, coupled with the signmcant time-value increases characteristic of

the residential real estate market in the Sacramento Metroplex during the interval

period, substantially dilute the significance of lhese sal€ lransactions to the appraisal

task at hand.

6
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2.

ASSUMPTIONS AND UMITING CONDITIONS

This Appraisal Report and Valuation contained her€in are expressly subiect to the
following assumptions and/or conditions:

Titlo to th€ Fe€ Estate lnleresi in the prop€rty is cl€ar and markotable and thal there are no
rocold€d or unrecorded matters or excopllons lo title lhat would adv€rsely atfect markelability or
value. Clark-wolcotl Company, lnc-, has not oxamined title and makes no representalions relative
lo the condition lhereof.

Clark-Wolcotl Comparry, lnc., has made no suN€y c, property boundaries, and boundaries as they
appear on the ground or as repr€s€nled by the clienl or clier leprcsentative, are assumed to be
conecl.

Maps, skelches, photographs and olher exhlbits depictlng lhe appraisal property ar€ inlended for
illustratlng purpcsen to supplement the nanativo descriptlon o, the properlies and are nol intended
nor should they b€ construod to represe an exact survey or location of property boundaries.

All ir ormalion and dda fumished by olhors in connection with the preparation of this report are
accurato and coned, and Clark-Wolcott Comp€ny, lnc., has no reason lo believe to the contrary
unless such ls specmcary noted in the body of the report. lnformation included in this context
rsfers to comparable r€ntal and sales data, veritication of factual data" and general market data.

No rssponsibility is assumed tor building p€rmilg, zone chang6, ongineering or any other services
or duty connected with tegally uti zlng the sublect prop€rty. unless otherwise noted in lhe body
o{ lh€ reporr, n is assum€d that no changes in lhe preser zoning ordinances or regulalions
go/oming use, density or shap€ are b€ing consldered.

The appraisal has beon prepared on th6 premis€ that lhere are no encumbrances or other maters
not of rocord prohibiting utillzalion of lhe property under the appraiser,s statement of highest and
b€st us€.

unless otherwise noted in the body of th6 reporl, it is assumed lhat there are no mineral or sub-
surf:rce righrs or valus involved in rhis appraisar and thar lhere are no air or deveropmenr rights ofvalue that may be transfened.

3.

4

6.

7
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All factual dala fumished by lhe property o^rner, owneds representative, or persons designated by
the owner to supply said dala are accurate and correcl unless otherwise specirically noled in the
appraisal repon. Unless olheMise speciffcally noted in the appraisal report, Clark-Wolcott
comparry, lnc., has no reason to believe that arry of the data ,urnished conlains any material error.
lnformation and data r6l6red to in lhis paragraph includes, without being limited lo, lot and block
numbers, Assessor's parc€l numbers, land dimensions, acreage or area of the land, nel tarmable
areas, usable areas, rent schedules, lncome data, historlc operarlng expenses, budgels, and
related data Any material error in any of lhe above data has a substantial lmpact on the value
reported. Thus, Clark-Wobon Company, lnc., ,eserves the right to amend lhe value reponed i,
made aw8Ie of any such error. Accordingly, lho client-addr€ssee should caretully review all
assumpllons, data, relevar calculalions, and conclusions within ten crays alter the dale of delivery
ot this repon and shoukl imm€didev nolity Clark-Wolcott Company, lnc., of any questions or
errorc.

7
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8. This report may not b€ duplicaled in whole or in part withoul the specific writlen consent of Clark-
Wolcolt Company, lnc., nor may this repon or copies hereot be transminod to third parlies wilhoul
said consenl, which conser Clark-Wolcotl Comparry, lnc., reseryes lh€ righr to deny. Exempt
,rom this restriction a,s duplication tor the il emal use d the client-addressee and/or lransmission
to attomeys, accountants, or advisors of th8 client-addressee. Also exempt from this reslriction is
transmission of ths report to any courl, govemmsntd authority, or regulatory agency having

iurisdiclion ol/er the o ner ot the property, provided thal this repon andlor its conlents shall not
be published, in whols or in part, in any public docum€nt without the express wrinen consent of
Clark-Wobon Company, lnc. Finally, this report shall nor be advertissd to the Public or othetwise
us6d to induce a thkd party to purch.rse the property. Any thkd party, not covered by the
exemplions hersin, who may poss€ss this repott, is advised that lhey should rely on their own
independontly secured advise tor any decision in connoction with this property. Clark-Wolcotl
Comparry, lnc., shall have no accounlability or responsibiltty to arry such thlrd party.

Unless spocifically set forth in the body ol lhe ropon, nothing contained herein shall be conslrued
to represent arny direct or indirect recommendallon of Clark-Wolcott Company, lnc., lo buy, sell, or
hold lhe property al the value appraised. Such decisions invove substantial investmenl strategy
questions and musl b6 sp€cirlcally addressed in consuttation torm.

'10. The real eslate mark€t ls in a stale of constar llu( as ls lh€ value ol lhe U.S. dollar. Clark-
Wobon Comparry, lnc., can offor no assuftrnces lhat lhe reported value will remain slable or
improro in lerms ol curor dollars. The passage of time or changing economic conditions could
rBull in a change ln value, as could a change ln the relattue valuo of the U.S. dollar. l, the client
b€lioves such has occuned, an updated valuatlon may be in ord€r.

1 1 . Th€ appralser shall not be required lo givo lestimo(ry or app€d in coun by reason of this
appraisal with rererence to the property describ€d her€in unless prior anangemer s have been
made.

12. Unless otherwiso stated in this reporl, the 6xislenc6 of hazardous substancos, including without
limitation asbestos, polychlorlnated biphenyB, petroleum leakage, o, agricultural chemicals, which
may o( may not be presont on the property, or othor erwironmorilal conditions, were not called to
the atler lon ol nor did Clark-Wolcofi Compa.ry, lnc., b€com€ aware ol such during the appraiser's
inspection. Clark-Wolcott Compary, lnc., has no kno,vledge of the existence of such materials on
o, in the proporty unl€ss othe]wise stded. Clark-Wolcott &mparry, lnc., however, is not qualified
lo l€*lt toI the pr€sence ol such substancss or conditions. f lhe presence of such substances,
such as asbestos, uredormaldelryde, foam lnsuldion, or othg hazardous substances or
snvlronmental conditlons, may aftect the value c)t the proporty, the value es mated is predicated
on the assumption thal lhere is no such condition on or in th6 proporty or in such proximity
thereto that it would cause a loss ln value. No responsibility is assumed for arry such conditions,
no( ior arry expertise of engineering knoflledge requir€d to dlsc-over them.

tf quostions in lhase sreas are critical to th6 decision process o, the reacter, the advice of
competent engineering of eNironmental cofisultants should be obtained and relied upon. It
sngineorlng ol environmental consuttads r€tained should reporl n€gatvo lactors, of a material
naure, relativ€ lo the condition of the properly, such negative information could have a substantiat
n€gattve impad on rhe varue reported in this appraisar. Accordingry, if negative flndings are
,eported by engineering of environmental consultans, clark-wolcott compiny, lnc., reierves the
righl to amend lhe value reponed herein.

neal Eslale Aoalysls and Consultants
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SPECIAL ASSUMPTIONS AND UMITING CONDITIONS

This appraisal assumes that all public improvoments to be constructed with bond

sale proceeds are in place and are available for immediate use on the date of

valuation.

This appraisal addresses only the land value of the subiect properties and certain

site improvements locatsd within Special Ta( Rate Area No. 1A. The value of

building improvemenls located on the appraisal properties has not been included.

a The appraisal is based on the assumption that tentative subdivision maps for the

proposod development of Special Ta( Rate Areas 1A (portion), 18, 2, 3, 4, and 5

hav€ been approved. lnterviews with representatives of the Rancho Murieta

Community Services District and the Sacramento County Planning Department

indicated that map preparation and/or approvals are in process. The proposed

use of the properties is consistent with the master plan for Rancho Murieta.

There are no apparent negative factors, and approval of the maps is expected by

or during lhe Summer of 1991.

a

o This appraisal rellects a summation of the individual values of properties located

within a proposod community tacilities district. lt does not indicate the value of
the district or malor portions thereof if sold to a single purchaser at a bulk
(discounted) sale price.

I
Real Eslate Analysts and Consultalts

The estimates of the aggregate retail value and bulk sale value for Special Tax

Rate Area No. 1A are based on the assumption lhat certain subdivision

improvements have been completed and certain finished lots are available for

sale on the effective date of the appraisal. Subdivision improvements are to be

completed to Sacramento County standards and in accordance with the plans

and specifications available as of the date of the appraisal.

a
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CERTIFICATION

The undersigned do hereby certify that, except as otherurise noted in this appraisal
report:

We have personally inspected the property which is the subject of this appraisal
and which can be identified as the Mello-Roos Community Facilities Oistrict
localed at Rancho Murieta, California.

2. We have no pr€sent or contemplated future in the real estate that is the subiect
of this appraisal report.

3. We have no personal interest or bias with respecl to th€ subiect matter of this
appraisal report or the parties involved.

The professional fee tor the appraisal service rendered is dependent solely upon
completion of the service evidenced by delivery of this report and is in no way
contingent upon the conclusions or value estimate reported.

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

6. This appraisal report sets forth all of th€ limiting conditions (imposed by the terms
of the assignment or by the undersigned) affecting the analysis, opinions and
conclusions contained in this report.

This appraisal report has been made in conformity with and is subiect to the
requiroments ol the Code of Professional Ethics and Standards of Professional
Praclice of the American lnstitute of Real Estate Appraisers of the National
Association of Realtors including review by its duly authorized representatives.

The American lnstitute of Real Estate Appraisers conducts a program of
continuing €ducation for its designated members. As of the date of this report,
the undersigned, Richard C. Wolcott, MAt, and Jeffrey L. Ridolfi, MAl, have
completed the requirements of the conlinuing education program of the American
lnstitute of Beal Estate Appraisers.

o No one
opinions
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other than the undersigned prepared thg analysis, conclusions and
concerning real eslate that are set forth in this appraisal report.

By:

By:

Date:
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PROJECT DESCRIPTION

Pursuant to the Mello-Roos Community Facilities Act of 1982, special ta( bonds are to

be sold to fund the construction of the following works and facilities, together with the

dedication of appurtenant easements and rights-of-way which are necessary for the

construction, operation, and maintenance of said works and facilities. Also included in

the community facilities district ftnancing program are tho costs .rssociated with the

planning, engineering design, construction administration, inspection, supervision, soils

engine€ring, and miscellaneous fees nocessary to design and construct these works

and facilities.

Th€ works and facilities to be designed and construc-ted are generally described as

follows:

a Water Transmission Pipeline

Construction of a water transmission pip€line from the existing water

treatment plant southerly along the w€stsrly shor€ of Lake Clementia, then

southerly across the Cosumnes River to a proposed storage reservoir (See

1 /ater Storage Reservoir' below) to be located easiterly of the current

boundary of the Rancho Murieta Community SeMces District, then westerly

through Rancho Murieta South to a point of connection with an existing

water pipeline near the Jackson Road Bridge crossing the Cosumnes Biver.

a Wat r Storagc RcaGrvoh

Constuction of a water storags reseryoir lo b€ located south of the

Cosumnes River and east of the current boundary of the Rancho Murieta

Community SeMces District.

neel Estate Analysls and Consultalts
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o Dralnage Pump Statlon

Construction of a drainage pump station to be located near the Michigan Bar

Levee.

Sewer Pump Station

Construction of a sewer pump station to be located near the Michigan Bar

Levee.

Sew.r Forco Maln

Construction of a sewer force main from the proposed sewer pump station

(See 'Sewer Pump Station' above) to be located near the Michigan Bar

Leve€, southerly through Rancho Murieta South and across Jackson Road to

a point of connec'tion in the existing wastewater treatment plant.

Wsstawator Troatmont Plant - Phase ll

Construction of an expansion of the existing socondary and tertiary

wastewater troatment plants.

Water Treatment Plant - Phase lll

Conslruction of an expansion of the existing water treatment plant.

Cosumnes River Brldge

Replacement of the old st€€l bridge located just upstream of the Jackson

Road Bridge ovsr the Cosumnes River.

Fire Equipment

Funding of a portion of the purchase pric€ of fire suppression and

emergency services equipment in cooperation with the American Biver Fire

Protection District.

a

o

a

a

a

a

Beal Eslale A,alysts ald Colsultants
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a Alamoda Drlve Waler Transmlsslon Plpolln.

Construction of a water transmission pipeline from the existing transmission

pipeline in Muri€ta Parh,vay, southerly along Alameda Drive to a point of

connection with the existing water system near the Rancho Murieta Country

Club complex.

Beal Eslate Aaalysls and Cot sullanls
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STUDY AREA

METROPOLITAN SACRAMENTO BEGION AND AREA DATA

The property appraised is located in an unincorporated portion of southeastern

Sacramento County which is considered to be a portion ot the Sacramento Metroplex

in northern California. Additional data pertaining to this region can be found in the

Addenda of this report as Exhibit B.

NEIGHBORHOOO CHARACTERISTICS

Rancho Murieta is locatecl in the lower foothills of the Siena Nevada mountain range,

with elevations varying from about 110 to 350 feet above sea level. The topography

of the area varies from nearly l€vel to sloping, and th6re are numerous bluffs located

throughout Rancho Murieta which arford attractive visws of the community and the

surrounding countryside.

The undeveloped portions of the community display a vegetative cover of native

grasses and oak woodlands. Also, riparian vegetation and topographical

characteristics typify the community's numorous man-made lakes and the Cosumnes

River, which travorses a southerly portion of Rancho Murieta. lts location places

about 80% of the community north of the river. The remaining 20% of the community

lies south of the river and/or state Highway 16, the primary traffic arterial which

connects the community to the central Sacramento area.

Real Eslale Analysls and Consultants
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The unincorporaled community of Rancho Murieta is located in southeastern

Sacramento County, approximately 24 miles southeast of the central business districl

of the city of Sacramenlo. The common boundary line of Sacramento, El Dorado, and

Amador Counties lies approximately two miles to the east of Rancho Murieta.
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Stat€ Highway 16 runs south€asterly from the city of Sacramento, through the foothills

of the Sierra Nevada mountain range, and intersocts with State Highway 49 in Amador

County. That portion of State Highway 16 within Sacramento County is a two-lane

roadway lhat is somewhat narrow and undulating in some areas. Another means of

access lo Bancho Murieta from the central Sacramento area is via U.S. Highway 50 to

Sunrise Boulevard, and then south to State Highway 16. U.S. Highway 50 is a ma.ior

freeway corridor which extends easterly from Sacramento toward the California/Nevada

state line. Sunris€ Boulevard is a malor traffic arterial wilh high local and regional

identity.

Rancho Murieta is a controlled access, master-planned community ol approximately

3,500 acres which was approved by Sacramgnto County planned development

ordinance in 1969. The community was owned by the Pension Trust Fund for

Operating Engineers which began the community's development in the early 1970's.

Historically viewed primarily as a retirement community, the bulk of Rancho Murieta is

dedicated to single-family residential and open space uses. However, supporting

commercial development has occurred in response to the more immediate needs of

the local population. ln addition to residential and related uses, th6 community

accommodates two 1&hol6 championship golf courses and country club, tennis

courts, a lodge, a 100-acre equestrian center, an F.A.A. approved airport, five man-

made lakes, a country store and shopping c€nter, a business park, the operating

engineers' training center, a post office, and a mini-storage tacility.

The current population of Bancho Murieta is about 3,200 residents, and the total

population at build-out is proiected to be about 12,800. The community's approved

masiter plan allows for the construction of 5,189 dwelling units. However, more recent

community planning activities suggest a somewhat lower ultimate population. This is
in response primarily to the desires of th6 mark€tplac€ for larger homesites and the

limited service capabilities of the community infrastructure, particularly relating to the

supply of domestic water.

Beal Eslale Analysts a|d Consultants
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The bulk of Rancho Muri€ta's existing hoarsing slock is locatsd within four units

containing a total of 1,534 developable lots which are located north of Highway 16

and northwest of Murieta Parkway, the community's primary neighborhood

thoroughfare. To dale, construction has been completed or is underway on about

70% of these lots. Being a community of diverse amenities and physical

characteristics, detached home prices generally range from the high-$100,000's to the

mid.$3OO,OOO's, with cuslom homes in more prestigious locations bringing substantially

higher prices. A similar diversity in linished lot prices is also apparent. However, the

bulk of recent sales of finished lots rang€s in price from $60,0O0 to $90,000, without

country club (golf) membership.

Another factor which has negatively impacted the historic rate of growth of Bancho

Murieta is its access relative to the central sacramento area. state Highway 16 has

proved to be a less than desirable commute route for the working residents of the

community. However, improvement of state Highway 16 to provide wider lanes,

paved shoulders, and a less undulating and curving roadbed is presently under study

Real Estate Analysts and Consultanls
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Historically, residential dovelopment in Rancho Murieta has o@urred on a lot-bylot

basis, without the invofuement of production homebuilders. This factor, among others,

has contributed to ths community's relatively slow rate of growth to date. Recently,

however, several tracts of land which are collsctively known as Bancho Murieta South

have b€en sold to sucfi builders in an effort to target th€ more mainstream segment of

the Sacramonto area housing market, and these tracts of land are the subiect

properties of this appraisal. Rancho Murieta South includes that portion of tho

community lying betvveen the Cosumnes River on the north and State Highway 16 on

the south, and home construction within Units 1A and 18 has recently begun. Many

finished lots in Rancho Murieta South will enjoy a goJf course orientation (without golf

membership) as well as the am€nities of river proximity. Another sale to a production

homebuilder involving golf course oriented proporty has also recently occurred in the

area north of the river.
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by the California Department of Transportation (Cahrans). Caltrans currently

anticipates construction of these highway improvements to begin in 199+95.

However, the easterly growth of metropolitan Sacramento along the U.S. Highway 50

corridor has lended to lessen the distance and driving time between Bancho Murieta

and the employment centBrs in the easterly section of metropolitan Sacramento.

During the two-year period from September, 1988 to September, 1990, home

completions in Rancho Murieta averagsd about eight units per month, and vacant lot

sales averaged about the same monthly total. However, in more recent months,

market activity, particularly involving vacant lots, has demonstrated a significant

increase, and is now more typical of the greater Sacramento market. ln the period

from January 1, 1990 to August 12, 1990, vacant lot sales in Rancho Murieta

(including oponed escrows) averaged about 12 lots per month. The cunent level of

market activity, coupled with various problems currently associated with devslopment

in other areas of the Sacramsnto Metroplex, have stimulated the development

community's interest in Rancho Murieta. This interest has seemingly manifested itself

in a substantial investment in Rancho Murieta by the development community. As a

result, it is proiected that Rancho Murieta will experience significant growth during the

next three to five years.

The developer of Rancho Murieta South, Units 1A and 18, began taking reservations

for homes on July 14, 1990, and to date, 75 dwelling units have been completed or

are currently under construction. Market activity has been brisk, with an average of

4.80 reservations p€r week (approximately 20 per month) since July 14, and a total

traffic count of 156 during the final week of September. Home prices range from

approimately $135,000 for half-plex units to $285,000 for targer, detached dwellings.

Although not all reservations are likely to be captured as final sales, the market activity

to date provides meaningful support which suggests the community can sustain a
strong rate of growlh within th€ loreseeable firture.

Beal Eslale Analysts and Consullants
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With the advent of production housing in Rancho Murieta, it is believed a generally

younger group of homebuyers will be attracted by the amenities of the community.

Aside from the ample open space and recreational opportunities the community offers,

Rancho Murieta is located within a reasonable commute time (3G45 minutes) from the

major Sacrarnento employment centers and is also located within the desirable Elk

Grove School District. Although there are cunently no schools located within Rancho

Murieta, two school sites are included in the community master plan, and

consideralion is currently being given to the dev€lopment of an €lementary school on

one of the approved sites. Also, the community master plan offers areas for

additional commercial and light industrial development.

ln summary, the properties appraised are located in the unincorporated community of

Rancho Murieta, about 24 mil6s southeast of the central business clistrict of th6 city of

Sacramento. Rancho Murieta is a master-planned community which possesses many

physical and aesthetic amenities which make it a desirable location for residential and

other forms of urban development. This factor, coupled with the strong demand for

housing in the Sacram€nto area generally, have r€sulted in a great deal of r€cont

investment being directed toward Rancho Murieta by production homebuilders.

Future development activity in Rancho Murieta will be inlluenced primarily by public

policy toward allowable densities, the availability of public services (particularly

domestic wateo, and market trends. Rancho Murieta possesses locational advantages

which, it is believed, will ultimately ouhveigh the near-term political and physical

detriments il faces. Several ongoing and proposed projects in ths community seem to

Support this notion. ln conclusion, the economic outlook for the community is positive

throughout the foreseeable future.

Beat Estate Analysls and Consultanls
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RESIDENTIAL REAL ESTATE MARKET OVERVIEW

Current market conditions for new single-family housing and residential lots in Rancho

Murieta, as well as the entir€ Sacramento metropolitan atea, ate generally good. This

is due to the strong local economy, reasonable interest rates, and rapid population

groMh. As a result, new home sales in 1988 continued an upward trend by setting a

new record over sales in 1987. The favorable market conditions continued for the

duration of 1989 and are expected to remain so throughout 1990, although some

sofiening in the market has recently become apparent.

Housing demand in the area is now more primarily tocused on products at the entry

level and toward the move-up buyer than in the past. The high level of sales during

the last two years of homes priced above $2O0,0O0 has slowod in recent months.

Although pricss of such products have not noticeably declined, marketing times are

longer, and the supply of such available housing has increased.

Maior lenders are currently quoting a typical interesl rate ot 10.25% to 10.50% for a

fixed-rate, 3Gyear loan. These fixed conventional loan rates are based upon a

maximum loan amount of $168,700, while larger loans, commonly referred to as

'iumbo loans,' are available at somewhat higher interest rates. Typical adjustable rate

loans are available with interest rates starting at about 8.25% on a 3o-year payment

schedule, with lifetime interesl rate caps of 5% to 6%. A ma)dmum loan amount of up

to $500,000 is available on an adjustable rate mortgage.

The demand for housing, which is being fed in large part by the immigration of

residents from other portions of the state, has had a significant impact on the

population growth of the Sacramento metropolitan area. Statistics compiled by the

California Department of Financa, Population Research Unit' indicate an annual

average population growth rate within the Sacramento Metropolitan Statistical Area of

19
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approimately 3.3:!% from 1980 to 1990, and a similar rate of population growth is

proiected over the next five years. ln comparison, the average annual population

growth rate for the state as a whole was approximately 8o tom 1980 to 1990.

The Bureau of Economic Analysis of the United Stat€s Department of Commerce

indicates that the Sacramento Metropolitan Statistical Area is currently one of the ten

faslest growing metropolitan areas in the nation. The Bureau has proiected the

average annual population growth rate until the year 2000 at a level approaching that

of the previous decade. This projection suggests a continuance of the strong demand

for housing products the area has recently experienced.

The recenl demand for housing in the lower and mid-market segments has been so

strong in the Sacramento area that it has tar outpaced the ability of developers and

merchant builders to supply product. The result is a current shortage of land available

for immediate development, and waiting lists and lotteries have occurred for housing

products and residential lots in the more desirable portions of the area.

This super-heated market has also resulted in an extraordinary escalation of land

prices, with sellers commanding price and term concessions of buyers with minimal

negotiations. Examples o, price increases exceeding 10% per month have been

common in both individual residential lot sales as well as in bulk transfers. However,

as previously stated, a deceleration in the market relativg to price escalations has

recontly become apparent, and this slowing has had an effect of increasing many

developers' inventories. Generally, however, prices have not receded, and strong

demand remains for well-located and desirable properties.

considering the cunent and future projected demand for single-family housing and, to

a lesser extent, the physical constraints restricting the ultimate supply of residenlial

lots, the potential for a long-term, overbuilt market condition is unlikely. This assertion

is believed to be particularly applicable to the type and price range of housing which

Real Estale Analysls and Consullants
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is generalty characteristic ol the Sacramento area. However, the prospect tor tho

continuance of substantial land price escalations in the near term is also considered

unlikely. This is due primarily to a w€ak€ning overall economic climate and a

subsidence of immigration into the ar€a as other less healthy real estato markets

conlinue to show signs of decline.

neal Eslate Analysts and Cot sullants
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The propsrties appraised are generally similar with respect to size, physical

characteristics, locational amenitiss, and ultimate use. A complete and thorough

description of each prop€rty is included in later sections of this appraisal report. The

following disctssion provides information of a more generic nature relating to the

common characteristics of th€ properties appraised.

The properties appraised are located in the unincorporated community of Rancho

Muriela in southeastern Saqamento County, California. Rancho Murieta is a master-

planned community which was initially approved by Sacramsnlo County planned

dovelopment ordinance in 1969. Since then, numerous additional ordinances have

been approved which have continued to temper the nature of the community's

development as a whol€. The properties appraised are designated for single-family

residential use in the master plan and generally enjoy the amenities of a golf course

and/or riparian orientation.

The appraisal properties collectively form the project ar€a which is generally bounded

on the north by the Cosumnes River, on the south and west by Highway 16, and on

the sast by an expanse of undeveloped land. The easterly boundary of the pro,ect

area also comprises a portion of the easterly boundary of the larger Rancho Murieta

community. The geographic area of the project is commonly refened lo as Rancho

Murieb South.

The following table is included to describe and summarize the individual properties

relative to size and dwelling unit density:

Beal Eslate Analysls a|d Coasullanls
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Generally, the topography of the properties appraissd varies from gently rolling to

sloping, and the elevated areas afford attractive views of th€ community, the golf

course, and the sunounding countryside. The properties support a vegetative cover

of native grasses and oak woodlands. Biparian vegetation and topographical

characteristics typify the areas adioining the Cosumnes River, which constitutes the

general northerly border of the project area.

Utility services available in Rancho Murieta include electricity, telephone, cable

television, public water, sewerage, and storm drainage. There is no natural gas

s€Mcs to the community at this time. Full-time fire protection and ambulance services

are also available within the community, and additional supporting services in these

regards are located nearby.

Real Eslate Analysls and Co0sullanls

23

The Rancho Murieta Community Services District became operational in 1983 and has

the responsibility for providing water, sewerage, storm drainage facilities, and security

services to the community. Municipal improvement bonds were subsequently sold for

the purposes of acquiring and expanding certain existing water and sewerage facilities

necessary for the further development of the community. Continued expansion of

these and other public ,acilities is proposed through the additional sale of bonds

appurtenant to the Mello-Roos Community Facilities District which is the subiect of this

appraisal.
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The Cosumnes River is currently the sols source of water for the Rancho Murieta

community. During periods of high river flows, water is diverted from the river into

water storage reservoirs for use during the summer when river llows are nonexistent.

The raw water is then delivered from the reservoirs to a water treatment plant prior to

distribution for domestic use.

Upon the conclusion of public hearings on July 18, 1990, the Rancho Murieta

Communily Services Dislrict adopted a policy slalement which indicates that in order

to be able to supply adequate waler to serve the uttimate needs of the community, the

existing water supply must be augmented. ln accordance with the policy statement,

the Oistrict will take reasonable and timely steps to plan and develop additional raw

water sourcesi and storage capacity to serve the full buildout of the community.

However, at the present time, there is an adequate water supply to serve the needs of

all lhe appraisal properties without such augmentation.

neal Eslale Analysls aqd Consultanls

24



Clarfi - Wolcott

ANALYSIS AND VALUATION

PROPERTY EVALUATION

The appraisal properties are generally similar to the other developed and undeveloped

residential portions of the community with respect to physical and locational

characteristics. The properties have access to urban utilities and services and will

have good street access upon completion of the project area infrastructure.

Th6 rolative isolation of the location area and the lack of a convenient transportation

roule for commuters are negative factors which have historically impacted market

demand for residential properties in Bancho Murieta. However, solutions to the

transportation problem are cunently being studied and, based upon the more recent

development and absorption trends within the community, these negative fiactors ars

seemingly of less signmcant consequence than in years past.

The location area is within a time period of accelerating growth and development.

The combination of demand for a l€ss urban environment in which to live and the

frxure utility and transportation infrastructure expansion planned and proposed for the

area has created a firm foundation for ftJture development. These events and factors

contribute to a currently good market environment and future potential for the

appraised properties.

neal Eslale Analysb and Consultanls
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The appraisal properties are located in a growing suburban community whicfi

possesses many facilities necessary to maintain self-sufficiency and an adequate

supply of vacant land to accommodate the support services needed to augment ftrture

residential growth. The physical and recreational amenities of the location area are

collectively unique to the region and contribute to the desirability of Rancho Murieta as

a place to live.
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HIGHEST AND BEST USE

ln estimating the highest and best use of the appraised properties, the physical, legal,

and economic factors affecting the properties are considered. Of the various uses

determin€d possible, the us6 that results in the madmized land value is concluded to

b€ the highest and best use.

Due to the topographical and size characteristics of the appraised properties, there is

a vari€ty of physically possible uses which they could accommodate. However, the

legal use of the properties is restricted to single-family residenlial development, and a

rezoning to alternate land uses is considered unlikely.

The economic factors affecting the conclusion of highest and best use are based on

the principle that the land will be developed to the use that will produce the highest

net return. At the present time, there is a good demand for singl€-family housing in

the location area, €ur well as the Sacramento region in general. As previously

discussed in this appraisal, existing single-family housing products in the location area

are experiencing strong markel acceptance, and pre-sale activity involving the

appraised properties has been brisk. Recent sales activity in Rancho Murieta

suggests that a strong demand exists for the type and variety of housing products the

location area offers. Other types o, development, such as industrial, commercial, or

multiramily residential, havo sufficient land dssignated for thess purposes within the

community master plan and are not judged to be the most appreciably marketable

uses for the appra,sed properties.

Based upon the foregoing, the highest and best use of the appraised properties is for

single-family residential development. The specific dwelling unit density of each

property is based upon the number of sewer and water entitlements allotted within the

Mello-Boos community Facilities District that ls the subject of this appraisal and upon

the strong likelihood that such dwelling unit densities will be approved by the

Beal Estale Analysls a|d Consultants
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appropriate governmental agencies for lhose properties which currently do not have

such approval.

VALUATION CONSIDERATIONS AND METHODOLOGY

This appraisal involv€s lh€ valuation of six properties which colloctively form a Mello-

Roqs Community Facilities District. The highest and best use o, th€ appraisal

properties is concluded to b€ tor single-family residontial subdivisions, and dwelling

unit densities vary from property to property.

The appraisal is based upon the assumption that all public improvements which are

proposed to be installed pursuant to the formation of the District are in place and

available tor immediate use on the date ol valuation. Although five of the appraisal

properties are comprised of unimproved land, a finished lot condition has been

assumed for the bulk of Special Tax Rate Area No. 1A. How€ver, the value ol

building improvements located on this property has not been included.

The assumed condition of the appraisal properties, in concert with their highest and

besl use, form lhe basis for selecting the Sales Comparison Approach as the primary

method of measuring valuo. ln this analysis, an appraised property is compared to

recent indicalors of land prices, and the nominal pric€ indications are adiusted to

reflect significant differonc€s between properties, if any. The value indications from

each indicator are then correlated into a final value estimate for an appraised property.

neal Eslale Analysls and Consullants
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The densities indicated in this appraisal report are generally less than those approved

by the existing community master plan. However, they are more reflective of current

market trends regarding such developments and the community's long-term conc€rns

relating to the adequacy of wator supplies.
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Th€ sale pric€s reported refloct cash transactions or involve large down payments with

seller financing at market rates. No financing adjustments are warranted. Existing

assessment district bond debt assumed by the buyer at the time of purchase is

included in the sale price reported, if applicable.

An extensive investigation was conducted in the immediate vicinity of the properties

appraised for recent sales considered comparable in terms of dev€lopment potential,

amenities, location, and size. With regard to finished lots, adequat€ sales data were

available in the location area to complete the appraisal task, although no individual,

finished lot sales involving the appraisal property (Special Tax Rate Area No. 1A) were

available on the date of valuation. The data properties are analyzed on a price per

square foot unit of comparison with consideration given to total value on a per-site

basis.

These data properties are analyzed on a price per potential lot basis of comparison.

This unit of comparison is the most widely used in the market within which the

appraisal properties compete. The data properties sold with and without approved

tentative subdivision maps at the time of sale.

neal Eslale Analysts and Cot sulta s
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The valuation of the unimproved portion of Special Tax Rate Area No. 1A and the five

remaining appraisal properties is bas6d upon recent sales of tracts of unimproved

land which were purchased for single-family residential development. Each of lhese

data properties is located adiacent to or near an existing or proposed 1&hole golf

course. Although several sales which involve the appraisal properties have occurred

within the last two years, these sales are not ,udged to be indicative of current values,

and particularly under the assumed conditions of this appraisal. However, one sale of

such land in Rancho Murieta, located north of the Cosumnes River, has been included

in this analysis and provides an element of comparison between the location area and

the locations of the remaining data properties, which are situated in southwestern

Placer County in the communities of Roseville and Rocklin.
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VALUATION DATA AND FACTORS

The characleristics and value components of the respective appraisal properties and

the applicable methods of valuation require a variety of data in order to develop the

analysis and/or support the results. Foremost amongst this data are fee simple

indicators of land value. Another element of the valuation process developed during

the investigation includes th€ indicated range of discount margins applicable to bulk

sales ol finished residential lots. This data is applicable only in the valuation of

Special Tax Rate Area No. 14.

I.AND SALES OATA

To estimate unit land value of the appraisal properties in fee simple, market data

relating to the differ€nt land use types have been divided into lwo data bas6 groups.

The data bases are designated as follows:

Data Baee B: Bulk sales of paper (unfinished) lots purchased for single-family

residential development.

From the market data d€veloped and available for investigation, a total of ten sales of

individual finished lots and nine sales of bulk paper lots have been selecled on the

basis ot their similarity to the condition and potential of the appraised properties and

their representation of current land prices. The factual el€ments and a brie, discussion

of the market data included in each data bas€ follow:

o

a

neal Estate Analysls and Co,Isullanls
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Data Base A: lndMdual finished lots purchasod for single-ramily residential

development,
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DATA BASE A

Ten finished lots located within Units 3 and 4 of Rancho Murieta have be€n selected

for the purposes of comparison to the finished lot products associated with Special

Tax Rate Area No. lA. The sal6s of the data proporties occurred during the interval

from January to May, 1990. This time period lyas characterized by general

appr€ciation in the pric€s of similar properti€s throughout the region. However, during

lhe summer months ol 1990, a dec€leration in market activity and property

appreciation occuned which has had a stabililng sffect on prices throughout the

market generally.

The data properties selected are representative of two types of finished lot products

available in the d€veloped portion of the Rancho Murieta community. Circle lots,

ninety feet in diametEr, are located within common areas and enioy access from

improved thoroughfares via private driv€ways. Estats lots have more conventional

configurations with own€rship extending to the right-of-way of the street. However,

estate lots are significantly larger than the circle lots and aro also larger than the

typical lots within Special Ta( Rate Area No. 1A, which have base lot sizes ranging

from 6,500 to 10,000 squaro feet.

The data properties represent a generic sampling of lots with limited or no special

amenities. These lots have been selected in order to estimate base lot values within

Special Ta)( Rate Area No. 1A. To the estimated base lot values, adlustments will be

made on a lot-by{ot basis for amenities such as atypical size, golf course orientation,

and the like in order to eslimats the individual lot values ol the appraised property.

The following table and brief discussion are provided to identiry and summarize the

sale transactions utilized in this analysis:

30
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Data Properties 6 through 10 are estate lots which sold ov€r a somewhat earlier

interval period of January to April, 1990. The €state lots vary in size from 11,139 to

13,100 square feet and sold within the range of $5.34 to $6.41 per square foot.

An inverse relationship b€tween lot size and unit price is noted between the two data

property groups. That is, as lot sizes increase, the corresponding unit prices

decrease. This is a typical market expectation in consideration of the substantial

difterence in size between the two data property groups.

However, this size/price relationship becomes less apparent within each data prop€rty

group when analyzed individually. ln such cases, the arnenities (or lack of amenities)

of each property soem to be the more predominant faclors influencing site value,

although size considerations are also recognized to some extent. These, again, are

generally typical market expectations for such properties.

Based upon the previous factors, and afler the application of the necessary

adjustments, base lot values for the appraisal property are estimated in the range of

$63,500 to $68,000. Additional discussion of ths reasoning for the range in estimated

base lot values and the estimation of applicablo lot premiums is included in the

valuation ol Special Ta( Bate Area No. 1A.

neal Estale Analysls and Consultants
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Data Properties 1 through 5 ar€ circle lots which sold during the months of March

through May, 199O. Each lot contains 6,360 square feet and sold within the range of

$9.2o to $1 1.09 per squar€ foot.
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OATA BASE B

Nine bulk land sales involving unfinished (paper) lots are included in this appraisal.

The sales of the data properties occurred during the interval from November, 1989, to

September, 1990. As previously discussed, this time period was charac{erized by

general appreciation in the prices of such properties throughout the region. However,

during the summer months of 1990, a deceleration in market activity and property

appreciation occurred which has had a stabilizing effect on prices throughout the

market generally.

Properties of the typ€ included in this data base are characterized in the marketplace

as unimproved subdivision land or acreage in a "ra\ / state. That is, although the land

is zoned and/or approved for residential development lo a specific or approximate

density, the final engineering and approvals necessary to record the subdivision map

hav€ yet to be obtained. ln addition, the infrastructure required to create a finished lot

product (internal streets, utilities extensions, etc.) has yet to be installed. The costs

associaled with final engineering and the completion of infrastructure aro typically

born€ by lh€ developer ol the unimproved land and are ultimately passed on to the

individual lot or home buyers, in addition to the associated holding and selling costs

and entrepreneurial profit.

Data Properties 11 through 15 are located in northwestem Roseville and lie adjacent

to or near a proposed 1&hole public golf course. Data Properties 17 through 19 are

located in the master-planned community of Stanford Ranch in the city of Rocklin.

These properties lie adiacent to or near a ftrture gotf course cunently being planned

by the Landmark Land Company, a well-known developer of championship golf

courses and related r€sidential communities.

neal Estale A,alysts and Consultanls
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The cities of Roseville and Rocklin are located in southwestem Placer County in an

area experiencing rapid growth and development. Commute distances from these

cities to the central busine$r district of Sacramento are somewhat shorter than that of

Rancho Murieta but involve the use of lnterslate 80, the area's most congested

freeway system. As sucfi, actual commuting times from Roseville and Rocklin are

generally similar to that from Bancho Murieta.

Data Property 15 is located in Bancho Murieta and is surrounded by the faiMays of

an €xlsting golf course. This sale providss the only relevant value indicator tor the

appraised properties within the location area.

All of the data properties have topographical and physical characteristics similar to the

appraised properti€s. ln addition to the elemont of size, the data properties have

gently rolling to sloping terrain which is common to the region and limited to more

abundant 116o cover. Utility services are also available lo the data properties.

The following table and brief discussion of the sale transactions are provided to

identify and summarize the market data utilized in this analysis:

Beal Eslate Analysls and Consultants
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Data Property 12 contains 51.324 aqes and sold in March, 1990 ror a nominal

purchase price of $7,025,000 or $45,032 per paper lot. The property was purchased

on the basis of 156 paper lots, but no approved tentative subdivision map was

included in the sale. The property is located al the intersection of two primary

neighborhood thoroughfares and has an abundance of fairway frontage on a

proposed golf course.

Data Property 13 involves the sale of two noncontiguous tracts of land containing a

total area of 54.608 acres which sold in March, 1990 for a total sale price of

$7,380,000 or $41,695 per paper lot. The data property includes T7 papq lots which

were sold withoul an approved tentative subdivision map at a nominal purchase price

ol $45,000 per paper lot. This portion of lhe data property is sunounded by golf

course fainivays. ln addition, the data property includes 100 paper lots which were

sold with an approved tentative subdivision map at a nominal purchase price of

$39,150 per paper lot. This portion of the data property is located at the intersection

of two maior neighborhood thoroughfares but has no gotf course orientation or views.

Data Property 14 contains an area of 26.829 acrss and is currently in escrow for a

nominal purchase prics of S3,982,000 or $22,000 per paper lot. Escrow is scheduled

to close on or before March 31, 1991, and is contingent on the seller obtaining an

approved tentative subdivision map for 18'l paper lots prior to the close of escrow.

Beal Eslale Analysts and Consultanls

36

Clarl( - Wolcotl

Data Property 11 contains 59.1o'l acres and sold in March, 1990 for a nominal sale

price of $5,832,771 or $28,592 per paper lot. The sale prica was determined in

negotiations and the purchase agreement execuled in June, 1989. The property was

purchased on the basis of 204 paper lots, but no approved tentative subdivision map

was included in the sale. fhe property is located across the street from a proposed

golf course and will have some golf course view lots. The nominal purchase price of

the data property must be adiusted upward to reflect the significant time-value

incr€ases which have occurred since the date the price was determined.



The data property lies adjac€nt to one of the fainrays of a proposed golf course, but

some views from the property aro impact€d by the presence of an overhead electrical

towerline which is located near the easterly boundary line of the property. The

nominal purchase price also reflects a relatively high density in comparison to the

remainder of the data properti€s.

Data Property 15 conlains an area of 50.10 acres and sold in February, 1990 for a

total purchase prics of $4,425,908 or $,(),235 per paper lot. lncluded in ths sale price

reported is an outstanding assessment district bond balance of $545,908 which was

assumed by the buyer in the transaction. The sale included an approved tentative

subdivision map for 11O paper lots. The data property is commonly known as Unit

#6 of Rancho Murieta and is located north ot the Cosumnes River, approximately 114

mile from the nearest appraisal property. The data property is entirely surrounded by

the faiMays of an existing golf course and has some atlractive wator-view amenities to

the east. The sale price reported does not include any sale commission which is

normally paid by the seller and must be adjusted upward for this factor. An upward

adjustment for time-value increases is also appropriate.

Data Property 16 contains an area ot 32.12 acres and sold in December, 1989 for a

nominal purchase price of $4,94t,0O0 or $34,0O0 p6r paper lot. The property was

purchased with an approved tentative subdivision map for 145 paper lots. The

property was purchased tor production housing and is locatsd near a proposed golf

course. However, the property has no golf course orientalion or views. An upward

adjustment is warranted for time-value increases which have occurred since the date

of sale.

neal Eslale Analysts and Consullanls

37

clarl( - w0lc0ll

Data Property 17 contains an area of 39.52 acres and sold in Decomber, 1989 for a

nominal purchase price of $5,976,000 or $36,000 per paper lot. The property was

purchased for production housing and lies adiacent to a proposed golf course.



The property sold with an approved tenlative subdivision map for 166 paper lots,

many of which will have golf course frontage and/or views. An upward adjustment is

warranted for time-value increases which have occurred since the date of sale.

Data Property 18 contains an area of 53.07 acres and sold in November, 1989 for a

nominal purchase price of $8,181,500 or $47,845 per paper lot. The property sold

with an approved tentative subdivision map for 230 paper lots. However, the buyer

elected to ignore the approved map and has since re{napped the property ror 171

paper lots. The property has rolling terrain and a significant view amenity, including

views o, a proposed golt course. Atthough the data property adloins the proposed

Landmark Land Company development, its actual proximity to the fairways is

unknown. The sal6 pric€ ls indicative of the demand in the region for quality

residontial properties with golf course proximity. However, the amenities of ths data

property and the partiarlar motivations of this buyer suggest an upper limit of value in

comparison to the appraisal properties.

Data Property 19 contains an area of 30.70 acres and sold in February, 1990 for a

nominal purchase price of $5,542,000 or $34,000 p6r paper lot. The property was

purchased with an approved tentative subdivision map for 163 paper lots and was

purchased for production housing. Ths property is located near a proposed golf

course but has no such orientation or view amenity.

The data properties indicate a range of value from $22,@0 to $47,845 per paper lot

for the properties appraised. G€nerally, there is a correlation among the data relative

to density and price. That is, as density increases, the price per paper lot decreases.

This is a typical market expectation that is also applicable to the appraised properties.

Real Eslale Aaalysls and Consullanls
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However, lhe data properties reprosent a diverse mixture of amenities. lt is cl€ar from

an analysis of the data that, in addition to density, the market also acknowledges

factors such as golf cours€ proximity and view amenities as significant in affecting

land pric€s. lndeed, the upper limits of the indicated value range are determined by

the particular data properties with such amenities.

ln consideration of all the market dala analyzed, and after the application of the

necessary adlustments, it has been concluded that the unit land values of the

appraised properties fall within the range of $39,00O to $47,000 per paper tot,

depending upon the particular factors affecting valuation previously discussed.

For these reasons, bulk sales involving large numbers of finished lots generally reflect

a discount margin between the bulk (wholesale) price and the retail price of individual

lots. However, the data investigated during the appraisal indicates that this margin

Beal Estale Analysls and Consullants
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The significance of the passage of time is also demonstrded by the data. Particular

attention in this regard is focused upon Data Property 1 1 and the similar portion of

Data Property 13. These data properties indicate an average monthly increase in

price of 4% during the int€rval p€riod.

BULK SALE DISCOUNT MARGIN

A not infrequent practice in th€ residential market is for one developer to complete the

finished lot products and sell the project in blocks or in total to a second developer

who builds the houses on the lols and sells the completed residential packages

indiMdually. Whein selling the finish€d lots in this tashion, ths lot developer escapes or

limits certain of his costs such as sales and marketing expense and the holding costs

he would otherwise incur. The lot developer may also accept a lesser (but quicker)

profit for his effort by a total sellout of the lot product.
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may not be as great as was typical several years ago. The strong housing market

and the rapid rate of appreciation in land prices more typical of recent times have

reduc€d ths size of these margins from prior levels.

The available data allows for two methods of estimating a reasonable discount margin

applicable to the appraised property. The first method is based upon an enumeration

of the factors previously discussed and a second is based on th€ discount margins

indicated by bulk finished lot sales.

By a direct bulk sale from lot developer to dvvelling builder, sales and marketing

expenses, overhead, and contingencies are minimized. Based on the amount of these

factors, the indicated discount margin can be estimated as follows:

An indication of the bulk sale discount can be obtained by comparing the average lot

price in bulk sales to the actual or probable retail price of individual lots. ln order to

measure the discount in this manner, an investigation was made to obtain data on

recent bulk lot sales and listings. The invesligation did reveal sufficient data involving

five transactions from which to estimate a discount margin. The data is identified and

the relevant information summarized on th€ following table:

neal Eslate Analysls and Consultanls
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Sales Commissions

Marketing Expense

O\rerhead and Contingency

Profit

Total Discount

5%

1%

3%

57o lo lOVo

14% to 19%
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The previous market data display a stong level of consistency with respect to date,

lot quantity, and the indicated discount margins. That is, as the transaction dates

become more current and as lot numbers decrease, discount margins tend to

demonstrate a corresponding decrease. This would be a typical expeclation in light of

the improving mark€t conditions over the data interval period and the minimization of

the buyer's risk as lot numbers decline.

Current market conditions, the inventory size, and price level estimated for the subject

lots are factors that point toward a discount margin in the middle of the indicated

ranges, or an estimated 15 to 17 psrcent. The market characteristics of tho appraised

property are generally similar to those of all the data properties. However, those data

properties indicating the lowest margins reflect the fewest numbers of lots. These

factors and tho size of the inventory of the appraised property seemingly require a

greater margin. Based upon the foregoing, the bulk sale discount margin applicable

to Special Ta( Rate Area No. 1A is estimated to be 17 percent of the aggregale retail

value of the individual lots.

neal Eslale Analysls and Consullants
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BULK FINISHED LOT SALES

1
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PROPERTY VALUATION
SPECIAL TAX RATE ABEA NO. 1A

PROPERTY DESCRIPTION

The appraisal property contains a total area of 84.,O acres and is vested in FN

Poects, lncorporated. The property is identified by the following Sacramento County

Assessor's Parcels numb€rs: 128{O80-O87: 1*&1O4Ol through 057; and 12&

0220{Ol through ozKl.

The appraised property is bounded by all or portions of t6n fairways of an existing

golf course, providing the property with excellent golf course orientation and view

potential. The topography of the property is gently rolling, and portions of the site are

attractively wooded by native oaks. However, the bulk of the property is void of trees.

The 350 existing legal lots are located within six units (villages), and the lot mix within

each unit is indicated on the following table:

neal Eslate Analysls and Consultanls

The appraised property is composed of 35O lots which are dosignated for single-

family residential use and which have been appraised in the assum€d condition as

finished lots. Two adiacent tracts of land whicfr will be subdMded into 23 lots upon

ftnal subdivision map approval have been appraised as paper lots. The existing and

proposed subdivision ol the appraised property is concluded to be its highest and

best use.

42
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The remaining 23 lots are located within two noncontiguous parcels of land containing

a total area of approximately 6.22 acres. This indicates an average density of

approximately 3.70 lots per acr6 for this portion of the property.

Primary access to the appraised property is from South Murieta Parkway. However, in

coniunction with the construction of homes which is now occurring within Units 1A

and 18, street and utilities infrastructure within these unils has also been completed,

and the remaining infrastructure within Units 2A, 2E., 3, and 4 is scheduled (and

bonded) tor completion during the period from September 30, 1990 to May 1, 1991.

These circumstances form the basis tor appraising these 350 lots assuming a finished

lot condition.

The remaining 23 lots will beneflt from the construction of street and utilities

infrastructure within the existing units due to the improved proximity of this

infrastructure to them. However, final engineering and governmental approvals

Aeal Eslale Analysts a\d Consullalls
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tlsrFts

Classics and Masters lots average approximately 6,500 and 8,000 square feet,

respectvely. Half-plex lots average approximately 10,000 square feet (5,000 square

feet per dwelling unit). Overall, densities within Unils 1A through 4 range from 3.32 to

4.98 lob p€r acro.
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invofuing the 23 lots are not expected to be obtained in such an expeditious lashion.

As such, these lots have been appraised in an unfinished condilion, with tentative

subdivision map approval expected during the Summer of 199'1.

PROPERTY VALUATION

Data Base A and Oata Base B are employed in the valuation ol the appraised

property. From Data Base A, base lot values for Classics, Masters, and Half-plex lots

are estimated. To the estimated base lot values, adjustments are mad6 on a lot-by-

lot basis for atypical amenities (i.e. lot premiums) in order lo estimate individual lot

values. Data Base B is employed to estimate lhe value of the unfinished lot products.

The summation of the values of the individual lots is then discounted by 17 percent in

order to esitimate the bulk sale value of the appraised property.

FINISHED LOT VALUATION

Wrth respect to the indicators of value offered by Data Base A, reference is made to

the market data and previous discussion on Pages 3l through 33 of this appraisal

report.

Adiustments have been applied to the markel data for time-value increases, locational

amenities, and size faclors. The net effect of the adjustrnents is a slight increase in

the indicated valua range of the unadiusted data.

Base lot values in this appraisal are believed to be best estimated in consideration of

Data Properties 3, 6, 8, and 9 which indicate an unadiusted value range of $5.34 to

$9.52 per square foot for lots ranging in size from 6,360 to 11,176 square feet. This

range in lot sizes brackets lhe sizes ot the basic lot groups within the appraised

property. These data properties are also believed to be most representative of the

Beal Estale A?alysts and Consullanls
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physical and locational characteristics of the lots within the basic lot groups of the

appraisecl property.

Afier the application of necessary adlustments, the bas€ lot values o, the appraised

property are €stimated as follows:

o Classics Lots - 6,500 square feet (average)

6,500 S.F. x $9.75lS.F. = $63,375

Rounded to: $63,500

a Masters Lots - 8,000 square feet (average)

8,000 S.F. x $8.2slS.F. = $66,000

a Half-plox Lots - 10,000 square feet (average)

10,000 S.F. x $6.80/S.F. = $68,000 ($Sa,0O0 per dwelling unit)

o Frontage on golf course fairways.

. Size considerations.

o Corner location.

o Culde-sac locations.

A paired sales analysis has been completed among the data properties for the

purpose of eslimating a reasonable premium (or range in premiums) for the

aforementioned factors o, variation among the individual lots. Atthough size, corner,

and cul-de-sac premiums have been estimated from paidngs of the data properties,

premiums for golf course frontage could not b€ estimated from them. As a result

market data involving the pairings of finished housing products located on the

appraised property coupled with a land residual analysis have been utilized in the

Beal Eslate Analysts and Consrllants

45

Lot premiums for the appraised property have been identified for the following factors:



chrr - wnlcofi
lncorporatecl

estimatlon of such premiums and as a check against the premiums estimated lor the

remaining factors of variation.

From th€ analysis of the available and relevant data, lot premiums for the appraised

property have been €stimated as follows:

a Golf Course Frontage

Classics Lots - $26,000 (average)

Masters Lots - $28,0@ (average)

o Size: $2,000 - $3,0oo

o Comer Location: $3,000

o Culde-sac Locations: $2,000 - $5,000

Based upon the foregoing, the aggregate retail value of the 350 finished lots located

within Special Ta( Rate Area No. 1A is estimated as follows:

UNST 1A

43 Classics Lots x $63,500/Lot

14 Half-plex Lots x $34,000/Lot

PFEMIUMS

23 @ Golf Course Frontage x $26,000

2@Culde-sacx$2,000

4@Culde-sacx$4,000

17@Oversized x92,000

7 @ Corner Location x $3,000

[Average Lot Value = $68,061]

$ 598,000

$ 4,ooo

$ 16,000

$ 34,ooo

$ 21.000

$3,879,s00

Aeal Eslate Anatysls and Consulta s
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UNIT 1B

40 Masters Lots x $66,000

PREMIUMS

16 @ Golf Course Frontage x $28,000

8 @ Corner Location x $3,000

15@Oversizedx$3,00O

[Average Lot Value = $78,925]

UNIT 2A

56 Classics Lots x $63,500

5 Masters Lots x $66,000

2. Halt-plex Lots x $34,000

PREMIUMS

24 @ Golf Course Frontage x $26,000

5 @ Golf Course Frontage x $28,00O

5@Culde-sacx$2,000

6@Culde-sacx$4,000

16@Oversizedx$2,000

5@Oversizedx$3,000

11 @ Corner Location x $3,000

[Average Lot Value = $66,aO5]

$2,640,000

$3,556,000

$ 330,000

$ 748,000

$ 624,000

$ 140,000

$ 1o,ooo

$ 24,ooo

$ 32,000

$ 1s,000

$ 38.000

$s,512,000

Beal Eslate Analysts and Consuttanls
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UNIT 28

3 Classics Lots x $63,500

32 Masters Lots x $66,000

8 Half-plex Lots x $34,000

PREMIUMS

3 @ Golf Course Frontage x $26,0oo

21 @ Golf Course Frontage x $28,000

5@Cul-de-sacx$3,000

6@Culde-sacx$5,000

9@Oversizedx$.3,00o

4 @ Corner Location x $3,000

lAverage Lot Value = $2,31a]

UNIT 3

45 Masters Lots x $66,000

PREMIUMS

32 @ Golf Course Frontage x $28,@0

5 @ Corner Location x $3,000

10@Cul{e-sacx$2,500

12@Culde-sacx$5,000
'15@Oversized x$3,000

lAverage Lot Value = $89,13i]l

$ 19O,s00

$2,112,000

$ 272,OOO

$ 78,000

$ 588,000

$ 15,000

$ 30,000

$ 27,ooo

$ 12,000

$3,324,500

$2,970,000

$ 896,000

$ 15,ooo

$ 2s,000

$ 60,000

s 45.000

$4,01 1,000

Beal Estale Analysls and Consultalts
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UNIT 4

66 Classics Lots x $63,500/Lot

16 Half-plex Lots x $34,0OO/Lot

PREMIUMS

29 @ Gotf Course Frontage x $26,000

5@Culde-sacx$2,000

2@Culde-sacx$4,000

20@Oversizedx$2,000

8 @ Corner Location x $3,000

$5,57'1,000

lAverage Lot Value = $67,939I

PAPER LOT VALUATION

Wth respect to the indlcators of value offered by Data Base B, referenc€ is made to

the market dda and previoulr discussion on Pages 34 through ,10 of this appraisal

report.

Adlustments have been applied to the market data for time-value increases, physical

and locational amenities, and size/density considerations. The net effect of the

adjustments is a slight increase in the indicated value range of the unad,iusted data.

The analysis is made more difficult due to thB lack of a sufficient number of relevant

value indicators within Rancho Murieta from which more comparisons among the data

properties can be made. certainly, the indication of value offered by oata property 15

fits the general range of value established by the remaining data properties with similar

amenities. However, the density of Data property 15 suggests a higher value

indication than the actual sale price reported. As such, while Data property 15 is

$4,191 ,000

$544,000

$7il,000

$10,000

$8,000

$4o,ooo

24.OOO

neal Eslate Anelysts and Consullalts
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value.

Data Properties 11, 13 (portion), 16, and 19 indicate an unadjusted value range of

$28,592 to $39,150 per paper lot for properties ranging in density trom 3.26 to 5.31

lots per acrs. Data Property 11, indicating $28,592 per paper lot, requires a

substantial upward adjustrnent for time-value increasss in comparison to the remaining

data properties in this group. Those four data properties represent sales to

production and semi-custom home builders of properties with no golf course

orientation or other amenities. After the application of adjustments, these dala

properties would seemingly represent the lower limits of value for the appraisal

property in consideration of its golf course orientation.

Data Properties 12, 13 (portion), 17, and 18 indicate an unadiusted range of value of

$36,000 to $47,845 per paper lot for properties ranging in density from 3.04 to 4,20 lot

per acre. These data properties ara most similar to the appraisal property with

respect to golf course orientation and other amenities and are given ths greatest

weight in this analysis.

23 PAPER LOTS X $44,OOO/PAPER LOT = $1,012,000

Beal Eslate Analysts and Consuttelts
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considered in this analysis, greater weight is placed on the remaining indicators of

The lower limit of the value range is indicated by Oata Property 14 at $22'000 per

paper lot. The nominal purchase price seems to reflect the relatively high density of

the property and the impact of the overhead electrical towerline on its view amenities.

For these reasons, the data property is judged to be substantially inferior to the

property appraised and is given less weight than the remaining indicators of value.

Based upon the foregoing, the unit land value of the appraised property is estimated

near the middle of the adjusted valus range. The total market value estimate for the
appraised property is estimated as follows:
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SUMMARY OF RETAIL VALUES

The aggregate retail value of Special Tax Rate Area No. 1A is estimated as follows:

UNIT 1A

UNIT 1B

UNIT 2A

UNIT 28

UNIT 3

UNIT 4

PAPER LOTS

TOTAL

$ 3,879,500

$ 3,1s7,000

$ 5,512,000

$ 3,324,500

$ 4,01 1,000

$ s,s71,000

$ 1.01 2.000

$26,467,000

$26,467,000

$ 4,499,390

$21 ,967,610

$21,968,000

BULK SALE VALUE

A bulk sale discount margin of 17 percent has been €slimated as being reasonable

and applicable to the appraised property. Referenco is made to the market data and

analysis included on pages 40 through 42 of this appraisal report. Based upon that

analysis and the aggregate retail value previously estimated, the bulk sale value of

Special Ta( Rate Area No. 1A is estimated as follows:

neal Estale Analysts and Consultanls
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LESS BULK SALE DTSCOUNT MARGTN (17%)

BULK SALE VALUE

ROUNDED TO:
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SPECIAL TA)( RATE ABEA NO. 18

PROPERTY DESCRIPTION

The appraisal property contains a net area ol 63.60 acres and is vested in FN

Projects, lncorporatod. The property is identified as a portion of sacramento county

Assessor's Parcel number '128-0080'086. The gross area of the property, 65'60 acres'

includes approximately 2.OO acres of land designated as open space which are

excluded from this valuation.

The appraisal property is an irregular shaped tract of land which is bounded by all or

portions of seven fairways of an oxisting golf course, providing the property with

oxcellent golf courso orientation and view potential. The topography of the property is

gently rolling, and the property enjoys moderate oak tree cover overall. The

unwooded portions of the property have a vegetative cover of native grasses.

Currently, acc€ss to the appraisal property is by means of an unimproved dirt road.

However, in coniunction with the property's development, South Murieta Parkway will

be extended through the property to provide its primary permanent access. Utility

servic€s are available.

The appraisal property is designated for single-family residenlial development in the

community master plan, and a tentative map subdividing the property into 205 lots has

been submitted to tho appropriate governmental agencies for approval. Approval of

the tentative subdivision map is expected by the Summer of 1991.

neal Eslale Aoalysts a\d Colsultanls
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The development plan for the appraisal property indicates a density of 3.22 lots per

acre. The propos€d land use and density of the appraisal property are consistent with

the prop€rty's legal use as designated in lhe master plan and ars typical of similar

properties in the region with which the appraisal property competes. Based upon the

foregoing, the highesl and best use of the appraisal property is concluded to be the

proposed use for 205 single-family residential lots.

PROPERTY VALUATION

Wilh rgspect to the indicators of value offered by Oata Base B, reference is made to

the markot data and previous discussion on Pages 34 through 40 of this appraisal

report.

Adiustments have been applied to the market data for time-value increases, physical

and locational amenitiss, and size/density considerations. The net effect of the

ad,ustments is a slight increase in the indicated value range of the unadiusted data.

The analysis is made more difficull due to the lack of a sufiicient number of relevant

valuo indicators wilhin Rancho Murieta from which more comparisons among the data

properties can be made. Certainly, the indication of value offered by Data Property 15

fits the general range of value established by the remaining data properties with similar

amenitiss. However, the density of Data Property 15 suggests a higher valuo

indication than the actual sale price reported. As such, while Data property 15 is

considered in lhis analysis, greater weight is placed on the remaining indicators of

value.

clarfi - wnlcntt

The lower limit of the value range is indicated by Data property 14 at g22,000 per
paper lot. The nominal purchase price seems to r€llect th€ relatively high density of
the property and the impaci of the overhead electrical towerline on its view amenities.

Real Estate Anelysts a\d Consutla s
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For th€so re.rsons, the data property is judged to bE substantially inferior to thg

property appraised and is given less weight than the remaining indicators of value.

Data Properties 11, 13 (portion), 16, and 19 indicat€ an unadjusted value range of

$28,592 to $39,15rO per paper lot for proporties ranging in density from 3'26 to 5'31

lots p6r acre. Data Property 11, indicating $28,592 per paper lot, requires a

substantial upward adjustment for time-value increases in comparison to the remaining

data properties in this group. These four data properties represent sales to

production and semi{ustom home builders of properties with no goJf course

orientation or other ameni es. After the application of adiustments, these data

properties would seemingly represent the lo\iver limits of value for the appraisal

property in consideration ol its gotf course orientation.

Data Propertles 12, 13 (portion), 17, and 18 indicate an unadjusled rangs of value of

$36,000 to $47,845 per paper lot ,or properties ranging in density lrom 3.04 to 4.20

lots per acre. These data properti€s are most similar to tho appraisal property with

resp€ct to golf course orientation and oth€r amenities and ars given the greatest

weight in this analysis.

Based upon the foregoing, the unit land value of the appraised property is estimated

near the middle of the adiusted value range. The market value estimate for Special

Tax Rate Area No. 18 is ther€fore estimated as follows:

205 Paper Lots x $44,000/Paper Lot = $9,020,000

Beal Estate Aoalysls and Cot sultanf.
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SPECI,AL TAX RATE AREA NO. 2

PROPERW DESCRIPTION

The appraisal property conlains a net area of 20.45 acres and is vested in N.T. Hill'

lncorporated. The propefi is identified as Sacramento County Assessor's Parcel

numb€r 073-O790-OO4.

The appraisal property is an elongated, inegular shaped tract of land which is

bounded by all or portions of five fairways of an existing golf course and a small lake.

These amenities provide the property with excellent golf course orientation and both

golf course and limited water views.

The lopography of the property is gently rolling and has a vegetative cover of native

grasses. Oak teo cover is light to moderat€ and is generally confned to the

northerly, easterly, and southerly perimeters of the property. These perimeter areas

arg also elovated above lhe adioining golf course fairways and lake, enhancing the

view amenities of the property in thes6 locations.

Cunently, access to the appraisal property is by means of an unimproved dirt road.

How6ver, in conjunction with the property's development, South Murieta Parkway will

be extended through the property to provide ils primary permanent access. Utility

services are available.

The appraisal property is designated for single-family residential development in the

community master plan, and a tentative map subdividing the property into 61 lots has

been submitted to the appropriate governmental agencies for approval. Approval of
the tentative subdivision map is expected by the Summer of 1991.

neal Estale Aoelysls ahd Consullants
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Tho developm€nt plan for the appraisal property indicates a density of 2.98 lots per

acre. The proposed land use and density of the appraisal property are consistent with

the property's legal use as designated in the master plan and are typical of similar

propertios in the region with which tho appraisal property competes. Based upon the

foregoing, the highest and best use of the appraisal property is concluded to be the

proposod use lor 61 single-family residential lots.

PROPERTY VALUATION

With respect to the indicators of value offered by Data Base B, reference is made to

the market data and previous disqrssion on Pages 34 through 40 of this appraisal

report.

Adjustments have been applied to the market data for time-value increases, physical

and locational amenities, and size/density considerations. The net effect of the

adlustments is a slight increase in the indicated value range of the unadjusted data.

The analysis is made more difficult due to the lack of a sufficient number of relevant

value indicators within Rancho Murieta from which more comparisons among the data

prop€rties can be made. Certainly, the indication of value offered by Data Property 15

fits the general range of value established by the remaining data properties with similar

amenitiss. However, the density of Dala Property 15 suggests a higher value

indication than the actual sal€ pric6 reported. As such, while Data property 15 is

considered in this analysis, greater weight is placed on the remaining indicators of

value.

Aeal Estate Analysls a\d Colsultanls

The lower limit of the value range is indicated by oata property 14 at $22,000 per

paper lot. The nominal purchase price seems to reflect the relatively high density of
the property and the impact of the overhead electrical towerline on its view amenlties.
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For theso reasons, lhe data property is judged to be substantially inferior to the

property appraised and is given less weight than the remaining indicators of value.

Data Properti€s 11,'13 (portion), 16, and 19 indicate an unadiusted value range of

$28,592 to $39,'t5o per pap€r lot for properties ranging in density rrom 3.26 to 5.31

lots per acre. Data Property 11, indicating $28,592 per paper lot, requires a

substantial upward adjustment for time-value increases in comparison to the remaining

data properties in this group. These four data properties represent sales to

produclion and semitustom home builders o, properties with no goll course

ori€ntation or other amenities. Aftor the application of adiustments, these data

properties would seemingly represent the lower limits of value for the appraisal

property in consideration of its golf course orientation.

The size, small lot inventory, and amenities of the appraisal property require an

estimate of value near the higher end ol the adjusted value range. Based upon the

foregoing, the unit land value of the appraised property is estimated to be $47,000 per

paper lot. The market valus estimate tor Special Tax Rate Area No. 2 is therefore

estimated as follows:

6'l Paper Lots x $47,000/Paper Lot = $2,867,000

Seal Eslate Anetysls and Cot sulla s

Data Properties 12, 13 (portion), 17, and 18 indicate an unadjusted range ol value of

$36,000 to $47,845 per paper lot for properties ranging in density from 3.04 to 4.20

lots per acre. These data properties are most similar to the appraisal property with

respect to golf cours€ orientation and other amenities and are given the greatest

weight in this analysis.
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SPECTAL TAX RATE AREA NO. 3

PROPERTY DESCRIPTION

The appraisal property contains a gross area or 47.66 acres and a net area of 38.80

acres and is vested in N.T. Hill, lncorporated. The property is identified as a portion

of Sacramonlo County Assessor's Parcel number 073-0790-005. The gross area of

the property includes approximately 8.86 acres of land designated for open space and

park uses which are excluded from this valuation.

Ths appraisal property is an elongated, irregular shaped tract of land which is

bounded by all or portions of three fairways of an existing golf course. This amenity

prorrides the property with a golf course orientation. However, the location of the

fairways and the shape ol the property combine to limit the benefits of this amenity to

the northerly portion of th€ prop€rty.

The topography of the property is gently rolling to nearly lsvel and has a vegetative

cover of nalive grasses. Oak tree cover is light and generally confined to the

north€rly and easterly portions of the property.

Although the sublect property has an abundance of paved road frontage on Highway

16, acc€ss to the property from this location has not been developod. Cunently,

acc€ss to the property is by means of an unimproved dirt road. However, in

coniunction with the overall development of Bancho Murieta south, south Murieta

Parkway will be extended and will provide primary accsss to tho property in
coniunction with several collector streets which will also be constructed. This access
plan is intended, in part, to maintain the controlled access system designed for all of
Rancho Murieta South. Utility services are available.

Real Eslate Analysts and Consultants
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The appraisal property is designated for single-family residential development in the

community master plan, and a tentative map subdividing the property into 2|3 lots is

to be prepared for submission to the appropriate govemmental agencies. Approval of

the tentative subdivision map is expected during the Summer of 1991.

The development plan for the appraisal property indicates a density of 5.49 lots per

acre. Th6 proposed land use and density of the appraisal property are consistent with

the prop€rty's legal use as designated in ths master plan and are typical of similar

properties in the region with which th6 appraisal property competes. Based upon the

foregoing, the highest and best use of the appraisal property is concludsd to be the

proposed use for 213 single-farnily residential lots.

PROPERTY VALUATION

With respect to the indicators of value offered by Data Base B, reference is made to

the market data and previous discussion on Pages 34 through zO of this appraisal

report.

Adjustments have been applied to the market data for time-value increases, physical

and locational amenities, and size/density considerations. The net effect of the

adiustments is a slight increase in the indicated value range of the unadjusted data.

The analysis is made more difficutt due to the lack of a sufficient number of relevant

value indicators within Rancho Murieta from which more comparisons among lhe data

properties can be made. certainly, the indication of value offered by Data property 15

fits the general range of value established by the remaining data properties with similar

amenities. However, the density of Data property 15 suggests a higher value
indication than the actual sale price reported. As such, while Data property .15 is

Beal Estare Analysrs and Consultanls
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considered in lhis analysis, greater weight is placed on the remaining indicators of

value.

The lower limit of th6 value range is indicated by Data Property 14 at $22,000 per

paper lot. The nominal purchase price seems to r€flecl the relatively high density of

the property and the impact of the overhead elsctilcal towerline on its view amenities.

For these reasons, the data property is ludged to b€ substantially inferior to the

property appraised and is given less weight than the remaining indicators of value.

Data Properties 11, 13 (portion), 16, and 19 indicate an unadiusted value range of

$28,592 to $39,150 per paper lot for properties ranging in density from 3.26 to 5.31

lots per acre. Data Property 11, indicating $28,592 per paper lot, requires a

substantial upward adjustment for time-value incroases in comparison to the remaining

data properties in this group. These four data properties represent sales to

production and semi<ustom home builders of properties with no goll course

orientation or other amenities. After the application of adjustmenB, these data

properties would seemingly represent the lower limits of value for the appraisal

property in consideration of its goff course orientation.

Data Properties 12, 't3 (portion), t7, and 18 indicate an unadiustod range of value of

$36,000 to $47,845 p€r paper lot tor properties ranging in density from 3.04 to 4.20

lots per acre. Thes€ data properties are most similar to the appraisal property with

respect to golf course orientation and other amenities and are given the greatest

weight in this analysis.

Ths most significant factor afiecting the valuation of the appraised property is its

relatively high density in relation to the densities of the relevant data properties' This

factor, coupled with the shape of the property and limited golf course orientation,

require an estimate of value near the lower end of the adiusted value range'

neal Estale Anelysls and Co,tsultants
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Based upon the foregoing, the unit land value of the appraisal property is estimated to

be $39,000 per paper lot. The market value estimate for Special Ta( Rate Area No. 3

is therefore estimated as follows:

213 Papar Lots x $39,000/Paper Lot = $8,307,000

Beal Estale Aialysls and Consultanls
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SPECIAL TAX RATE AREA NO. 4

PROPERTY DESCRIPTION

The appraisal property corilains a gross area of 40.40 acres and a net area of 36.10

acres and is vested in Winncrest Homes, lncorporated. The property is identified as a

portion of Sacramento County Assessor's Parcel number 073-0790-006. The gross

area of the property includes approximately 4.3O acres of land designated for open

space which are excluded from this valuation.

The appraisal property is a somewhat irregular but generalty rectangular shaped tract

of land which is bounded by all or portions ot three fairways of an existing golf course

and a small lak€. These amenities provide the property with excellent golf course

orientation and a good water view amenity.

Although the topography of the property is gently rolling, the overall elevations of the

property decrease from east to west. As such, the property enjoys an uphill slope

from ths fairways and lake, further enhancing the ov€rall view amenities of the

property. The property has a vogetative cover of ndive grasses and very little oak

tree cover.

Currently, access to the appraisal property is by means of an unimproved dirt road.

However, in coniunction with the property's development, South Murieta Parkway will

be extended to the property to provide its primary p€rmanent access. Utllity services

are available.

The appraisal property is designated for single-family residential development in the

community master plan, and a tentative map subdividing the property into 145 lots has

Real Eslale Analysts and Consullanls
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been submitted to the appropriate governmental agencies for approval. Approval of

th€ tentative subdivision map is expacted by th€ Summer of 1991.

Th6 development plan for the appraisal prop€rty indicates a density of 4.02 lots per

acre. The proposed land use and donsity of the appraisal property are consistent with

the proporty's legal use as designated in the master plan and are typical of similar

properties in the region with which the appraisal property competes. Based upon the

foregoing, the highest and best use of th€ appraisal property is concluded to be the

proposed use for 145 single-family residential lots.

PROPERTY VALUATION

With rsspect to the indicators of value offered by Data Bas6 B, reference is made to

the market data and provious discussion on Pages 34 through lt() of this appraisal

report.

Adiustments have been applied to the market data for time-value increases, physical

and locational amenities, and size/density considerations. The net effect ol the

adjustments is a slight increase in the indicated value range of the unadiusted data.

The analysis is made more difficult due to the lack of a st fficient number of relevant

value indicators within Rancfio Murieta from which more comparisons among the data

properties can be made. Certainly, the indication ol value offered by Data Property 15

fits ths general range of value established by the remaining data properties with similar

amenities. However, the density of Data Property 15 suggests a higher value

indication than the actual sale prics reported. As such, while Data Property 15 is

considered in this analysis, greater weight is placed on the remaining indicators of

value.

Aeal Estate Anelysts and Consultants

63



Clarl( - flolcolt

The lower limit ol the value range is indicated by Data Property 14 at $22,OOO per

paper lot. The nominal purchase prics seems to rsflect the relatively high density of

the property and the impact of the overhead electrical towerline on its view amenities

For these reasons, the data property is judged to be substantially inferior to the

property appraised and is given less weight than the remaining indicators of value.

Data Prop€rties 11, 13 (portion), 16, and 19 indicat€ an unadjusted value range of

$28,592 to $39,150 per paper lot for properti€s ranging in density from 3.26 to 5.31

lots per acre. Oata Property 1 1 , indicating $28,592 per paper lot, requires a

substantial upward adlustment for time-value increases in comparison lo the remaining

data propertiss in this group. These four data properties represent sales to

production and semi-custom home builders of properties with no golf course

orientation or other amenities. After the application of adjustments, these data

properties would seemingly represent the lower limits of value for the appraisal

property in considsration of its golf course orientation.

Data Properties 12, 13 (portion), 17, and 18 indicate an unadiusled range of value of

$36,000 to $47,845 per paper lot for properties ranging in density from 3.04 to 4.20

lots per acro. These data properties are most similar to the appraisal property with

respecl to gol, course origntation and other amenities and are given the greatest

weight in this analysis.

The view amenities of the appraisal property are believed to be somewhat offset by its

higher density and its peripheral location within Bancho Murieta South. These factors

taken collectively require an estimale of value near the middle of the adjusted value

range.

64
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Based upon the toregoing, the unit land value ol the appraisal property is eslimated to

be $44,000 per paper lot. The market value estimate for Special Tax Rate Area No. 4

is therefore estimated as follows:

145 Paper Lots x $44,000/Paper Lot = $6,380,000

Beal Eslale Analysb aad Consultants
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SPECIAL TA)( RATE AREA NO. 5

PROPERTY DESCRIPTION

The appraisal property contains a gross area of 57.35 acres and a net area of 42.05

acres. The property is vested in Winncrest Homes, lncorporated, and is identified as

a portion of Sacramento County Assessor's Parcel number 073-0790-007. The gross

area of the property includes approximately 15.30 acres of land designated for park

and open space uses which are excluded from this valuation.

The appraisal property is an irregular shaped tract of land which is bounded by three

fainvays of an existing golf course. ln addition, the property enjoys an abundance of

frontage on the riparian (open space) area associated with the Cosumnes River which

runs parallel to the northerly boundary line of the property. These amenities, coupled

with a small pond located within the adiacent open space, provide the property with

good golf course orientation and water views/riparian amenities.

The property has gently rolling topography which generally rises from its perimeter

boundaries to a plateau located in the northcentral portion of the property. The

central portion of the property has a vegetative cover of native grasses with limited

tree cover. However, the property has abundant oak tree cover located adiacent to

the riparian areas and near the fairways.

Currently, access to the appraisal property is by means of an unimproved dirt road.

However, in conjunction with the property's development, South Murieta parkway will

be extended and will provide primary access in coniunction with several collector

skeets which will also be constructed. Utility services are available.

Real Eslate Analysls and Consullants
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The appraisal property is designated for single-family residential development in the

community master plan, and a tentative map subdMding the property tno 1D. lots has

been submitted to the appropriats govsmment agoncies for approval. Approval of the

tentative suMivision map is €xpected by the Summer of 19{11.

The development plan for the appraisal property indicates a density of 2.90 lots per

acre. The proposed land use and density of the appraisal property are consistent with

the property's legal use as designated in the master plan and ars typical of similar

properties in ths region with which the appraisal property competes. Based upon the

foregoing, th6 highest and best use ot the appraisal property is concluded to be the

proposed use lor 12. single-family residential lots.

With respecl to the indicators of valuo ofiered by Data Base B, reference is made to

the market data and previous discussion on Pages 34 through 40 of this appraisal

report.

Adjustments have been applied to tho market data for time-value increases, physical

and locational amenities, and size/density considerations. The net effect of the

adjustments is a slight increase in the indicated value range of lhe unadjusted data.

The analysis is made more difficult due to the lack ot a sufficient number of relevant

value indicators within Rancho Murieta from which more comparisons among the data

properties can be made. Certainly, the indication of value offered by Data Property 15

fits the general range of value established by the remaining data properties with similar

amenities. However, the density of Data Property 15 suggests a higher value

indication than the actual sale price reported. As such, while Data Property 15 is

neal Estale Anelysls and Consultanls
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considered in this analysis, greater weight is placod on the remaining indicators of

value.

The lower limit of the value range is indicated by Data Property 14 at $22,0oo per

paper lot. The nominal purchase price seems to reflect the relatively high density of

the property and the impact of the overhead electrical towerline on its view amenities.

For these reasons, the data property is judged to be substantially inferior to the

property appraised and is given less weight than the remaining indicators of value.

Data Properties 1't, 13 (podion), 16, and 19 indicate an unadiusted value range of

$28,592 to $39,19t0 per paper lot for properties ranging in density from 3.26 to 5.31

lots per acre. Data Property I 1 , indicating $28,592 per paper lot, requires a

substantial upward adjustment lor time-value increases in comparison to the remaining

data properties in this group. These four data properties represent sales to

production and semitustom home builders ol properties with no golf course

orientalion or other amenities. After the application of adlustments, these data

properties would seemingly represent the lower limits of value for lhe appraisal

property in consideration of its golf course orientation.

Data Properties 12, 13 (ponion), 17, and 18 indicate an unadiusted range of value of

$36,000 to $47,845 per paper lot for properties ranging in density from 3.04 to 4.20

lots per acre. These data properties are most similar to the appraisal property with

respect to golf course orientation and other amenities and are given the greatest

weight in this analysis.

Tho relatively low density, location, and amenities of the appraised property require an

estimate of value near the upper limit of the adlusted value range. However, these

factors are iudged to be partially offset by the size of the lot inventory of the

appraised property.

neal Eslate Aoalysts a\d Consultants
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Based upon the foregoing, the unit land value of the appraisal property is estimated to

be $45,000 per paper lot. The market value estimate for Special Tax Rate Area No. 5

is therefore estimated as follows:

12. Papq Lots x $46,00o/Paper Lot = $5,612,000

Beal Estare Anelysts and Consultaats
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ADDENDA
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EXHIBIT A

DESCRIPTION OF SPECIAL TAX RATE ABEAS

neal Eslale Analysls ad Co?sullants



All the lands within those certain boundaries of the Rancho Murietacomrnunity servi.ces Di.strict Mello-Roos cornmunity FacilitiesDistrict No. 1, and described individually as fol1ow-s:

DESCRIPTION
SPECIAIJ TAX RATE AREAS

RANCEO UI'RTETA COM}II'NITT SERVICES DISTRICT
COUMI'NITY FACIIJITIES DISTRICT NO. 1

EEPTE!{BER 7, L99O

SPECTAL TAX RATE AREA NO. 1A:

SPECIAI TAX RATE AREA NO. 18:

SPECTAI. TAX RATE AREA NO. 2:

That real property situate in the unincorporated area, County ofSacranento, State of California, being a portion of tirat certain150 acre parcel described in that cerlain- grant deed recorded inthe offi.ce of the Recorder of said county i-n goox eerzio-olri"i.rRecords at paqe 4790 and being furthei described as arl thatportion of said 150 acre. parcel- lirj.ng southerly and easterly of
:!.:.:"il-lroperty.described in that certain suu&ivision laip tir"aIn Ene orrlce of the Recorder of said county in Book zo2 oi Uaps,Map Number 11 .

That real property situate in the unincorporated area, County ofSacranento, State of California, being a portion of that certai.n
150 acre parcel described in that certain grant deed recorded inthe office of the Recorder of said county in gook 881230 officialRecords at Page 4790 and being furthei described as all thatportion of said 150 acre parcel lying northerly and westerly of thesoutheasterly boundary of that certain subdiviaion Map f ile-d in theOffice of the Recorder of said County in Book 202 of Maps, Map
Number 11.

That real property situate in the unincorporated area, County ofSacranento, State of_ -California, being parcel 3 of that certainParcel Map fired in the office of the hecorder ot saia-iounty inBook 117 of parcel }taps at page 15.



That real property situate in the unincorporated area, County of
Sacramento, State of California, being parcel 4 of that certain
Parcel Map fj,Ied in the.office of the Recorder of said County in
Book 117 of Parcel ltaps Lt page 15.

EPECIAL ITAX RATE ARE:A llo. 3:

SPECIAL TAX RATE AI,EA NO. {:

That real property situate in the unincorporated area, County of
Sacramento, State of Cali.fornia, being Parce1 5 of that certain
Parcel Map filed in the Office of the Recorder of said County in
Book 117 of Parcel Maps at Page 15.

SPECTAL TAX RATE AREA UO. 5:

That real property situate in the unincorporated area, County of
Sacramento, State of California, being ParceL 5 of that certain
Parce1 Map f i.led in the office of the Recorder of said County in
Book 117 of Parcel Maps at Page 15.

SPECIAI. TAX RATE AREA NO. 6:

Intentionally omitted.
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EXHIBIT B

METROPOLITAN SACRAMENTO REGION AND AREA DATA
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METROPOUTAN SACRAMENTO REGION AND AREA DATA

LOCATION AND AREA IDENTIFICATION

The property appraised is located in the Sacramento Metropolitan area of Northern

California.

Sacramento is the California State Capital and the county seat of Sacramento County.

The city is located at the confluenc€ of the Sacramento and lhe American Rivers near

the center of California's Central Valley, approximately 385 miles north of Los Angeles,

85 miles east of San Francisco, and 95 miles west of the Lake Tahoe resort area.

Sacramento is the center of a metropolitan area that extends from the Sierra Nevada

foothills to the valley floor and from the Sacramento-San Joaquin Delta to the farm

land of the southern section of the Sacramento Valley.

POPULATION CHARACTERISTICS

The population for Sacramento County is 839,900 with 292,600 people located in the

incorporated City of Sacramento. The Sacramento Metropolitan Statistical Area

(SMSA) has a population of 1,'t91,600 and includes Sacramento, yolo, placer and EI

Dorado Counties.

The sacramento regional population experiences an approximate growth rate ol 2.4%

per annum. Based on this rate of growth, the SMSA population is projectecl at

1 ,687,565 ,or the year 2000. This population increase will have a significant impact on

the regional economy.

Beal Eslate Analysls and Consuttants
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LABOR RESOUBCES

The Sacramento labor market, which draws from the Counties of Sacramonto, Yolo,

Placer and El Dorado, amounts to 425,000 people employed. A growth rate o, 3.59%

is projected to 1985.

By far, the largest segment of the labor market in the Metropolitan area is employed

by government, comprising 3a!% of the work force. Wholesale and retail trade

account for the second largest employed segment, comprising 23% of the labor force.

The remaining 44yo a(e employed in manufacturing, construction, transportation,

services and olher various types of omploymenl.

TRANSPOBTATION FACILITIES

The Sacramento Metropolitan area is served by an excellent transportation network, a

favorable factor for the continued growth in population and business. Highway

facilities are particularly good with lnterstate Highway 80 and Stat€ Highway 5O being

major east-west freeways and lnterstate 5 and State Highway 99 being major north-

south freeways. These freeways connect the downtown area with the suburbs and

their intersection, just south of the Central Business District, serves as the junction of

the main overland trucking routes. Delivery service is offered to all sections of the

West Coast and nearly overy other metropolitan area in the United States.

Rail service to all sections of the United States is provided by the Southern pacific

and the Union Pacific. ln addition, there are connections to the Transcontinental,

Atchison, Topeka and Santa Fe lines via the Central California Traction Company,

union Pacific and southern Pacific at stockton. The sacramento Northern also

provides additional freight service to sacramento valley markets. Amtrak provides

daily passenger service to cities east, wesl, north and south of Sacramento.

neal Eslale Analysts and Consulta}ts
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The port of Sacramenlo, located in easlern Yolo county across the Sacramento River

from the City of Sacramento, is a deep water seaport offering shippers one of the

most efficient bulk cargo facilities in the world.

Regional Transil provides Sacramento and outlying communities with public bus

service. An 18.3 mile light rail system began operating in early 1987 and will be

integrated with the existing Rapid Transit system.

EDUCATIONAL, SHOPPING AND RECREATIONAL FACILITIES

shopping facilities in the metropolitan area are excellent and include, in addition to the

c€ntral shopping district in downtown Sacramento, several regional shopping centers

in suburban area.

Recrealional opportunities in the immediate metropolitan area are also excellent. The

Sacramento and American Rivers, Folsom and Natoma Lakes have good public

access and offer boating, water skiing, sailing, river rafting, swimming and fishing.

Real Eslate Afialysts ald Consullalls

Sacramento Mstropolitan Airport provides air freight and passenger service to most

principal cities in the United States. Sacramento Execulive Airport provid€s additional

facilities tor private and business airqatt.

Ther€ arg four community colleges and two universities located in the region.

American River Junior College, Sacramento City College, Consumnes River Junior

College and Siena Junior College all offer a wide variety of technical training and

educational courses. The University of California at Davis offers a full curriculum of

undergraduate and graduate degrees in both masters and doctoral programs.

California Stats University at Sacramento offers undergradualo and graduate

programs. The School of Law at U.C. Davis, Lincoln Law School, and Mcceorge

School of Law, affiliated with the University of Pacific, offer tully accredited legal

training.
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The area has many parks, 12 golf courses, bike and running trails. To the east, one

to two hours driving, are the Sierra-nevada Mountains where recreational areas offer

hunting, backpacking, river rafting and winter skiing. One lo two hours to the south is

the Sacramento-San Joaquin Delta, offering boating, sailing and unsurpassed fishing.

CULTURAL AMENITIES

Sacramento continues to grow as a cultural center for th6 Central Valley and as a

tourist centor tor the entire county. There is strong support for and recognition of

local fine art and qalts, theater and music. The area's cultural and historical

resourcos will draw 10.5 million tourisls in 1985 vrrho will seek out Old Sacramento, the

State Capitol, Sutter's fort and the Railroad Museum.

ln conclusion, it appears that the economic firture of Sacramento is good. A strong

governmental economic base, and an efficient highway transportation system

contribute to the deskability of the area. These factors, along with the projected

increases in population, should cause the area to continue the growth pattern that has

occurred in the recent pasl and result in incr€asing long lerm property values.

neal Estale Analysls and Consultanls
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EXHIBIT C

QUALIFICATIONS OF APPRAISERS
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RESUME OF RICHARD C. WOLCOTT, I'AI

Mr. Wolcott is the Vice President of Clark-Wolcott Company, lnc., and a principal
associate in the company. Prior to his association with Clark-Wolcott Company, Mr.
Wolcott's experience included employment with the California Division of Highways, a
principal in Urban Property Research Company and ten years of managing his own
appraisal company.

Mr. Wolcott's real estate experience includes over thirty years of experience as a
practicing professional apprais€r. During this period he has provided appraisal and
consulting services covering maior classes of urban and rural real estate and a variety
of valuation problems including those involving potential or actual litigation. He has
provided these services throughout California, Oregon, Washington and other western
states. His experience has included partial emphasis on rural, recreation and resource
properties and the development potential of both urban and rural land.

Mr. Wolcott received a Bachelor of Science Degree in Agriculture Economics from the
University of California. He has served as an instructor and guest lecturer for the
University in the Department of Agricultural Economics at the Davis Campus and in
the Real Estate Extension Division. ln addition, he has been active in the education
program of the American lnstitute of Real Estate Appraisers along with serving as an
instructor in the lnstitute's rural, condemnation and appraisal standards courses at
various locations throughout the United States from 1965 through 1988.

Mr. Wolcott has qualified and testified as an expert valuation witness in the Federal
Courts of California and Oregon, the Superior Courts of California and before the Joint
Ethics committee of the California Legislature. He has lectured on appraisal and
valuation problems before various professional organizations and public groups.

Mr. Wolcott holds the MAI designation of the American lnstitute of Real Estate
Appraisers and is currently certified under the lnstitute's program of continuing
education. He has been active in the appraisal professional, being a past president of
the lnstitute's Northern California Chapter and the Sacramento Chapter ol the Society
of Real Estate Appraisers. He has served as a member of the lnstituto's Governing
Council, a Regional Vice President, and a member of the Executive Committee. Mr.
Wolcott was the Appraisal lnstitute's National President in 1997 and instrumental in
formulating the lnstitute's position on appraisal legislation.

neal Eslale Analysts and Consultants
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PUBLICATIONS:

"Problems in Rural Real Estate Appraisal', American lnstitute of Real Estate ApPraisers,
1968 co-author.

"Study of Appraisal Techniques and Procedures Utilized in Connection with Action
Related to Federal Public Lands', Public Land Law Review Commission, 1970 co-
author.

"A Commentary on Recreational Land Development and Factors of the Becreational
land Market," Urban Property Research Company, 1971.

"Rural Property Valuation," Arnerican lnstitute of Real Estate Appraisers, 1983, co-
author.
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OUAUFICATIONS OF

JEFFREY L RIDOLFI, IIAI

PROFESSIONAL EXPERIENCE

Mr. Ridolfi was employed by the Pacific Gas and Electric Company from '1972 until
'1988 and held a variety of positions related to real property matters including land
surveying, mapping, rightof-way acquisition, land sales and management, eminent
domain, and appraisal. Mr. Ridotfi joined the firm of Clark-Wolcott Company, lnc. in
1988.

EDUCATION

B.S. Degree in Business Administration trom California State University, Chico
Graduated 1972.

ln addition, Mr. Ridolfi has attended numerous industry-sponsored seminars and
lectures relating generally to real estate and covering topics of real estate appraisal
and law, easement acquisition and appraisal, condemnation, and industry (market)
perspectiv€s.

American lnstitute of Real Estate Appraisers Courses successfully completed include:

Course 1A (Appraisal Principles)
Course I B (Capitalization Theory and Techniques)
Course 2A (Case Studies in Real Estat€ Valuation)
Course 28 (Valuation Analysis and Report Writing)
Course 4 (Condemnation Appraisal Techniques)
Course 6 (Real Estats lnvestment Analysis)
Course 7 (lndustrial Valuation)
Course 10 (Market Analysis)
Standards of Professional Practice

PROFESSIONAL AFFILIATIONS

Member (MAl #7453) American lnstitute of Real Estate Appraisers
Member lnternational Rightof-Way Association
Affiliate Member of the Sacramento County Board of Realtors
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