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16496 Bernardo Center Drive, Suite 207 

San Diego, CA  92128 

 

Ph: 619-573-6048 

 

March 3, 2021 

Darcy Mendoza, RWA 

Epic Land Solutions, Inc.   

3850 Vine Street, Suite 200 

Riverside, CA  92507 

Email: dmendoza@epicland.com 

 

Re: Excess Land Appraisal    

Adjacent 22115 Barton Road   

Grand Terrace, CA  92313 

APN 1167-231-10, 22 (Portion) 

Project Code: 1130 – Barton Road  

Dear Darcy,  

At your request and authorization, I have prepared an appraisal report for the market value of the 

above referenced real property.  Data, information, and calculations leading to the value 

conclusions are incorporated in the report following this letter.  The report, in its entirety, including 

all assumptions and limiting conditions, is an integral part of, and inseparable from, this letter.  

Your attention is directed to the Addenda, which contains the assumptions and limiting conditions. 

The following appraisal sets forth the most pertinent data gathered, the techniques employed, 

and the reasoning leading to the opinions of value.  The analyses, opinions and conclusions were 

developed, and this report has been prepared, in conformance with the Uniform Standards of 

Professional Appraisal Practice (USPAP) and the Code of Professional Ethics of the Appraisal 

Institute.  The subject property is two remnant parcels that will need a lot line adjustment to allow 

the two parcels to be combined into a single lot.  This has been taken into consideration in the 

“as-is” value conclusion.    

The appraisal has been completed subject to the Assumptions & Limiting Conditions contained 

within the report.  Extraordinary Assumptions and Hypothetical Conditions, if any, may have an 

impact on the assignment results. 

By virtue of my experience and based upon my investigation, it is my opinion that the market value 

of the subject as of February 19, 2021, is: 

 

$128,000  

  

mailto:dmendoza@epicland.com
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Please refer to the attached appraisal report, plus exhibits, for a summary of the supporting 

documentation of the value estimate contained herein.   

 

Respectfully submitted, 

 

 

Kent J. Carpenter, MAI  
Senior Appraiser 
Epic Land Solutions, Inc. 
California License AG003087 
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Introduction 

Executive Summary 

Property Reference: 1130 – Barton Road  

Property Address: Adjacent 22115 Barton Road, Grand Terrace, CA  92313 

APN(s): 1167-231-10, 22 (Portion) 

Property Type: Vacant Land 

Report Format: Appraisal Report 

Date of Appraisal Report: March 3, 2021 

Date of Value: February 19, 2021 

Real Estate Interest Appraised: Fee Simple 

Function of the Appraisal: Potential disposition of the property  

Location: The property is located on the east side of the I-215 
freeway in an established industrial/manufacturing 
neighborhood  

Improvements Description: No building improvements  

Site Description: The property consists of an irregular shaped parcel located 
on the east side of the 215 freeway and is excess land 
consisting of a portion of APN 1167-231-10 and a portion 
of APN 1167-231-22.  The property is relatively level at the 
grade of Commerce Way and contains 12,800 square feet.   

Highest and Best Use  Commercial/Retail Use   

Concluded Value: $128,000 

Extraordinary Assumptions 
and Hypothetical Conditions: 

None. 
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Overview of Appraisal 

Purpose of Appraisal 

The purpose of this appraisal is to estimate the Market Value of the subject property as defined. 

Intended User 

The intended user of this appraisal report is the client, Darcy Mendoza with Epic Land Solutions, 

Inc. San Bernardino County Transportation Authority (SBCTA), and the San Bernardino 

Associated Governments (SBCOG). There are no other intended users.  Anyone else using or 

relying on this appraisal is considered an unintended user and no fiduciary obligation is owed by 

the appraiser to that party. 

Intended Use 

The intended use of this appraisal report is for use in the potential disposition of the property.  The 

appraisal cannot be used for evaluation for collateral for a loan, collateral for bond funding, 

appealing taxes, submission to Superior Court for condemnation, etc. 

Definition of Market Value 

The purpose of this report is to render an opinion of the Current Market Value of the fee simple 

interest in the subject property.  Market Value, as used in this report, is defined as follows:  

The most probable price which a property should bring in a competitive and open market under 

all conditions requisite to a fair sale, the buyer and seller each acting prudently and 

knowledgeably, and assuming the price is not affected by undue stimulus.  Implicit in this definition 

is the consummation of a sale as of a specified date and the passing of title from seller to buyer 

under conditions whereby: 

1. Buyer and seller are typically motivated; 

2. Both parties are well informed or well advised, and acting in what they consider their 

own best interests; 

3. A reasonable time is allowed for exposure in the open market 

4. Payment is made in terms of cash in U.S. dollars or in terms of financial arrangements 

comparable thereto; and 

5. The price represents the normal consideration for the property sold unaffected by 

special or creative financing or sales concessions granted by anyone associated with 

the sale.1 

Date of the Appraisal 

The effective date of value is February 19, 2021, which corresponds with the inspection date of 

the property.  The date of this appraisal report is March 3, 2021. 

Owner of Record & Property History 

According to public records, title to the property is vested in San Bernardino County 

Transportation Authority.  There have been no “arms-length” transfers of the property within the 

 
1  12 C.F.R. Part 34.42(g); 55 Federal Register 34696, August 24, 1990, as amended at 57 Federal Register 

12202, April 9, 1992; 59 Federal Register 29499, June 7, 1994 



  P a g e  | 4 
 

past three years.  To my knowledge, there have been no listings or offers on the property in the 

past three years.     

 

Scope of Work 

In order to complete this assignment, I identified all assignment conditions; determined an 

appropriate scope of work; collected general and specific data on the district, neighborhood, 

market area, subject property and comparable properties; analyzed the data gathered; applied 

the appropriate approaches to value; and reconciled all indications of value into a final value 

estimate.  My investigation, value opinion and analyses comply with the Uniform Standards of 

Professional Appraisal Practice and is unbiased and impartial. No predetermined value or opinion 

formed the basis of any conclusions stated in this appraisal. The depth of the investigation and 

analysis is meant to be in keeping with the purpose and intended use of the appraisal. 
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Area Description 

 

The subject property is located within the City of Grand Terrace, CA., which is in San 

Bernardino County. A map of the city, as well as a brief description of the area, is presented as 

follows: 

  

 

Local Overview 

Grand Terrace is a city in San Bernardino County, California, United States. The population was 

12,040 at the 2010 census, up from 11,626 at the 2000 census. Grand Terrace is located 

between Highgrove and Colton, along the I-215 and Agua Mansa industrial corridors. The city is 

situated between two mountain ridges: Blue Mountain to the east and the La Loma Hills to the 

west. 

 

In 1962, the Grand Terrace Chamber of Commerce was organized. From the very beginning the 

Chamber was interested in preserving the local identity of the area, and therefore, was a strong 

supporter of cityhood. This group did much of the groundwork, which led to the formation of a 

local governing body in 1976, which was called the Municipal Advisory Council or MAC. After 

nearly two years of meetings and negotiations with the County, the residents went to the polls to 

decide the issue of cityhood. The response was an 82% vote for incorporation. On November 30, 

1978, the Charter City Council was installed at Terrace Hills Junior High and Grand Terrace 

officially became the 16th city in San Bernardino County.  

Subject Property 

https://en.wikipedia.org/wiki/San_Bernardino_County,_California
https://en.wikipedia.org/wiki/California
https://en.wikipedia.org/wiki/Highgrove,_California
https://en.wikipedia.org/wiki/Colton,_California
https://en.wikipedia.org/wiki/Interstate_215_(California)
https://en.wikipedia.org/wiki/Agua_Mansa
https://en.wikipedia.org/wiki/Industrial_corridor
https://en.wikipedia.org/w/index.php?title=Blue_Mountain_(San_Bernardino_County,_California)&action=edit&redlink=1
https://en.wikipedia.org/wiki/La_Loma_Hills
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This 3.6-square-mile community has an average elevation of 1,065 feet. Its motto, inscribed on 

the city flag, is "The Blue Mountain City" (its official slogan is "A city set upon a mountain cannot 

be hidden"), and refers to the Blue Lupine flower that used to grow on Blue Mountain in the spring. 

According to the city's web site, the 2000 census revealed that Grand Terrace has the highest 

median income in the Inland Empire region at $61,068. According to an article in The Press-

Enterprise dated May 31, 2002, "Its clean streets, quiet neighborhoods and no violent crime are 

big draws for its middle-income population." 

Demographic Factors 

The following table summarizes the demographics for the city of Riverside.  

 

 

The Gateway Specific Plan 

Located just to the south of the subject property is a significant specific plan within the city 

of Grand Terrace.  The Gateway Specific Plan was submitted to the City of Grand Terrace in 

December 2017. The Plan involves a total of 131-acres located north of Grand Terrace High 

School along the eastern side of I-215. Mixed uses including both commercial and residential 

projects, combined with recreational open space are envisioned to provide new opportunities 

in Grand Terrace. 

 

One of the key benefits of the Gateway Specific Plan is that it addresses many of the current 

infrastructure deficiencies by bringing new roads and utilities to the area. The focal point of 

the Gateway planning area will be the creation of a new major arterial connecting Commerce 

Way with Taylor Street. Projected to be an alternative to Michigan Avenue, this new 4-lane 

divided road alignment will serve to lessen traffic, noise, and congestion on existing city 

streets. 

https://en.wikipedia.org/wiki/Blue_Lupine
https://en.wikipedia.org/wiki/The_Press-Enterprise
https://en.wikipedia.org/wiki/The_Press-Enterprise
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The Gateway Plan will initiate the environmental review process this Spring ensuring that the 

project conforms to the California Environmental Quality Act. For the balance of 2018 the 

City will hold periodic workshops where the citizens of Grand Terrace as well as those in the 

surrounding area can review the Gateway Specific Plan and have the opportunity to ask 

questions. In early 2019 the Gateway Plan is scheduled to be heard by the City of Grand 

Terrace Planning Commission and City Council. 

 

Coinciding with the completion of the Barton Road Intersection improvements currently 

underway by CALTRANS/SBCTA (San Bernardino County Transportation Authority), 

assuming no out of the ordinary delays, the Gateway Plan could potential ly commence 

development in either late 2019 or early 2020 depending upon the approval process.  

 

 

 

SUBJECT 
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Subject Property Description 

Aerial View of Subject Property 

 

 

 

 

Location of subject property is approximate. 

 

  

SUBJECT 



  P a g e  | 9 
 

Subject Property Photographs 

Photograph 1 

 
Looking southwest at subject from Commerce Way  

 
Photograph 2 

 
 

Looking south along Commerce Way with subject at right  
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Photograph 3 

 
Looking northeast at the subject property from point near Commerce Way    

 
Photograph 4 

 
Looking north at street closed portion of Michigan Street with subject at right   
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Photograph 5 

 

Looking south at subject property (center & left) and cul-de-sac providing access  

Photograph 6 

 

Looking south at subject’s access road (Michigan Street) from Barton Road  
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Site Description 

General Site Information 

Address: Adjacent 22115 Barton Road, Grand Terrace, CA  92313 

Location: The property is in a “freeway commercial” area on the east side of the 

215 freeway and just south of Barton Road, a major east-west running 

arterial with the city of Grand Terrace, CA  92313.  

 
Legal Description: 

 
 

Current Owner(s): San Bernardino County Transportation Authority 
 

3 Year Sales History: There have been no sales transactions impacting the subject property 
during the past three years.  The property is not currently listed for sale.   

Zoning: CM (Commercial Manufacturing) / BRSP (General Comm) 

Assessor Parcel No:  1167-231-10, 22 (Portion) 

Assessment: $0 (Owned by Non-taxable entity)  
 
Physical Characteristics of the Site 

 
Total Site Area: The property contains 12,800 square feet     

Site Dimensions: N/A (irregular shape)  

Frontage: Located just south of Barton Road with frontage on Commerce Way & 
Michigan Street, two improved public roads.     

Shape: Irregular    
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Topography: Level at the grade of Commerce Way   

Access: The property would be accessed from Michigan Street  

Easements: No preliminary title report was furnished for the subject property.  It is 

assumed that there are no adverse easements, conditions or 

restrictions encumbering the subject property that would impact is 

ability to be developed to its highest and best use.   

Utilities to Site: All utilities would be immediately available and are in adjoining streets.   

Sidewalk, Curbs and 
Gutters: 

None.   

Flood Designation: Zone X (Map 060737 – 06071C8687J) dated 9/2/16) indicating the 

property is outside the 100 and 500-year floodplains. 

Surface Drainage: N/A 

Environmental/Soils: There was nothing discovered which would indicate there are 

environmental issues associated with the subject property.  The 

appraiser is not qualified to detect hazardous waste and/or toxic 

materials. Any comment by the appraiser that might suggest the 

possibility of the presence of such substances should not be taken as 

confirmation of the presence of hazardous waste and/or toxic materials. 

Such determination would require investigation by a qualified expert in 

the field of environmental concerns. The presence of substances such 

as asbestos, urea-formaldehyde foam insulation or other potentially 

hazardous material may affect the value of the subject property. The 

value estimate is predicated on the assumption that no such material is 

on or in the property that would cause a loss in value. Descriptions and 

comments are the results of routine observations made during the 

appraisal process.  This appraisal assumes that there are no unusual 

soils problems associated with the property and that load- bearing 

capacity and drainage are adequate. No soils reports were provided. 

Plat Map 

Following is a plat map showing the size, shape and location of the larger parcel currently made 

up of portions within two different assessor’s parcel numbers.      
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PARCEL 10 PORTION 

PARCEL 22 PORTION 
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Right of Way (Excess Land) Map 
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General Plan Land Use & Zoning 

The zoning characteristics for the subject property are summarized below: 

Zoning Summary 

Jurisdiction Governing Zoning: City of Grand Terrace 

Current Zoning: BRSP (Barton Road Specific Plan) – General 
Commercial); C-2 – General Commercial   

Permitted Uses: Planning Area 1 in the BRSP is closest to the 1-215 

Freeway and consists mainly of residential uses, a school 

and some strip commercial. It is an area in transition with 

several residential structures having been converted to 

commercial uses. Lot consolidation and new commercial 

development are the primary focus for Planning Area 1. 

This Planning Area will focus upon a wide variety of uses 

that typically include supermarkets, drug stores, variety 

stores, apparel shops, appliance and furniture stores, and 

commercial recreation uses. Because of its adjacency to 

the freeway, this district would also permit traveler related 

uses such as hotels, motels, and restaurants. 

Zoning Change: Not Likely  

Development Standards 

Minimum Lot Size: 10,000 square feet 

Minimum Width: 100 feet 

Minimum Depth: 100 feet 

Setbacks (front, side, rear): 10-20 feet 

Maximum Building Height: 28 feet 

Landscaping: 15% of site area 

Maximum Coverage: 100% less parking, setback, and landscaping 

Z 
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NING SUMMARY 
Zoning Map 

 

 

 

 

  

SUBJECT PROPERTY 
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Valuation Analysis 

Highest and Best Use 

The highest and best use of any property depends upon the physical and legal restrictions 

imposed by the size, shape, location and zoning of the site, and the size, siting, quality and 

condition of the improvements. As the subject is vacant land with no building improvements, the 

highest and best use analysis is made of the land only. The use must be (1) physically possible, 

(2) legally permissible, (3) financially feasible, and (4) maximally productive. 

 

As Though Vacant 

 
Physically Possible - The subject property has sufficient access, exposure, topography and 

utilities to accommodate some uses.  Additionally, the site is located just south of Barton Road 

and has frontage on both Commerce Avenue and Michigan Street.  However, access would be 

taken from Michigan Avenue, which terminates in a cul-de-sac in front of the subject property.   

While the shape of the site is irregular, it has a curvilinear shape that maximizes exposure to 

Commerce Way.   

Legally Permissible – The property has dual zones, General Commercial in the Barton Road 

Specific Plan & General Commercial per the city’s zoning map.  Both of these zones are 

compatible with one another and would allow similar type uses.  Planning Area 1 in the BRSP is 

closest to the 1-215 Freeway and consists mainly of residential uses, a school and some strip 

commercial. It is an area in transition with several residential structures having been converted to 

commercial uses. Lot consolidation and new commercial development are the primary focus for 

Planning Area 1. This Planning Area will focus upon a wide variety of uses that typically include 

supermarkets, drug stores, variety stores, apparel shops, appliance and furniture stores, and 

commercial recreation uses. Because of its adjacency to the freeway, this district would also 

permit traveler related uses such as hotels, motels, and restaurants. 

Financially Feasible – As discussed above, the physical characteristics of the site are sufficient 

to accommodate a variety of legally permissible uses.  The uses in the immediate area along 

Barton Road support the uses allowed under the subject’s zoning. Additionally, long range plans 

call for Commerce Way to be extended into the Gateway Specific Plan which will provide 

enhanced circulation and draw in a greater number of potential users.  As such, it is concluded 

that some type of commercial or retail uses on the subject property would be the most financially 

feasible use of the property.   

Maximally Productive – Considering the legally permissible, physically possible and financially 

feasible uses in the current market, the highest and best use is for development of some form of 

commercial or retail use, consistent with that which exists in the immediate area.   
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Appraisal Procedures Followed, Methodologies 

For the appraisal of the subject property, only the sales comparison approach will be undertaken.  

Neither the cost approach nor the income capitalization approach are appropriate valuation 

methods when valuing a vacant piece of property.  The sales comparison approach derives a 

market value opinion by making a comparative analysis of recently sold properties having similar 

characteristics to the property being appraised. Each sale property is compared to the subject 

property focusing on similarities and differences that influence value.  

 

Sales Comparison Approach  

Several sales have been selected to process the sales comparison approach to value. On the 

following page is a summary of the market data, followed by a Market Data Map which shows the 

relative location of each sale to the subject property. After this is a discussion of each of the sales, 

comparing each to the subject property for each relevant element of comparison and from this 

analysis an appropriate value indication is concluded.   

 

The sale properties are all located within the surrounding communities and are considered part 

of the same market area.  The sales search extended back to 2019, with all the sales occurring 

between 2019 and 2020.  All the comparable data are properties that have similar 

use/development potential to that of the subject property.  The properties range in size from 9,010 

to 41,768 square feet, which is a reasonable range compared to the subject’s 12,800 square feet.  

Overall, this is considered a very reasonable data set from which to estimate the market value of 

the subject property, being valued as a vacant site.  The sales are all relatively similar to the 

subject in utility and use potential.  They shed light on the value of the subject property as a vacant 

parcel.   

 

Attempts were made to verify each sale with a party to the transaction but some of the sales 

information is based solely on public records, Costar, RealQuest, LandVision, and personal 

inspection.  Verifications are pending for those transactions.  They were found to be sufficiently 

credible to rely upon for the valuation, and represent the type of information that informed buyers, 

sellers and other market participants consider when making decisions regarding real estate in this 

market.  Several sources were used to confirm the credibility of the information before it was used.  
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Comparable Sales Summary 
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Market Data Map 

 

 

Market Data Description 

 

Data 1 - This is the recent sale of a parcel located on the south side of the 91 freeway in the city 

of Riverside.  The parcel was listed for about $34.00 per square foot and was on the market for 

about 1.5 years before selling.  The property has good exposure to the freeway, is level at street 

grade, and has frontage on the Indiana Avenue off-ramp.  Additionally, the property is close to an 

on ramp to the 91 freeway from Indiana Avenue.   The property is zoned BMP (business & 

Manufacturing Park) which allows for a variety of commercial/industrial uses.  This property is 

across the street from one sale contained within the Additional Data section of the report and 

shows the considerable premium that will be paid ($28.70 vs $11.00 per square foot) for larger, 

freeway fronting parcels that are conforming in size and allow for a variety of building and site 

layouts.   

Data 2 - This is the sale of a long narrow parcel located adjacent to the railroad tracks and very 

close to the 215 freeway.  While the parcel does not have exposure to the 15 freeway, it provides 

an industrial use price point in a neighborhood close to the subject property.  The property has a 

residential structure on the property given little value, with the surrounding land uses on the east 

side of La Cadena Drive being industrial in nature.   
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Data 3 - This is the sale of an irregular shaped, commercially zoned lot located directly across 

the freeway from the subject property on the west side of La Crosse Avenue.  The property is in 

its natural state (relatively level), is at street grade and has utilities immediately available.  La 

Crosse Avenue is a frontage road along the 215 freeway, with this property adjoined by an auto 

service building and an industrial building.    The property does have exposure to the 215 freeway.  

According to the broker, the property sold in an exchange with the buyer having no immediate 

plans.  There is a water line easement on the north and east perimeter of the property.          

Data 4 – This is the sale of a commercially zoned corner parcel located south of the 10 freeway 

in the city of Colton.  The property is located in an area characterized by older single-family 

homes, older commercial buildings along La Cadena, as well as some vacant lots.  There is no 

freeway exposure to this parcel, with little demand for traditional retail/commercial development 

that depends on the strength of the neighborhood demographic.  Rather, the demand is more for 

local businesses and services that have been in the area for quite some time.    

Data 5 - This is the sale of a smaller parcel located just the north of the subject on the east side 

of the 91 freeway.  While the property does not have direct exposure to the 91 freeway like the 

subject, this property is located between two older residences in an older residential/industrial 

neighborhood with similarities to the subject's location.  The Business and Manufacturing Park 

Zone (BMP) is established to provide a district for low-intensity and low-impact industrial, office, 

and related uses. Typical uses include research and development facilities and laboratories; 

administrative, executive and professional offices; small-scale warehouses, light manufacturing; 

and support commercial. 

Data 6 - This the sale of a level, corner parcel located at the southwest corner of W. 2nd Street 

and N. K Street in the city of San Bernardino.  Like the subject property, the immediate area 

consists of older residential and commercial buildings, with the site being located one block away 

from the San Bernardino Depot.      

Adjustment Considerations 

A summary of a qualitative adjustment analysis comparing the comparables to the subject is 

shown on the following page.  The adjustments are sectioned into two types of adjustments – 

transactional adjustments and physical adjustments.   

Transactional Adjustments 

Transactional adjustments include interest conveyed, conditions of sale, financing and market 

conditions.  In this real estate market for this type of property, market conditions and commercial 

demand for properties like the subject are considered to have been stable between the oldest 

comparable sale date through the effective valuation date.  This conclusion is based upon the low 

transaction volume, lack of meaningful trend demonstrated by the data, lack of overall 

development in the area, and is supported by our interviews with market participants.  No other 

adjustments to the comparables were required for interest conveyed or financing which were 

similar to the subject property. 

Physical Adjustments 

Physical adjustments include such factors as location, access, street frontage, size/shape, 

zoning, development potential, site improvements, and entitlements.  Similar to the transactional 

adjustments, the physical adjustments have been made on a qualitative basis.  The adjustments 
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are generally subjective in nature and are intended to illustrate the logic and reasoning in 

developing a value opinion for the subject property.  
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Adjustment Considerations & Value Conclusion 

 

Adjustments to the above comparables considered the following categories:  

Interest Conveyed – All of the comparables were fee simple sales with no adjustments 

necessary. 

Conditions of Sale – Adjustments for listing status or atypical sale conditions did not exist in any 

of the sales with no adjustments necessary.  

Financing – All of the sales involved market financing, cash equivalent sales with no adjustments 

necessary. 

Market Conditions - In this real estate market for this type of property, market conditions for large 

industrial/commercial properties like the subject are considered to have been stable between the 

oldest comparable sale date through the effective valuation date.  This conclusion is based upon 

the low transaction volume, lack of meaningful trend demonstrated by the data, lack of overall 

development in the area, and is supported by our interviews with market participants.  

Location - Adjustments were based on the surrounding land uses and the presence of or lack of 

synergy for commercial/industrial development.   

Exposure – Adjustments were based on exposure to traffic or a freeway and its contribution to 

the viability of a commercial/retail development.   

Street Frontage – Adjustments considered the accessibility of the properties to public roadways 

for commercial/retail development.   

Zoning – The highest and best use of the subject was concluded to be for some form of 

commercial or retail use, consistent with that which exists in the immediate area.  All the 

comparables were considered similar to the subject property in their zoning except for Data 2 

which is for straight industrial development.     

Size/Shape – Due to the irregular shape of the subject, all the comparables were considered 

slightly superior.     

Utilities –All the comparables were considered similar in utilities to the subject property with no 

adjustments warranted.   

Site Improvements – All of the sales had utilities stubbed to the sites or had utilities immediately 

available and were considered similar to the subject property.  

Entitlements/Salability – All of the comparables are legal parcels ready for sale on the open 
market, while the subject will need a lot line adjustment to allow the two parcels to be combined 
into a single lot.  Therefore, all of the comparables were considered superior.   
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Ranking Analysis 

Using the above discussion on adjustments, the following ranking analysis is concluded for the 

subject property: 

Comp # Sale Price PSF Ranking 

1 $28.70 Superior 

2 $11.85 Superior 

3 $11.61 Superior 

5 $10.61 Similar 

Subject -- -- 

4 $8.33 Inferior 

6 $6.66 Inferior 

 

Value Conclusion 

After considering differences between these data items and the subject property, they 

demonstrate that the subject property should be worth something greater than $8.33 per square 

foot, something less than $11.61 per square foot, and something similar to $10.61 per square 

foot.   While the subject does not have direct freeway exposure, it is located just off a major arterial 

and has good frontage and exposure on a newly aligned street that will lead to a variety of land 

uses in a Specific Plan.  Data 1 shows the strong price that can be achieved for parcels with direct 

freeway exposure, while Data 4 and 6 show the relatively low prices that are achieved for 

commercially zoned parcels in non- freeway commercial locations.      

The subject property has a conforming size and commercial synergy with adjoining properties in 

a freeway commercial location.  Additionally, long range plans call for the extension of the road 

on which the subject fronts through the specific plan area adjacent and to the south.   

With primary consideration placed on the sales providing the previously stated valuation points of 

reference (Sales 3, 4, 5), a value near the middle of the range created by Data 3, 4 and 5, or 

$10.00 per square foot has been concluded for the subject property. This would provide an 

indicated value for the subject property of $128,000 on a rounded basis ($10.00 x 12,800 square 

feet).  
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Certification 

The undersigned appraiser certifies that, to the best of his knowledge and belief: 

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

• The reported analyses, opinions and conclusions are limited only by the reported 

assumptions and limiting conditions, and are his personal, impartial and unbiased 

professional analyses, opinions, and conclusions. 

• I have no present, prospective, direct or indirect interest in the property that is the 

subject of this report, nor personal interest or bias with respect to the parties involved. 

• I have no bias with respect to the property that is the subject of this report or to the 

parties involved in this assignment. 

• My engagement in this assignment was not contingent upon developing or reporting 

predetermined results. 

• My compensation for completing this assignment is not contingent upon the 

development or reporting of a predetermined value or direction in value that favors the 

cause of the client, the amount of the value opinion, the attainment of a stipulated 

result or the occurrence of a subsequent event directly related to the intended use of 

this appraisal. 

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

been prepared, in conformity with the requirements of the Code of Professional Ethics 

and Standards of Professional Practice of the Appraisal Institute, which include the 

Uniform Standards of Professional Appraisal Practice. 

• Kent J. Carpenter, MAI has made a personal inspection of the property that is the 

subject of this report. 

• No one provided significant real property appraisal assistance to the appraiser signing 

this certification. 

• The appraiser signing this appraisal report has not provided an appraisal of the subject 

property in the three years immediately preceding acceptance of this assignment. 

There have been no other services, as an appraiser, or in any other capacity, in the 

previous three years. 

• As of the date of this report, Kent J. Carpenter, MAI, has completed the continuing 

education program of the Appraisal Institute. 

• The use of this report is subject to the requirements of the Appraisal Institute relating 

to review by its duly authorized representatives. 

Very Truly Yours, 

Epic Land Solutions, Inc. 

 

 

  
Kent J. Carpenter, MAI  
Certified General Real Estate Appraiser 
Senior Appraiser 
Epic Land Solutions, Inc. 
California License AG003087 
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Land Sales Data Sheets 

Comparable Data No. 1 Photo 

 

Assessor’s Parcel Map 
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Comparable Data No. 2 Photo  

 
 

Assessor’s Parcel Map 
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Comparable Data No. 3 Photo 

 
 

Assessor’s Parcel Map 
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Comparable Data No. 4 Photo 

 
 

Assessor’s Parcel Map 
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Comparable Data No. 5 Photo 
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Comparable Data No. 6 Photo 
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Addenda 

Assumptions and Limiting Conditions 

This report is made expressly subject to the standard assumptions and conditions which are a 

normal part of any real estate appraisal. 

1. The term "Market Value", as used in this report is defined previously. 

2. The date of value to which the conclusions and opinions expressed in this report apply, 

is as set forth previously in this letter. Further, the dollar amount of any value opinion 

rendered in this report is based upon the purchasing power of the American dollar 

existing on that date. 

3. The appraiser assumes no responsibility for economic or physical factors which may 

affect the opinions in this report which occur after the date of this letter transmitting the 

report. 

4. The information furnished by others is believed to be reliable. However, no warranty 

is given for its accuracy. 

5. The appraiser reserves the right to make such adjustments to the analyses, opinions 

and conclusions set forth in this report as may be required by consideration of 

additional data or more reliable data that may become available. 

6. No opinion as to title is rendered. Title is assumed to be marketable and free and clear 

of all liens, encumbrances, easements and restrictions except those specifically 

discussed in the report. The property is appraised assuming it to be under responsible 

ownership and competent management, and available for its highest and best use. 

7. The appraiser assumes no responsibility for hidden or unapparent conditions of the 

property, subsoil, or structures that render it more or less valuable. No responsibility 

is assumed for arranging for engineering studies that may be required to discover 

them. 

8. The property is appraised assuming it to be in full compliance with all applicable 

federal, state, and local environmental regulations and laws, unless otherwise stated. 

9. The property is appraised assuming that all applicable zoning and use regulations and 

restrictions have been complied with, unless otherwise stated. 

10. The property is appraised assuming that all required licenses, certificates of 

occupancy, consents, or other legislative or administrative authority from any local, 

state, or national government or private entity or organization have been or can be 

obtained or renewed for any use on which the value estimate contained in this report 

is based, unless otherwise stated. 

11. No engineering survey has been made by the appraisers. Except as specifically stated, 

data relative to size and area was taken from sources considered reliable and no 

encroachment of real property improvements is considered to exist. 

12. No opinion is expressed as to the value of subsurface oil, gas or mineral rights or 

whether the property is subject to surface entry for the exploration or removal of such 

materials except as expressly stated. 

13. Maps, plats and exhibits included in this part are for illustration only as an aid in 

visualizing matters discussed within the report. They should not be considered as 

surveys or relied upon for any other purpose, nor should they be removed from, 

reproduced, or used apart from the report. 
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14. No opinion is intended to be expressed for matters which require legal expertise or 

specialized investigation or knowledge beyond that customarily employed by real 

estate appraisers 

15. That possession of this report, or a copy of it, does not carry with it the right of 

publication. It may not be used for any purpose by any person other than the party to 

whom it is addressed without the written consent of the appraiser, and in any event 

only with proper written qualification and only in its entirety. 

16. Unless specifically stated, this appraisal does not take into consideration the possibility 

of the existence of asbestos, PCB transformers or other toxic, hazardous, or 

contaminated substances and/or underground storage tank (hazardous material), or 

the cost of encapsulation or removing thereof. Should the client have concern over the 

existence of such substances on the property, we consider it imperative for you to 

retain the services of a qualified independent engineer or contractor to determine the 

existence and extent of any hazardous materials, as well as the cost associated with 

any required or desirable treatment or removal thereof. 
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Background and Qualifications 

 

 


