REPORT FrOmM

OFFICE OF THE CITY ADMINISTRATIVE OFFICER

Date: June 18, 2013 CAC File No.  0153-08055-0000
Council File No. 13-0532
12-1675

Council District: 1
To: The Council

, . o For-
From: Miguel A. Santana, City Administrative Officer /

Reference: Transmittal from the Department of General Services dated June 7, 2013;
ordinances received by this Office on June 11, 2013

Subject: DIRECT SALE OF A PARCEL LOCATED AT 2210-2214 SAN FERNANDO
ROAD TO GLENDALE KIA

SUMMARY

The Department of General Services (GSD) has implemented a program to sell all City-owned
surplus property no longer needed for City operations to generate additional revenue for the
City. At its meeting of June 4, 2013, the Council adopted a (Reyes / Rosendahl, C.F 13-0532)
motion relative to declaring City-owned property located at 2210-2214 San Fernando Road as
surplus and directing GSD to initiate the surplus property process.

In 1998, the City was faced with the EI Nino storm. The storm caused heavy inflow/infiltration
into the sewer system that resulted in overflows and spills onto City streets. As a result, the
Regional Water Quality Control Board issued a Cease and Desist Order to the City to complete
specific sewer improvements to prevent future spills. On September 21, 2001, the Bureau of
Sanitation purchased the property to implement the North East Interceptor Sewer Project
(Project) using funds from the Sewer Capital Fund.

GSD proposes a sale of a portion of City-owned property located at 2210-2214 San Fernando
Road (Surplus Property) in Council District 1 to the CA Auto Mart Group Inc. dba Glendale KIA
(Buyer) car dealership in the amount of $427,000. The proposed sale is for that portion of a
parcel no longer needed for the Project currently an asphalt paved area used for parking and
displays for the adjacent automobile sales. The Buyer proposes to develop the vacant land to
expand its showroom and car storage area.

in compliance with Government Code Section 54220, prior to the direct sale of City-owned
surplus property, the City must first offer the surplus land to various agencies for public use. In
a letter dated January 14, 2013, the Asset Management Division of GSD released a
correspondence to several agencies regarding the proposed sale of the Surplus Property.
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GSD reports that there were no objections from the proposed sale from City departments or
any other public agency.

In a letter dated May 6, 2013, the Bureau of Engineering (BOE) responded to GSDs request o
review the sale for any required reservation for easements or right-of-ways. BOE reports that
the Surplus Property is near the San Fernando Road which is a major highway that requires a
dedication for a right-of-way. However, the proposed sale is for a small portion of the existing
City-owned property which allows for sufficient dedication of a right-of-way. In the event that
the remainder of the City property is sold, dedication shall be required to reflect the recent
street widening on the approach to the school district site.

In a letter dated May 6, 2013, the Environmental Management Group of BOE, responded to a
request for environmental clearances and reported that the sale of the Surplus Property is
exempt from the provisions of the California Environmental Quality Act (CEQA) pursuant fo
City CEQA Guidelines Article 1ll, Section 1, Class 12, in that the proposed sale consists of
surplus government property. Further, the property is not located in an area of statewide
interest or potential area of critical concern as noted in the California State Guidelines Section
16312,

Pursuant to Los Angeles Administrative Code {LAAC) Section 7.22 (c), the City Planning
Department (Planning) must review the proposed sale as to the effects of the sale and that the
property is no longer required for City use. In a letter dated May 15, 2013, the Planning
Department reports that a specific nature of land use following the sale of the property was not
disclosed. Planning reports that there are use restrictions related to automotive uses, and that
any development of the property must be found fo be in compliance with the Development
Standards and Design Guidelines of the Cypress Park / Glassell Park Community Design
Overlay. GSD must ensure that the Buyer is provided information on these use restrictions and
guidelines prior to the sale of the Surplus Property.

Pursuant to LAAC Section 7.22 (d), the City Administrative Officer reviewed the proposed
direct sale and recommends approval of the sale and the attached ordinances prepared by
GSD, which state the terms and conditions, legal description and recommendations for
reservations and/or easements that should be retained by the City, approved by the City
Attorney as to form and legality. Additional discussion is included in the Findings section of this
report.

To the best of our knowledge, the proposed sale is in accordance with Charter Section 385
Sale of Property, and the LAAC Section 7.22 Recommendations Required of City Departments
and 7.27 Private Sale, and California Government Code Section 54220 Surplus Land, which
establish the basic guidelines for the sale of City-owned surplus property.

RECOMMENDATIONS

That the City Council, subject to the approval of the Mayor:
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1. Determine that the parcel proposed for sale located at 2210 — 2214 San Fernando Road
is no fonger required for City use and that the public interest is best served by the direct
sale of the property;

2. Adopt the attached ordinances relative o the sale of the property, without notice of sale
or advertisement of bids, to CA Auto Mart Group, Inc., dba Glendale Kia for the sale
price of $427,000;

3. Request the City Attorney to prepare the purchase and sale agreement based on the
terms specified in the ordinances for the sale of the surplus property;

4. Instruct the Department of General Services to disclose the use restrictions and
Development Standards and Design Guidelines of the Cypress Park / Glassell Park
Community Design Overlay to the Buyer prior to the sale of the property, as
recommended by the City Planning Department; and,

5. Instruct the Department of General Services to complete the transactions outlined in the
ordinance, and process the necessary documentation to execute the sale and deposit
the proceeds into the appropriate accounts, as directed by the Los Angeles
Administrative Code and as approved to form by the City Attorney.

FISCAL IMPACT STATEMENT

" The proposed sale is for City-owned surplus property located at 2210-2214 San Fernando
Road in Council District 1 to CA Auto Mart Group Inc., dba Glendale Kia for a total purchase
price of $427,000. Funds from the sale will be deposited into the Sewer Capital Fund 761. The
proposed transaction is in accordance with Charter Section 385 Sale of Property, Los Angeles
Administrative Code Section 7.22 and 7.27 and California Government Code Section 54220,
Title 5 Local Agencies, Division 2, Article 8 Surplus Land, which establish the basic guidelines
for the sale of City-owned surplus property. There is no additional impact to the General Fund.
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FINDINGS
1. Background -

In September 2001, the City purchased the property from the Baldwin Family Trust to develop
the North East Interceptor Sewer Project (Project) in the amount of $1,162,678 using Sewer
Construction Maintenance Funds. This was a result of the Regional Water Quality Control
Board Cease and Desist Order issued to the City to complete specific sewer improvements fo
prevent future spills.

Prior to the Project, the property was used for multiple industrial businesses and noted as
having hazardous substances beneath the surface. The City was aware of this concern during
the time of purchase.

The City proposes to sell a portion of City-owned property to CA Auto Mart Group, Inc., dba
Glendale Kia (Buyer) to expand its showroom and car storage area. The City currently has a
lease agreement with the Buyer for $9,721 a month which is set to expire on August 1, 2015.

The Surplus Property is currently undergoing an active soil and gas remediation project
expected to continue until September 2013. The Buyer is aware of the contamination and
ongoing remediation at the site. The City Attorney notes that as part of the sale, the Buyer will
be responsible for continuing to remediate the soil at no cost fo the City.

A number of site investigations have been conducted on this property. The City has taken
steps to clean-up the property by installing soil vapor extraction and vapor monitoring wells. In
June 2009, the California Regional Water Quality Control Board submitted a report to the City
confirming the completion of a site investigation and corrective action for the removal of two
leaking underground storage tanks. The case has been closed. Further, the soil was removed
to a depth of approximately 10-feet below ground surface, followed by backfilling with
sand/cement, resulting in the physical removal of the vast majority of impacted soil in this area.

in a report dated July 11, 2012 from Brown and Caldwell (Consultant), an environmental
consulting firm, a site investigation of the property was noted with several findings. Numerous
volatile organic compounds were detected in the soil samples. The Consultant's assessment
noted that the potential source of the contaminated soil is likely from a service station on the
northeast side of San Fernando Road.

In compliance with California Government Code Section 54222, the Asset Management
Division of GS8D released a correspondence to several agencies regarding the proposed sale
of the Surplus Property. This Office received copies of notices released to the following
agencies from GSD dated January 14, 2013:

e Housing Authority of the City of Los Angeles;
» | os Angeles Housing Department,
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Los Angeles Community Development Department: Response received with no
objections to the sale, dated January 24, 2013;

Los Angeles River Revitalization Corporation;

Los Angeles Department of Recreation and Parks;

Los Angeles County Metropolitan Transportation Authority;

Los Angeles Department of Transportation;

Los Angeles Unified School District;

California State Resources Agency,

Santa Monica Mountains Conservancy;

Chief Executive Office of Los Angeles County;

Los Angeles City Employees Retirement System: Response received with no objections
to the sale, dated January 24, 2013; and,

Fire and Police Pensions: Response received with no objections to the sale, dated
January 25, 2013.

In accordance with L.os Angeles Administrative Code (LAAC) Section 7.22, Recommendations
Required of City Departments, before the Council can determine that real property proposed
for sale is no longer required for the use of the City and that the public interest or necessity
require its sale, the proposed sale must be reviewed by the following departments:

L]

LAAC 7.22 (a), the Depariment of General Services shall appraise the property at its fair
market value and recommend a minimum sale price. In an appraisal report conducted
by Eichel Inc., with an effective appraisal date of August 8, 2012, the market value of
the small parcel is $427,000.

LAAC 7.22 (b), the Bureau of Engineering (BOE) shall approve the legal description of
the real property and recommend the reservation or exception of such portions or
easements or right-of-way that should be retained by the City. In a letter dated May 6,
2013, BOE reviewed the sale for any required reservation for easements or right-of-
way. BOE reports that the Surplus Property is near a major highway that requires a
dedication for a right-of-way. However, the proposed sale is for a small portion of
existing City-owned property. In the event that the remainder of the City property is sold,
dedication shall be required to reflect the recent street widening on the approach to the
school district site.

LAAC 7.22 (c¢), the City Planning Departiment shall consider the proposed sale in
relation to, and its effects upon, plans prepared by the Department and verify from City
departments that the property proposed for sale is not required for City use. In a letter
dated April 25, 2013, GSD forwarded the proposed sale to the City Planning
Department (Planning), pursuant o Administrative Code Section 7.22 ¢, “The Planning
Department shall consider the proposed sale in relation to, and its effects upon, plans
prepared by the Department and shall verify, in writing, from the appropriate City
departments that the property proposed for sale is not required for City use.
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Planning responded to GSD in a letter dated May 15, 2013. Planning reports that GSD
did not disclose the specific nature of land use that will transpire following the sale.
Therefore, the Buyer must be made aware of the automotive use restrictions and the
Development Standards and Design Guidelines of the Cypress Park / Glassell Park
Community Design Overlay. Planning reports that the property is zoned [Q}M1-1-CDO,
A copy of the zoning requirements are provided by Planning and include the following
restrictions:

1. Automobile and Trailer Sales, Automotive repair, Automotive Exhaust Test Station,
Automobile Storage Area,

2. Automobile Dismantling Yard, Auto Wreckage, and Auto Salvage uses;

3. Drive-through establishments, Commercial Shipping, Electronic Message Dlspiay.
Signs, and a Lumber Store or Lumber Yard.

» LAAC 7.22 (d), the City Administrative Officer shall review the proposed direct sale and
recommend to the Councill upon its propriety. This Office has reviewed the proposed
sale and determined that the property is no longer used by the City and the sale of such
property would benefit the City by the sale proceeds. Further, the City will no longer be
liable for any hazardous substance repair costs associated with the property.

2. Public Interest and Benefits to the City

In accordance with LAAC 7.27 the Council, may determine that the sale of City-owned property
is in the public interest or necessity. In this event, the Council may, by ordinance with two-
thirds vote, authorize the sale of City-owned property, without notice of sale or advertisement
for bids, upon review and recommendation by the City Administrative Officer. GSD reports that
the sale of the proposed properties is in the best interest of the City because the City has no
immediate or future plans for improving the property. The community will be better served from
a private development with the expansion of the business and job development. The walkway
improvements will provide a clear defined pedestrian walkway. The sale of the property would
relieve the City of any costs associated with unnecessary real properly ownership and costs
associated with the cleanup of hazardous substances.

3. Terms of Sale
The following are terms included, but not limited to, the sale as described in the Ordinance:

o The sale price is $427,000, which is the agreed upon price between the City and the CA
Auto Mart Group, Inc., dba Glendale Kia;

o The property will be sold in "As Is” condition and purchaser, without any warranty as to

~ fitness for use, fitness for particular use, or condition of the property, and that the City

has no obligation to correct any condition of the property; whether known before or after
the date of the sale;
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» Subject to covenants, conditions, restrictions, encroachments, reservations, easements,
rights and rights-of-way of record or which are apparent from a visual inspection of the
real property and excepting and reserving to the City any interest in the fee to the
adjacent streets which would otherwise pass with the conveyance of the described
parcel! of land.

4. Property Description

The Surplus Property is approximately 7,765 square feet of an asphalt paved area. The
property to be sold is located at 2210, 2212, and 2214 San Fernando Road, APN 5457-001-
902 located in the Cypress Park / Glassell Park area. The Surplus Property is zoned as
Manufacturing [Q]M1-1-CDO and is located in the Northeast Los Angeles Community Plan in
Counci! District 1.

D’éiiiéb Puche, Administrative Analyst

APPR D

/
/9((7/87@{ Administrative Officer
MAS:DP:08130203¢

Attachments



ORDINANCE NO:

An Ordinance authorizing and providing for the sale of certain City-owned real property
which is no longer required for use by the City, and the public interest or necessity requires
the sale thereof without the necessity of calling to bids, o CA Auto Mart Group, Inc., dba
Glendale Kia, for the sum of FOUR HUNDRED, TWENTY-SEVEN THOUSAND DOLLARS
($427,000).

THE PEOPLE OF THE CITY OF LOS ANGELES DO
ORDAIN AS FOLLOWS:

Section 1.  The Council of the City of Los Angeles hereby finds and determines
that certain real property owned by the City of Los Angeles, and located at the address
and/or location set forth hereinafter, is no longer required for the use of the City and that the
public interest and necessity require the sale. It is hereby ordered that such real property
be sold, pursuant to certain conditions hereinafter set forth and without notice of sale or
advertisement for bids to CA Auto Mart Group, Inc., dba Glendale Kia, for the sum of FOUR
HUNDRED, TWENTY-SEVEN THOUSAND DOLLARS ($427,000) in accordance with the
provisions of Section 385 of the City Charter and Division 7, Chapter 1, Article 4 of the Los
Angeles Administrative Code.

Location:
2210-2214 San Fernando Road, Los Angeles, (APN: 5157-001-902) Portion

Legal Description:

Refer to Exhibit “A” attached hereto and by this reference incorporated herein.

EXCEPTING AND RESERVING unto the City of Los Angeles, all oil, gas, water and
mineral rights now vested in the City of Los Angeles without, however, the right to use the
surface of said land or any portion thereof to a depth of 500 feet below the surface, for the
extraction of such oil, gas, water and minerals.

RESERVING unto the City of Los Angeles and its designated representatives, an
easement for access to the real property described in the Legal Description Exhibit “A” for
maintenance, monitoring and sampling of existing soil vapor extraction and groundwater

monitoring wells.

SUBJECT TO covenants, conditions, restrictions, encroachments, reservations,
easements, rights and rights-of-way of record or which are apparent from a visual
inspection of the real property and excepting and reserving to the City of Los Angeles any
interest in the fee to the adjacent streets which would otherwise pass with the conveyance
of the above described parcel of land.



ALSO SUBJECT TO sale in “AS 18" condition and purchaser purchasing the City-
owned property, by such act, expressly agreeing to purchase the property in an “As Is”
condition and without any warranty as to fitness for use, fitness for a particular use, or
condition of the property, and that the City has no obligation to correct any condition of the
property, whether known before or after the date of the sale.

Sec. 2. The Mayor of the City of Los Angeles in the name of and on behalf of
said City is hereby authorized and directed to execute a Grant Deed to the said real property
described in Section 1 of this Ordinance to CA Auto Mart Group, Inc., dba Glendale Kia, the
City Clerk of said City is hereby authorized and directed to attest thereto and to affix the City
Seal.

Sec. 3. The Department of General Services, Real Estate Services Division, is
authorized to open escrow, deliver deeds, and process and execute all necessary
documents to effectuate this sale, and the Chief Accounting Employee of the Department of
General Services is authorized to deposit the proceeds, over and above the expenses of
sale, into the Sewer Capital Fund No. 761, Revenue Source Code 5141. The purchaser, CA
Auto Mart Group, Inc., dba Glendale Kia, shall pay escrow and incidental costs associated
with this property purchase transaction including, but not limited to, recording fees,
documentary transfer fees, title insurance fees, escrow fees, and personal property taxes
where applicable, and any other real estate transaction taxes. Purchaser, at his own
expense, may cobtain any desired survey of the property.

Sec. 4. The City Clerk shall certify to the passage of this ordinance and have it
published in accordance with Council policy, either in a daily newspaper circulated in the
City of Los Angeles or by posting for ten days in three public places in the City of Los
Angeles: one copy on the bulletin board located at the Main Street entrance to the Los
Angeles City Hall; one copy on the bulletin board located at the Main Street entrance to the
L os Angeles City Hall East; and one copy on the bulletin board located at the Temple Street
entrance to the Los Angeles County Hall of Records.



| hereby certify that this ordinance was passed by the Council of the City of
Los Angeles, by a vote of not less than two-thirds of all of its members, at its meeting

of

Approvéd

Approved as to Form and l.egality

CARMEN A. TRUTANICH, City Attorney

K

By

75 V./g}f;!ﬁ/(/f //WMQO
Y AX

NANCY E.
Def?fty City Attorney Il

Date L//j{,@’, /J// Qﬂ/ﬁ

File No. _CF 12-1675 & CF 13-0532

JUNE LAGMAY, City Clerk

By

Deputy

Mayor



EXHIBIT “A”

LEGAL DESCRIPTION:

Lot 23 and that portion of Lot 24 of Salzgeber Home Tract No. 2, in the City of Los
Angeles, County of Los Angeles, State of California, as per map recorded in Book 10, Page
193 of Maps, in the office of the County Recorder of said County, together with that
portion of the Rancho San Rafael, said land being described as a whole as follows:

Beginning at the northerly corner of said Lot 23 also being a point on the westerly line of
San Fernando Road, 60.00 feet wide, as shown on said Salzgeber Home Tract No. 2;
thence along said westerly line South 26° 45° East 60.00 feet; thence parallel with the
northwesterly line of said Lot 23, South 57° 39° West to the easterly line of the Southern
Pacific Railroad Right-of-Way (100.00 feet wide) as shown on said Salzgeber Home Tract
No. 2; thence along said easterly line North 34° 06° West to the southwesterly prolongation
of said northwesterly line of said Lot 23; thence along said southwesterly prolongation and
along said northwesterly line North 57° 39° East to the point of beginning.

Containing 7,765 square feet more or less, as calculated from said Salzgeber Home Tract
No. 2.

Reserving therefrom unto the City of Los Angeles, for Public Street and utility easement
purposes the northeasterly 22.00 feet

Together with all rights, title and interest of the Grantors in and to the street areas
adjoining said land.

Subject To Covenants, conditions, restrictions, exceptions, reservations, easements, rights
and right of way of record

Reference is hereby made to EXHIBIT MAP attached hereto for the forgoing descriptions
and made a part of.

G

MAY 08 2013




D.M,
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C.D.
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EXHIBIT MAP

DEPARTMENT OF PUBLIC WORKS
BUREAU OF ENGINEERING

SURVEY DIVISION
Gary Lee Moore, P.E., City Engineer




CITY OF LOS ANGELES

INTER-DEPARTMENTAL CORRESPONDENCE ~ + .+ w0 ., ...
Date: June 7, 2013
To: Miguel A. Santana

City Administrative Officer
City Hall East, Room 1500, MS 130
Attention: Terry Sauer, Chief Administrative Analyst

From: Tony M. Royster, General Manager
Department of General Services Dj_jm\

Subject: REVIEW OF PROPOSED SALE OF THE PROPERTY LOCATED
AT 2210-2214 SAN FERNANDCO ROAD, LOS ANGELES, CA
90065, (APN: 5457-001-902) CD1

The General Services Department has undertaken a program to sell all surplus City-
owned property in order to return it to the tax rolls as well as to generate revenue for the
City. Most surplus property is sold at a public auction to the highest bidder. In some
cases, as defined in Los Angeles Administrative Code (LAAC) Section 7.27, the “Council
may determine that the public interest or necessity requires the sale, conveyance, or
exchange of real property owned by the City or... of any City interest in the real property
without notice of sale or advertisement for bids. In the event of such determination the
Council may, by ordinance adopted by the vote of at least two-thirds of all of its members
authorize the execution of such deed...or other mstrument as may be necessary to effect
such sale..

Section 7.22 (d) of the LAAC also provides that “... the City Administrative Officer shall
review the proposed direct sale and recommend to the Council upon its propriety.”

The Real Estate Services Division (RESD) of this Department is currently processing a
direct sale of the parcel located at 2210-2214 San Fernando Road, Los Angeles, CA
90065 a portion of (APN: 5457-001-902) (“Property”) to CA Auto Mart Group, Inc., dba
Glendale Kia. The proposed sale to the CA Auto Mart Group, Inc., dba Glendale Kia is
in compliance with Government Code Section 54220,

This report is being processed by the request of Council District 1 to the CA Auto Mart
Group, Inc., dba Glendale Kia. RESD has followed the Surplus Procedure to declare the
Property surplus and hereby submitting the Property’s surplus package to the City
Administrative Officer’s office for review and recommendation to the City Council for
direct sale to the CA Auto Mart Group, Inc., dba Glendale Kia.

Page 1 of2



We have attached documentation, for your information, showing the necessary approvals
obtained in processing the sale of this property in accordance with LAAC Sections 7.22
and 7.27. Should there be any question or additional information required, please contact
James R. O’Camb, Real Estate Officer at extension 2-8545 or email
james.ocamb@lacity.org.

Attachments
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DATE:

TO:

FROM:

SUBJECT:

City Attorney
P Land Use/Real Property
Recelved

MAY 177 2013

CITY OF LOS ANGELES Assigned to:

INTER-DEPARTMENTAL CORRESPONDENCE aplan o Minor
0 Langsfeld "= Wax

CLS# /007

May 16, 2013 | :

Timothy McWilliams, Assistant City Attorney /Q

Office of the City Attomey
City Hall Bast, 7th Floor =
Attention: Laura Cadogan p

David Roberts, Property Manager I
Real Estate Services Division,
Department of General Services

REQUEST FOR APPROVAL AS TO FORM AND LEGALITY — FOR THE
ORDINANCE FOR THE SALE OF PROPERTY LOCATED AT 2210-2214
SAN FERNANDO ROAD, L.OS ANGELES, CA 90065 APN: 5457-001-902,.CD1

Please review and approve as to form and legality the attached Ordinance for the property located at
2210-2214 San Fernando Road, Los Angeles, CA 90065, as approved by Couneil File No. 12-1675
for the sale of site to CA Auto Mart Group, Inc., dba Glendale Kia.

We appreciate your prompt review of the document. When approved and signed, please contact
James R. O’Camb, Real Estate Officer at 213-922-8545 for pick up.

Attached: Ordinance 2210-22148anFernandoRoad



g
=

City Hall « 200 N. Spring Street, Room « Los Angeles, CA 90012

May 15, 2013

TO: David Roberis
Department of General Services
ATTN: James O'Camb

FROM:; Craig Weber, Senior City Plann

| SUBJECT:  Proposed Sale of 2210 San Fernando Road

The Department of City Planning has reviewed the proposal regarding sale of 2210
San Fernando Road (alternately, 5457-001-902)to the Glendale Kia car dealership.

The subject property is zoned [QIM1-1-CDO. While your referral fo our Department
does not disclose the specific nature of land use that will transpire following the sale of
the subject properiy, we must disclose that there are use resirictions related to
automotive uses (including, but not limited to car sales), and that any development of
the subject property must be found fo be in compliance with the Development
Standards and Design Guidelines of the Cypress Park/Glassell Park Community
Pesign Overlay (CDO). | have attached a copy of the use restrictions, as well as a copy
of the CDO, and would advise that this information be disclosed fo the proposed buyer.

Please contact me directly if you need any additional information.



ORDINANCE No. 181062

An ordinance amending Section .12.04 of the Los Angeles Municipal Code by
amending the zoning map.

THE PEOPLE OF THE CITY OF LOS ANGELES DO ORDAIN AS FOLLOWS:

: Section 1. Section 12.04 of the Los Angeles Municipal Code is hereby amended
- by changing the zones and zone boundaries shown upon a portion of the zone map .

~ attached thereto and made a part of Article 2, Chapter 1 of the Los Angeles Municipal

Code, so that such portion of the zoning map shall be as follows:
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TO: LOS ANGELES CITY COUNCIL File No. 13-05632

FROM: COUNCILMEMBER JOE BUSCAINO, MEMBER
. INFORMATION TECHNOLOGY AND GENERAL SERVICES COMMITTEE .

COMMUNICATION FROM MEMBER, INFORMATION TECHNOLOGY AND GENERAL SERVICES
COMMITTEE: relative fo effectuating the potential direct sale of City-owned property. Iocated at 2210-
2214 3an Fernando Road, to KIA of Glendale.

Recommendations for Councii action, pursuant io Motion (Reyes - Rosendahl):

1. DECLARE the City-owned property located at 2210-2214 San Fermmando Road, Los Angeles, CA
90065 (APN 5457-001-902) a surplus assat.

2. DIRECT the Department of General Services (GSD) to immediately initiate the Surplus Property
Process and conduct a Class "A" appraisal.

3 DIRECT ihe Cily Administrative Officer (CAQ) to evaluate the feasibility of a direct sale and
prepare a report on the feasibility of the direct sale.

4. DIRECT GSD, with the assistance of the City Attorney, to take all necessary sieps and prepare
all required documents to effectuaie the potential direct sale 0f221G-2214 San Fernando Road,
Los Angeles, CA 90085 (APN £457-001-902) to KIA of Glendale,

Fiscal Impact Statement: Neither the CAO nor the Chief Legislative Analyst has completed a financial
analysis on this report,

Community Impact Statement. None submitted.

Summary:

On May 14, 2013, your Committee member considered a Motion (Reyes - Rosendahl) relative to
effectuating the potential direct sale of the City-owned property located at 2210-2214 San Fernando
Road, to KIA of Glendale. After providing an opportunity for public comment, the Committee member
recommended that Council approve the recommendation contained in the motion, as refiected above.
This matter is now submitted to Council for its consideration,

Respectiully submstted

COUNCILMEMBER JOE BUSCAINO, MEMBER
INFORMATION TECHNOLOGY AND GENERAL SERVICES COMMITTEE

PR fRee MAY 28 2013 sonbnued Badl
BUSCAING YES

ME
co1

13-0532_rpt_itgs_5-14-13 JUN - 42083

- Not Official Until Cotinail Acts - LOS ARGELES BITY GﬁUNEﬁ,‘




Appraisal of NEIS Division Street Shaft Site

2110 and 2130 North San Fernando Road
Los Angeles, California

------------------------------------------------------------------------------------------------------------------------------------------------------------

City of Los Angeles
Asset Management Department



EICHEL o INC Real Estate Analysis

06.14.12

City of Los Angeles

Asset Management Department
111 East First Street

Room 201, City Hall South
Los Angeles, California 90012

Attention: David Roberts
Property Manager

Ladies and Gentlemen:

This report presents an appraisal of two adjacent vacant properties located at 2110 and 2130 North
San Fernando Road, Los Angeles. An individual value was prepared for each property.

The purpose of the appraisal is to estimate the market value of the servient tenement interest of the
property as of August 8, 2012, the effective date of this appraisal. The appraisal is subject to
particular assumptions concerning the physical characteristics of the properties as outlined on the

following page.

Contained within the body of the report are descriptive and analytical data documenting the valuation
estimates. Also included are a legal description, definition of market value, statement of limiting

conditions and value certification.
Small Parcel: Market value of the servient tenément_interest in the small parcel, August 8, 2012, is:
Smalk Parcel - 7,765 SF @ .$55/SK | $427,000

Large Parcel: Market value of the servient tenement interest in the large parcel, as of August 8,
2012 and at a future time when sale of the property is permissible by completion of on-site
construction:

Large Parcel - 35,565 SF @ $45/SF $1,600,000

The value of the two parcels sold at one time to the same buyer would be the sum of the two
individual values or $2,027,000. ' ,

6850 Canby Avenue ¢ Reseda, California 91335 e Suite 101 o Tel: (818} 881-0202 ¢ Fax: (818) 881-2743



City of Los Angeles
Attn: David Roberts
06.14.12

Page 2

The two parcels have not been appraised in their as-is condition. The following assumptions have
been made concerning particular physical circumstances of the properties:

(1) The small parcel is not legally subdivided, and it is therefore assumed that the small
parcel can be rendered a legal parcel by action of the City of Los Angeles,

(2} It is assumed that on sale either or both parcels will be encumbered by a right of
access easement to the City of Los Angeles concerning the NEIS improvements on
the site. The fiture construction is planned beneath the subject properties and
maintenance access will be required into the unlimited future.

(3) Rights to use the surface of the smaller parcel for the construction of commercial
improvements have been approved by the City of Los Angeles Department of Public
Works, Bureau of Sanitation. No such approvals have been granted the larger parcel
and it is thereby assumed that the highest and best use of this site will be vehicle sales
display and storage. Such use will provide immediate access to the subterranean area

of the site.

(4) Both small and large parcels suffer from environmental contamination in the form of
gasoline hydrocarbons. Elevated concentrations of TPH-g and MTBE have been
identified. It is assumed that, prior to sale of either of the two properties, remediation
of the problem will have occurred or financial arrangements necessary to
accommuodate a workable solution will be a part of the acquisition.

It is assumed the buyer will not bear a financial or legal responsibility for remediation
of the environmental contamination on the site.

(5) The value of the larger parcel has been expressed in terms of today’s market
conditions even though sale of the property will occur at an unknown future date
based on construction scheduling. It is assumed that market value expressed during
August of 2012 will be representative at the future date of sale.



City of Los Angeles
Attn: David Roberts
06.14.12

Page 3

The report is a summary appraisal which is intended to comply with the reporting requirements set
forth by the Uniform Standards of Professional Appraisal Practice (USPAP) promulgated by the
Appraisal Standards Board of the Appraisal Foundation.

The intended use of the appraisal is to form valuation information for proposed acquisition of all or
part of the subject property by CA Automart Group, Inc. doing business as Glendale Kia. The
intended users of this report are the client, City of Los Angeles, its officers, administrators, and
employees of appropriate municipal agencies. This appraisal has been prepared for the exclusive
benefit of the above-named client and stated intended users. It may not be used or relied upon by
another party. Any party who uses or relies upon any information in thzs report without the
preparer’s written consent does so at his own risk.

Respectfully submitted,

Norman Eichel, MAI
California State Certification AGO08794
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Location:

Assessor’s Parcel No.:

Thomas Guide Map:
Land Description:

Area:

Zoning:
Topography:
Off-sites:
Utilities:
Improvements:

Type:
Signboard:

Highest and best use:

Market value:

Date of value
Small parcel

Date of value
Large parcel

EICHEL » INC

PRINCIPAL FACTS AND CONCLUSIONS

2110 and 2130 North San Fernando Road, Los Angeles

2110 San Fernando Road - 5457-001-901
2130 San Fernando Road - 5457-001-902 (portion)

L.A. Pg. 594-G4

2110 San Fermnando Road — 35,565 SF
2130 San Fernando Road -~ 7,765 SF

[QIM1-1-CDO

Level at curb grade; above grade of adjacent property to north
All installed

Present to site

Asphalt paved lot for auto marketing; chain link fence along
rear boundary

Excluded for purposes of the appraisal

Strip commercial, light industrial; household and auto service;
wholesale to the public; existing use in association with
adjacent Kia car dealership

August 8, 2012

2130 San Fernando Road $ 427,000
August 8, 2012 or future
2110 San Fernando Road $1,600,000
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| SUBJECT: 2110-2130 SAN FERNANDO ROAD

I
i
g0l

Kia Dealership Adjacent to APN 902




SUBJECT
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EICHEL. » INC

hrseadbedbirnenban

2110-2130 SAN FERNANDO ROAD

South Part of APN 901 LAUSD Driveway
Signboard Excluded from Value
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.........................................................................................................................................................................

THE VALUATION ASSIGNMENT

Objective

The purpose of the appraisal is to estimate the value of two adjacent properties located at 2110 and 2130 North
San Fernando Road, Los Angeles. The appraisal consists of the valuation of each parcel considered separately
-~ 2110 North San Fernando Road — and the valuation separately of the parcel located at 2130 North San

Femando Road.

Interest Appraised

The servient tenement interest in the property encumbered by the assumed easements zoning and deed
restrictions as described herein, if any, is the subject of the appraisal report.

It is assumed that, if the property trades to the proposed buyer, an easement will be created whereby the seller,
the City of Los Angeles, a servient tenement interest, will provide restricted surface rights to the buyer, a
dominant tenement interest. It is envisaged that the easement will be perpetual dealing with the surface and
subsurface rights of the fee simple interest.

In the case of the smaller of the two properties, the buyer’s easement rights will allow construction of an
improvement characteristic of those buildings and yard improvements typically found on automobile
dealerships.

No construction will be allowed on the remainder of the property, that is, all the area o the east of the smaller
. property. Rights of access to the subsurface sewer devices will be maintained by the City on the total area of

both parcels. .

Effective Date of the Value Estimate

The effective date of value is August 8, 2012; the value is based on market data and other pertinent information
gathered and analyzed on or about this date.

Intended Use and Users

The intended use of the appraisal is to form valuation information for proposed acquisition of alt or part of the
subject property by CA Automart Group, Inc. doing business as Glendale Kia. The intended users of this
report are the client, City of Los Angeles, its officers, administrators, and employees of appropriate municipal
agencies. This appraisal has been prepared for the exclusive benefit of the above-named client and stated
intended users. It may not be used or relied upon by another party. Any party who uses or relies upon any
information in this report without the preparer’s written consent does so at his own risk.

Date of Inspection

Norman Eichel, MAI inspected the property on April 2, 2012 and other occasions.
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Market Value Definition

Market value as per Title XI of the Financial Institution Reform, Recovery and Enforcement Act of
1989 (FIRREA)' is defined as:

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 are the
consummation of a sale as of a specified date and the passing of title from seller to buyer under
conditions whereby:

o buyer and seller are typically motivated;

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

» areasonable time is allowed for exposure in the open market; :

e payment is made in terms of cash in United States dollars or in terms of financial arrangements
comparable thereto; and

e 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.

As-Is Value Definition

The as-is market value on the appraisal date is an estimate of the market value of the property in the
condition observed upon inspection and as it physically and legally exists without hypothetical
conditions, assumptions or qualifications as of the date the appraisal is prepared.

The subject property has not been appraised at its as-is value. Assumptions have been made
‘concerning certain physical characteristics of the properties. These are outlined in the letter of
transmittal and later in the report.

Scope of Work

« Data Gathering: The data gathering phase of the assignment included an interview with David
Roberts of the City of Los Angeles, Asset Management Department, Stephanie Roberts, Civil
Engineering Associate, Bureau of Sanitation, Waste Water Engineering Services Division, and
Ali Poosti, Division Manager, Bureau of Sanitation, Waste Water Engineering Services Division,
and Scott Hare, Environmental Engineer, Bureau of Sanitation, to obtain information concerning
the current character and history of the NEIS subterranean sewer structure existing on the mid-
east portion of the site and plans for maintenance and construction of future extensions.

' Source: Office of the Controlter of the Currency under 12 CFR, Part 34, Subpart C - Appraisals, 34.43 Definitions (£).
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.........................................................................................................................................................................

Zoning and issues of entitlement were provided by the appropriate jurisdiction. Property maps and
plats were obtained from the local Assessor’s office or title company or sources within the Bureau
of Engineering, Geotechnical Engineering Division.

The site was visited to gather data concerning property characteristics as well as factors of
neighborhood influence.

« Comparable sales were gathered by reference to published sources such as CoStar Group and
RealQuest property records, title information and direct interviews with real estate brokers and
property owners. Data thus obtained were assimilated with information contained in our files
from past appraisals and research studies.

Throughout the data gathering process, an attempt was made to obtain information from primary
sources only; secondary sources were utilized only as a matter of verification.

« Data Analysis: Initially, overall factors concerning the current state of industrial and commercial
real estate, interest rates, employment and demographics were explored and encompassed in the
valuation process. Market data were adjusted for physical and location equivalence to the subject
thereby developing indications of direct comparisons of value to the subject. A valuation was
developed by employing these data in a standard market data technique of valuation. Standards
uniformly accepted by the appraisal profession were employed.

» Evaluation: The value indications were then reconciled in consideration of all data gathered and
analyzed to provide a final indication of market value. Special assumptions were made allocating
the fee simple interest between the use characteristics of the servient and dominant tenement

interests.

+ Reporting Process: To develop the opinion of value, the appraisers performed a summary
appraisal, which is intended to comply with the reporting requirements set forth by the Uniform
Standards of Professional Appraisal Practice (USPAP) promuigated by the Appraisal Standards
Board of the Appraisal Foundation.

10



EICHEL ¢ INC

.........................................................................................................................................................................

DESCRIPTION OF GLASSELL PARK

Loeation

The subject property is located in Glassell Park, a community area within incorporated Los Angeles
City. Glassell Park is bisected by the Glendale Freeway and Eagle Rock Boulevard. Neighboring
communities are Atwater Village, Cypress Park, Eagle Rock, Echo Park, Elysian Park, Glendale,
Mount Washington and Silver Lake.

The subject property is located on the southwest side of San Fernando Road at the east edge of the
community as it joins Cypress Park. ‘

Downtown Los Angeles is a few miles distant to the southwest.

Accessibility

The community is principally accessed from Interstate 5, the major intra-urban arterial in the area. I-
5 intersects with the Glendale Freeway. Direct access to San Fernando Road and the subject
property is available from the Glendale Freeway - on- and off-ramps — immediately north of the I-5
Golden State Freeway.

General Description

Glassell Park is a middie-income community, primarily a bedroom area for urban employment
sources in central Los Angeles. Ethnicity is diverse with primary influence by Latino — 66 per cent
and Asian — 17 per cent.

Glassell Park had a population of 24,816 in 2008, based on Los Angeles Department of City
Planning estimates.

Median household income in 2008 was $50,098, about average for the City of Los Angeles but low
for the County.

Neighborhood

The subject property is located on San Fernando Road, a major arterial extending from industrial
areas north of Downtown Los Angeles northerly through the southerly part of Glendale into Burbank

and beyond to the north.

The area for several miles on either side of the subject property consists of strip retail, wholesale
distributorships to the public, auto or household service outlets or light industrial uses.

i1
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The subject neighborhood is dominated by the Sotomayor Learning Academy, a distinctive facility
with five high schools concentrating on diverse educational specialties. This institution is situated in
the former railroad right of way southwest of the corner of San Fernando Road and Division Street.
To the east of this intersection is a large FedEx terminal facility.

The Kia auto dealership occupies the area to the north of the subject property to the Eagle Rock
intersection.

The east side of San Fernando Road near the subject is occupied by such uses as a Donut Factory; a
small corner shopping center with a Real Restaurant; a medical clinic and a for-lease space. The
northeast corner of Cazador Street is a coin laundry with a Fuel Stop SC gas station on the opposing
corner adjacent to a village area with a food mart, Lotte store, a liquor store and a Tacos La Fonda.
Continuing east is an industrial building subdivided into artists lofts. The northeast corner of
Division Street has the Armenian Carpet Warehouse. Other secondary uses prevail farther to the

south. -

The nearest 100 per cent corner would be the intersection of San Fernando Road and Eagle Rock
Boulevard, the location of the Kia auto dealership.

12



EICHEL o INC

OVERVIEW OF APPRAISAL

The properties to be appraised are owned by the City of Los Angeles and consist of two contiguous
vacant parcels located on the west side of San Fernando Road near the intersection of Eagle Rock
Boulevard, community of Glassell Park. This location is along a secondary commercial strip on San
Fernando Road extending from Glendale on the north into the downtown Los Angeles industrial
district terminating near Dodger Stadium. ‘

Both properties are level and zoned for M-1 manufacturing use. This zoning designation allows
MR-1 and enclosed C-2 commercial uses, All utilities are available. The smaller of the two
properties is adjacent to the south boundary of a Kia dealership. It has 60 feet of frontage on San
Fernando Road and 7,765 square feet of surface area.

The second property adjacent to the south of the first contains 35,565 square feet not including a
portion previously acquired by the LAUSD for a turn lane into the grounds of the Sotomayor

Learning Academy.

_ The first parcel of 7,765 square feet has been designated by the Bureau of Sanitation as excess
property and capable of sale. The Kia dealership has expressed interest. The Bureau of Sanitation
will encumber the property with an easement affecting subterranean access to the public sanitation
facilities, but will allow construction on the site.

There are unusual physical characteristics of these properties. First, a hazardous environmental
waste problem affects both properties. A study of this situation has been made by Brown and
Caldwell, an environmental engineering group. It has been assumed, for purposes of the appraisal,
that environmental hazard is not considered detrimental to the valuation of either of the two Los
Angeles City properties, Complete responsibility for remediation will be borne by the City.

The second or larger piece of 35,565 square feet is the location of the Division Street shaft site, a
device extending more than 100 feet subterranean. The encompassing land will be used at a future
date for construction of sewer lines to tie into the existing structure at the 100-foot depth. The site in
its current vacant state is usable for vehicle inventory storage and display. In fact, the Glendale Kia
dealership has leased a portion of the property containing 22,628.6 square feet with a termination
August 1, 2015.

A construction program involving the second parcel is planned according to information provided by
Stephanie Roberts of the Bureau of Sanitation. We are informed that planning is underway and the
first phases of construction will begin during late 2015. The completion of the project demanding
use of the site is projected to terminate in 2025. We are also informed that this property would not
be available for sale during the construction period. At the end of the construction, the property
could be sold under the assumption of use of the land for sales display and vehicle storage but with
easements demanding full accessibility to the sewer shaft and tributary sewer lines.

13
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The values of the two sites are based on the following assumptions:

« Small Parcel — physically capable of accepting a new structure similar to those retail or wholesale
to the public land uses in the area; easement allowing subterranean sewer construction and access

for repairs.

Market value is not discounted for sewer construction because of extreme depth and unlikelihood
of necessity for access because of proximity to shaft.

» Large Parcel - not physically capable of accepting construction; highest and best use is based on
auto sales display and storage. Land values for such properties compete favorably with properties
acceptable for typical low-density commercial use.

An attempt was not made to value the property during the period of construction when the land is
obviously not capable of any use other than construction work area and material storage. The
value provided is the market value of the property in today’s dollars suitable for a market
transaction when maximum use of the property can be gained.

We are informed that the Bureau of Sanitation would not sell the second parcel until completion
of construction. There are investment techniques by which this property could be controlled by a
new ownership allowing rights of use for construction to the City of Los Angeles during specified
time periods. Options to purchase or specially-worded leases are often used in these situations.

14
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USE RESTRICTIONS

The subject property is owned by the City of Los Angeles and the ownership relates directly to a
specific municipal service provided by the community, a regional septic disposal system.

Known as the Division Street Shaft site, the subject property is the location of an important
functioning element of the Northeast Interceptor Sewer project (NEIS). The NEIS is part of a sewer
systern that provides hydraulic relief for the existing North Outfall Sewer (NOS), located in the
northeast communities of Los Angeles. The tunnel has an excavated diameter of 13 feet and is 5.3
miles in length, The finished diameter of the tunnel is just under 8 feet. Construction of the existing
facilities was completed in 2005 and the tunnel is currently in operation (Zernich et al., 2005).

Planning for future construction of the shaft system is to be completed by the end of 2015, which
date corresponds to the termination of an existing lease on the property with the Kia dealership (CA
Auto Mart Group, Inc, dba Glendale Kia). Glendale Kia is using the site for sales display purposes
and vehicle inventory storage. Additionally, they have expressed interest in purchasing the adjacent
small parcel (7,765 square feet) as described elsewhere in the report.

The construction involves the connection and extension of three new lines approximately 100 feet
deep: (1) future west of river extension; (2) future east of river extension which extends through the
small parcel at approximately 100 feet of depth; and, (3) Eagle Rock Interceptor Sewer. The surface
of the large parcel will be required for subterranean excavation, stock piling of material and storage
of vehicles and equipment utilized in the construction. The Los Angeles City Bureau of Sanitation is
unwilling to sell the large parcel until completion of construction, now estimated at 2025.

The use of the large parcel, were it to sell in the open market, would likely be limited to its current
use, that is, vehicle sales display and storage. Long-term control of this property is sought by the
Bureau of Sanitation because of access issues dealing with repair or clean-out, especially important
at this central shaft. Any such use of the site by the government could easily be accommodated were

the use of the site limited to auto parking.

Shown on the following three pages are graphics relating to the Division Street shaft site.

15
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ENVIRONMENTAL CONTAMINATION

The subject property was the object of a study of hazardous soil conditions by Brown and Caldwell,
an environmental engineering group, for the Water Engineering Services Division of the Department
of Public Works, Bureau of Sanitation. The basic narrative report, along with appropriate maps, is
presented in the addenda. A summary of the report findings is quoted below:

“The purpose of this assessment was to identify the potential source(s) of the TPH-g, soil, soil gas,

and groundwater samples were collected on site (including the two former USTs) and on San

Fernando Road (near the service station) to help determine the potential source(s). The result

- suggests TPH-g is likely from the service station on the northeast side of San Fernando Road at 2135
San Fernarndo Road (across the street from the site). This is based on the following:

+ Elevated concentrations of TPH-g and MTBE were detected in soil, gas and groundwater samples
" collected in San Fernando Road (VP1 and VP2). Elevated concentrations of MTBE were
detected in soil samples collected in San Fernando Road. The presence of MTBE may indicate

- that the source was gasoline fuel used between the late 1970s and early 2000s.

» Results from ZYMAX (a forensic laboratory) detected the most gasoline compounds from
samples collected in San Fernando Road (VP2).

« Isotope analysis from groundwater sample VP2 indicates that the ratios of all the BTEX
components are not likely from a California source. In fact, the carbon isotope ration of benzene
was determined to be similar to the isotopic signature of North Slope Alaska oil.

o Elevated concentrations of TPH-g and MTBE have been detected in soil samples near the former
USTs at the service station (Daly Environmental Services, 1999%). Concentrations of TPH-g and
MTBE were up to 2,838,000 ug/kg and 21,680 ug/kg, respectively. Since a work plan is in place
to conduct soil and groundwater assessment at the service station (Atlas Environmental
Engineering, Inc. 2012**), it is unlikely that soil and groundwater have been remediated.

o Tank closure has been granted by the RWQCB for the on-site USTs. Soil results for BTEX,
MTBE and TPH-g from samples collected within the footprints of the former USTs (VP35 and
VP9) were not detected.”

* Daly Environmental Services, June 25, 1999, Usderground Storage Tank Closure Report. Serkis Arco Station, 2135 San Fernando Roa
L.os Angeles, California. .

*+ Atlas Envirpnmental Engineering, Inc September 28, 2011, Work Plan for Site Assessment, Serkis Arco, 2135 San Fernando Road, Los
Angeles, California.
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.......................................................................................................................................................................

From the above and additional data presented in the Addenda, the existence of environmental
problems on the subject property is well documented. Nevertheless, remediation of both parcels is
physically and financially within the realm of possibility. The City currently is remediating for
volatile organic carbons. Additional engineering just conducted by Brown and Caldwell deals with

cost and methodology of further remediation.

Remediation cost and methodology will be available in the immediate future.

Again the valuations presented in this report assume approved remediation and full usability of both
the small and large sites given the probable wording of access eéasements.

20
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THE PROPERTY

Identification

The legal descriptions of the subject properties in brief are:

5457-001-901 Lots 23, 24, 25 and 26 Salzgeber Home Tract No. 2 and portion of
Rancho San Rafael

5457-001-902 Portion of Rancho San Rafael D.C.C. 1621 C.E. 61, ex portion
' deeded to LAUSD

The Assessor's identification is:

2110 San Fernando Road — 5457-001-901
2130 San Fernando Road — 5457-001-902

Site Description

The following paragraphs present a description of the physical characteristics of the property.

» Location: The subject property is located on the west side of San Fernando Road north of
Division Street in the Glassell Park community area of incorporated Los Angeles City. The street
addrc:éses are small parcel - 2130 San Fernando Road — and large parcel — 2110 North San
Fernando Road.

» Dimensions and Area: The subject property consists of two parcel designations — the first is
known as the small parcel which lies adjacent to the south boundary of the Kia property. The
second is the remainder of the property on San Fernando Road excluding the recently acquired
turn lane area by LAUSD. The areas of these parcels are shown below.

Small parcel , 7,765 SF
Large parcel 35,565 SF

Note that the above are two separate contiguous parcels. The parcels are not legally divided; a
special application can be performed by the City to facilitate this division.

The above area calculations exclude a dedication for a driveway easement deed of a former

portion of the whole property to LAUSD for purposes of an entry driveway to the high school
recently constructed nearby. The deed is shown in the Addenda to the report.

21
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+ Soils and Geologic: A detailed soils and geologic report was not submitted for purposes of the
appraisal. All practical observation indicates soils suitable for typical, low-density strip
comimercial construction. '

» Hazardous Waste: Reference to a study by Brown and Caldwell of the existence of unacceptable
concentrations of total petroleum hydrocarbon gasoline (TPH-g) on both the large and small
parcels is presented elsewhere in the report.

« NEIS Construction: The location on the large parcel of the Division Street shaft, a subterranean
structure of the NEIS sewer project is discussed elsewhere in the report under Use Restrictions.

+ Topography: The topography of both sites is level and at curb grade.
« Drainage: Drainage on the sites is surface to the abutting street system.

» Flood Plain: The flood plain panel is Community No. 060137-1626F, dated September 26, 2008,
Flood Zone X, which is an area that is determined to be outside the 100- 500-year flood plains.

« Off-site Improvements: Off-site improvements - asphalt-paved street with concrete curbs, gutters,
sidewalks and streetlights — are present at the site and throughout the extended neighborhood.

San Fernando Road is a four-lane arterial with a left-turn lane but without curb parking on either
side. Division Street, Cazador Street and Eagle Rock Boulevard are signalized.

« Earthquake/Seismic Status: According to the California Geological Survey’s Official Maps
of Earthquake Fault Zones affecting 100 incorporated cities in California, current as of May 1,
1999, the subject property is not located within a seismic hazard zone, which is defined as an area
where historic occurrence of liquefaction or local geological, geotechnical and ground water
conditions indicate a potential for permanent ground displacements such that mitigation as
defined in Public Resources Code Section 2693 (c) would be required.

« Utilities: All utilities are available to the site. The utilities include gas, water, electric, sewer and
telephone.

» Governmental Use Restrictions: The subject property is zoned [QIM1-1-CDO. General Plan
land use is Limited Industrial. This zoning designation accepts commercial uses as well. This
zoning designation allows MR-1 and enclosed C-2 commercial uses.

The use of the property for vehicle sales display and storage is conforming.

22
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EXHIBIT MAP
DM _150R243
— DEPARTMENT OF PUBLIC WORKS
TG _584G3 BUREAY OF ENGINEERING
ch 1 SURVEY DIVISION
NTS Gaty Lee Moors, P.E., City Engineer
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Description of the Improvements

The property is improved with asphalt paving {lanked by a 6-foot chain link fence along the rear
boarder line. Any lighting is the property of the Kia tenant.

A double sided billboard located on parcel 901 has been excluded from the appraisal.
Assessment and Taxes

The subject site is owned by a public municipality and, therefore, is subject to assessment
exemptions. ‘
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HIGHEST AND BEST USE

Highest and best use is defined as follows:

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

Use of the subject site is limited by zoning to commercial and light industrial uses in addition to
household and auto service outlets as well as wholesale to the public stores. The character of the
surrounding neighborhood suggests these uses, although the immediate neighborhood is dominated
by two large facilities, the FedEx Distribution Center and a regional LAUSD project known as the
Sotomayor Learning Academy.

The relative importance of San Fernando Road as a traffic arterial produces a demand for strip
shopping and local convenience goods purveyors and services. The adjacent property to the north of
the subject is a Kia auto dealership. Freeway proximity opens the opportunity for locational qualities
associated with the success of auto dealerships. The property is less than a mile from on- and off-
ramps to the Glendale Freeway (State Highway 2) just north of its intersection with the Golden State
Freeway (Interstate 5).

In fact, it is proposed that the Kia dealership annex at least part of the subject property which, in our
opinion, would represent one of a selection of commercial highest and best uses. We are informed
that the Kia dealership is interested in the acquisition of the small parcel to add showroom
improvements to the dealership as currently represented. The small parcel is physically capable of
accepting a structure of a type typical of auto dealerships. An easement allowing a tributary sewer
line with access would be a part of the acquisition. This particular type of easement relating to a
sewer line approximately 100 feet deep would not handicap the use or diminish the value of the

property.

Concerning the large parcel, there are circumstances which limit the immediate development and use
of the site as discussed earlier in the report. Construction of additional sewer lines connecting to an
intermediary shaft is scheduled to begin in late 2015 with a completion projected to 2025. The
property cannot be sold during construction, but at any time prior to 2025 when completion is
signaled. Tt is unknown but probably unlikely that privately-owned improvements will be allowed on
the large parcel at any future time. It is more reasonable to assume that, given easement and access
considerations, the use of the property will practically be limited to auto sales display and storage.

The highest and best use of the small property is strip commercial or accumulation with the
established Kia car dealership. The highest and best use of the large parcel would be auto sales

display and storage.

Environmental remediation of both parcels is assumed for purposes of the appraisal.
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YALUATION

Rationale

The valuation of any parcel of real estate is derived principally through three approaches to market
value: the cost approach, the market data comparison approach and the income approach. From the
indications of these separate analyses and the weight accorded each, an opinion of value is reached,
based on the quantity and quality of the factual data considered, tempered by the judgment and -
experience of the appraiser who is utilizing commonly accepted methods and techniques within the

framework of the appraisal process.

In this instance, the valuation technique is limited to the market data approach, appropriate for the
appraisal of vacant land.

Ownership and Sale History

The subject property is owned by the City of Los Angeles. Acquisition details are unknown. A
portion of the property is leased by Glendale Kia through September 30, 2015. There is a 180-day
termination clause if the property is needed for construction.

Exposure Time

The value of the subject property has been based on the market value definition presented earlier in
this report. The market value definition calls for the valuation to be established based on exposure in
the open market for a “reasonable time.”

The Appraisal Standards Board of the Appraisal Foundation defines exposure fime as “the estimated
length of time that the property interest being appraised would have been offered on the market prior
to the hypothetical consummation of a sale at market value on the effective date of the appraisal: a
retrospective éstimate based upon an analysis of past events assuming a competitive and open
market.”

The Appraisal Standards Board of the Appraisal Foundation defines marketing time as “an estimate
of the amount of time that it might take to sell a specified property interest in real estate during the
period immediately after the effective date of an appraisal.” Our analysis does not reflect projected
marketing time,

The reasonable exposure time is a function of price, time, use and anticipated market conditions such
as changes in the cost and availability of funds, not an isolated estimate of time alone.

The above definition relates uniformly to a particular future time when the large parcel would be
physically capable of being brought to market based on construction scheduling and hazardous
environmental remediation efforts.
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Appraisal Assumptions

The two parcels have not been appraised in their as-is condition. The following assumptions have
been made concerning particular physical circumstances of the properties:

(1) The small parcel is not legally subdivided, and it is therefore assumed that the small
parcel can be rendered a legal parcel by action of the City of Los Angeles.

(2) It is assumed that on sale either or both parcels will be encumbered by a right of
access easement to the City of Los Angeles concerning the NEIS improvements on
the site. The future construction is planned beneath the subject properties and
maintenance access will be required into the unlimited future.

(3) Rights to use the surface of the smaller parcel for the construction of commercial
improvements have been approved by the City of Los Angeles Department of Public
Works, Bureau of Sanitation. No such approvals have been granted the larger parcel
and it is thereby assumed that the highest and best use of this site will be vehicle sales
display and storage. Such use will provide immediate access to the subterranean area

of the site.

(4) Both small and large parcels suffer from environmental contamination in the form of
gasoline hydrocarbons. Elevated concenirations of TPH-g and MTBE have been
identified. Itis assumed that, prior to sale of either of the two properties, remediation
of the problem will have occurred or financial arrangements necessary to
accommodate a workable solution will be a part of the acquisition. '

It is assumed the buyer will not bear a financial or legal responsibility for remediation
of the environmental confamination on the site.

(5) The value of the larger parcel has been expressed in terms of today’s market
conditions even though sale of the property will occur at an unknown future date
based on construction scheduling. It is assumed that market value expressed during
August of 2012 will be representative at the future date of sale.

Direct Sales Comparison Approach

The appraisal has been based on the market data comparison technique. In the direct sales
comparison method, information is gathered on the sales of similar dwellings within the defined
market area. These sales are then analyzed in an effort to find similarities between the property
being appraised and value trends and characteristics as indicated by transactions in the open market.
The sales are adjusted for their dissimilarities with the subject property. This is basically a
comparative technique,

Additionally, either the buyer or seller or broker was interviewed, when possible, to determine
motivational and other factors affecting the sale price and the degree of comparability to the property

appraised.
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+ Comparable Sales Adjustment: In the process of analyzing the comparable sales in relation to the
subject property, the following factors were considered:

(1) Date of sale — The behavior of price trends in the real estate market over the last
decade is well known. Price indices by DataQuick, Zillow, Trulia and S&P/Case-
Shiller are prominent for dwellings.

Trend analyses of commercial and industrial properties to our knowledge are limited
to special studies prepared by CoStar Group.

The sales used in this report occurred between October of 2010 and January of 2012,
a period of price decline in all land uses composing the Southern California real
estate market. Four of the five comparable sales are close enough to the valuation
date to disregard an attempt at meaningful trend adjustment.

Sale 2, occurring in October of 2010, is included in the analysis to indicate
alternative M-1 use and is not directly comparable to the highest and best use of the
subject properties. No time adjustments have been made, therefore.

(2) Size — The subject parcels are somewhat disparate in size — 7,765 square feet versus
35,565 square feet. The comparables range from 0.14 to 9.60 acres. It is difficult to
make size adjustments without the benefit of sales in the same neighborhood as the
subject property. Note here, however, that the smallest parcel of 0.14 acres sold for
$44 per square foot and the largest comparable of 9.60 acres traded at $43 per square
foot.

The predominant use of the comparables was to indicate a general range of values of
commercial land on relatively similar arterial neighborhoods rather than to direct a
value indication sale by sale. It was decided that size adjustments did not cast
additional light on the valuation of the subject properties.

(3) Property rights - Property rights have been assumed by the existence of certain
easements relating to accessibility of subterranean public improvements. The
consideration of this factor was included in our basic concluding valuation analysis,

(4) Financing — This category adjusts the sale price of each comparable into its cash
equivalent or modifies the price to current market financing. Favorable financing
often leads to a higher selling price and unfavorable financing may reflect a lower
selling price. No adjustments required.

(5) Condition of sale - This category adjusts for typical conditions of sale and reflects
any differences between the actual sale price of a comparable and its probable sale if
it were currently sold in an arm’s length transaction. All of the comparables
represent arm’s length transactions and required no adjustment for condition of sale.
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« Comparable Sales Analysis: Presented below is rationale in the analysis of the comparable sales
to the two subject parcels.

Comparable sale one represents the low end of the local commercial/industrial land market.
This property sold for $1,250,000 for 1.29 acres in November of 2011 or $22 per square foot.
The property is chain-link fenced, asphalt paved and lighted.

The site was purchased by Time Warner Cable, Inc. for use as a central repair truck storage yard.

- The property has an unusual triangular shape which limits its capabilities for effective layout of
truck parking space allocation. Another negative is a very circuitous access path from the nearest
major arterial, which is San Fernando Road.

Again, this site represents the low end of the market because it has no commercial exposure.

Comparable sale two illustrates an alternative use to M-1 industrial zoning in Glendale. The
site is located one block east of San Fernando Road on Colorado Street. A second smaller parcel
which was part of the acquisition is located across Elk Avenue from the principal site to the

immediate south. '

This property was purchased in October of 2010 for $7,750,000 or $70 per square foot. Prior to
sale the property was improved with vacant industrial buildings totaling 100,421 square feet.

Both sites are now under construction with four-story multi-family projects, although permits
were not in place at sale.

The locational quality of the neighborhood is not particularly attractive for the new multi-family
project. Colorado Street in this neighborhood is mid-level sidewalk retailing. The general area
to the south and east is mixed with older single families and some in-fill, mid-age multi-families.
One advantage of the neighborhood is immediate accessibility to the ramp system to the Golden
State Freeway.

Comparable two with its multi-family development represents a higher use than any commercial
employment of the subject properties. The M-1 zoning on the subject property would accept R-4
residential uses in the City of Los Angeles. Regardless, the character of the immediate
neighborhood of the subject property is inferior to comparable two for multi-family use.

Comparable sale three is the last commercial land of size to have traded in the subject market
area. The site with 9.60 acres was sold by Target to Video Equipment Rentals for $18,000,000
or $43 per square foot in Janvary of 2012. The zoning is IMU — industrial mixed use.

The site is located on San Fernando Road just south of the Ventura Freeway (State 134), A
ramping system is located at San Fernando Road. The surrounding neighborhood is industrial
with a corridor of larger industrial properties along the west side of San Fernando Road for

several miles in each direction.
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.........................................................................................................................................................................

The property has a significant history. It was purchased by Target Corporation for $22.3 million
in 2005 from PRC-DeSoto who operated a chemical coatings and adhesive manufacturing
business there. A deed restriction limited construction of a discount department store more than
50,000 square feet. The property has environmental problems and is a significant contributor to
groundwater contamination in the area. The original seller — PRC-DeSoto — is designated the
responsible party by EPA for clean-up and monitoring of site groundwaters.

Development of the property awaits a better market according to the Glendale Planning
Department. No details were available concerning development plans.

This sale has the primary advantage of a recent date and locational characteristics similar to the
subject.

Comparable sale four is not a direct indicator of value but indicates a general level of
commercial influence on value of nearby arterials similar to San Fernando Road. The property,
located on Glenoaks Boulevard, was acquired in May of 2011 for $250,000 or $60 per square
foot. The property is vacant and plans are underway for a medical office building.

The neighborhood is relatively good sidewalk commercial. Adjacent to the east is a single story
with a cleaners and an ethnic deli. Across the street is a Saint Mathews Lutheran Church, a
couple of two-story office buildings and a single-story high-end restaurant. Adjacent to the
north is a series of single-story retail with local businesses.

A signboard on the property did not affect purchase price, apparently. It was unclear whether the
site actually was impeded in developability because of the sign lease.

This sale is indicative of a lower unit value for the subject properties because of its relatively
small size and a better commercial influence of the immediate neighborhood.

Comparable sale five on west Burbank Boulevard in Burbank is another indicator of general
levels of commercial influence on land values because of arterial location, This site, improved at
sale with an older metal building of 1,360 square feet, was purchased by a dentist for $44 per
square foot in March of 2011.

The new occupant has totally renovated and upgraded the structure for a new dental office. The
improvements did not contribute to value in any significant amount, according to the broker.

The encompassing commercial neighborhood mirrors the sidewalk retailing of other arterial
locations with single story or two-story office buildings. Adjacent to this property to the northis
a youth gymnastics center.

The value level is appropriate for commercial use at locations in Burbank, Glendale and areas of
Glassell Park in Los Angeles similar to the subject.
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« Valuation Conclusion: Indications of value can be summarized as follows:

Sale | AreaAC | 9/SF . »._Comments o
1 120 1§ 22 [Low end of market - no commercial influence
2 2.54 70 {Altemative M-1 multi-family use
3 9.60 43 Target site; similar to subject location
4 0.10 60 [Commercial influence; typical arterial
5 0.14 44 [Commercial influence; tybical arterial

The value for commercially-influenced vacant land on local arterials (four-lane thoroughfares
with extended destinations) range from $40 to $60 per square foot based on the above sales. The
subject property in terms of locational environment is toward the middle of this range or $55 per

square foot.

Value of Small Parcel: In our opinion, the indicated value of the small parcel is $55 per square
foot or: '

7,765 SF @ $55/SF | $427,075
Rounded $427.000

Value of Large Parcel: The large parcel has two special issues which affect its value. The first
is that it is assumed that the site will not be permitted by easement to accept improvements.
Nevertheless, it is apparent by general location near a freeway ramp system and actual interest in
the property by an adjacent neighbor that an open auto sales display and storage use would be
appropriate and in fact represent the highest and best use of the site. It has been our experience
that auto display use on good arterial locations competes favorably with vacant sites
subsequently improved with typical one- or two-story commercial uses. Theoretically, a
discount, therefore, is not appropriate for the large subject site’s limitation to auto sales use.
Regardless, this particular site is an important central point of inter-reaction in the configuration
of the entire NEIS system. Access availability is exceedingly important to the sewer
improvements and future disturbance of the site could be extreme. In any event, it is our opinion
that a prospective buyer would demand at least a $5 discount from the established land value of

$55 per square foot.

Second, the property is highly irregular in shape of the frontage thus limiting its capacity for the
auto sales display use. The property has been discounted by $5 per square foot to account for the

irregular shape.

In our opinion, the indicated value of the large parcel is $55 per square foot or:

35,565 SF @ $45/S8F $1,600,425
Rounded $1,600,000
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No:
Identification

Location:
Assessor’s parcel:
Map:

Site Data

Area:
Topography:
Zoning:
Utilities:

Street improvements:

Improvements:
Use:

Transfer Data

Interest:
Grantor:
Grantee:

Date:
Pocument:
Transfer value:
Effective sale price:
Unit land price:
Financing terms:
Source:
Comments:

EICHEL ¢ INC

COMPARABLE LAND SALE

3941 Goodwin Avenue, Los Angeles
5593-020-012
564-Cé

56,030 SF; 1.29 AC

Level

LAM3

All available

All instalied

Yard graded

Proposed repair truck storage yard

Fee simple

Ucn Partners

Time Warner Cable

11/29/11

1609981

$1,250,000

$1,250,000

$22.31/8F

Cash to seller

CoStar Group; RealQuest; deed; public records

Use for Time Warner Cable repair trucks; limited
usability because of triangular shape; no commercial
influence
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Sale 1: 3941 Goodwin Avenue, Los Angelés
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No:
Identification

Location:
Assessor’s parcel:

Map:

Site Data
Area:
Topography:

Zoning:
Utilities:

Street improvements:

-Improvements:

Use:

Transfer Data

Interest:
Grantor:
Grantee:

Date:
Document:
Transfer value:
Effective sale price:
Unit land price:
Financing terms:
Source:
Comments:

EICHEL « INC

COMPARABLE LAND SALE

524 West Colorado Street, Glendale
5696-002-006, 013 and 017
5696-007-012, 013 and 014

564-D5

110,856 SF; 2.54 AC

Level

GLM1 and GEM1A

Al available

All installed

Vacant industrial buildings — 100,421 SF; not
contributory to value

Plang from various sources for mixed-use apartments
and 8,000 SF of retail g

Fee simple

BlackRock, Inc.

Alliance Residential Company
10/19/10

1490036

$7,750,000

$7,750,000

$69.91/SF

Cash to seller

CoStar Group; RealQuest; deed
Condo project on M-1 land in marginal location;
immediate ramps to I-5
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COMPARABLE LAND SALE
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No:
Identification

Location:
Assessor’s parcel:
Map: '

Site Data

Area:
Topography:
Zoning:
Utilities:

Street improvements:

Improvements:
Use:
Transfer Data

Interest:

Grantor:

Grantee:

Date:

Document:
Transfer value:
Effective sale price:
Unit land price:
Financing terms:

- Source:

Comments:

EICHEL « INC

COMPARABLE LAND SALE

5426 San Fernando Road, Glendale
5638-018-032 and 023
564-C4

418,176 SF; 9.60 AC

Level

GLM2

All available

All installed

Former chemical plant; eight buildings totaling
167,500 SF; improvements not contributory to value
Proposed retail, industrial, office

Fee simple

Glendale West, LLC (Target)

REVV Property, LLC

1/20/12

99612

$18,000,000

$18,000,000

$43.04/SF

Cash to seller

CoStar Group; RealQuest; deed; public records
Target purchased site for $22 million or $53/SF in late -
2005; Target deed restricts construction of discount
department store containing more than 50,000 SF;
environmental problem responsibility of prior owner
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No:
Identification
Location:

Assessor’s parcel:
Map:

Site Pata

Area:
Topography:
Zoning:
Utilities:

Street improvements:

Improvements:
Use:

Transfer Data

Interest:
Grantor:
Grantee:

Date:
Document:
Transfer value:
Effective sale price:
Unit land price:
Financing terms:
Source:
Comments:

EICHEL « INC

COMPARABLE LAND SALE

N/S Glenoaks Boulevard W/O Linden Avenue,
Glendale

5621-035-007

534-A7

. 4,200 SF; 0.10 AC

Level

GLC3

All available

All installed
Nominal structure
Proposed office

Fee simple

Beane Trust

Zygoma LLC

5M11/11

721357

$250,000

$250,000

$59.52/SF

Cash to seller

CoStar Group; RealQuest; deed
Signboard not contributory to value; purchased for
future med building
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COMPARABLE LAND SALE

Sale 4: N/S Glenoaks Boulevard W/0 Linden Avenue, Glendale
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COMPARABLE LAND SALE
No: 5
Identification
Location: 1915 West Burbank Boulevard, Burbank
Assessor’s parcel: 2438-023-028 and 029
Map: 533-E7
Site Data
Area: 5,946 SF; 0.14 AC
Topography: Level
Zoning: - BUC3YY
Utilities: ~ All available
Street improvements: ‘ All installed _
Improvements: Nominal improvements at sale; no value
Use: N/A
Transfer Data
Interest: Fee simple
Grantor: N.M. Imbertson Associates
Grantee: ‘ George and Laurie Paul
Date: 3/17/11
Document: 405240
Transfer value: $260,000
Effective sale price:. $260,000
Unit land price: $43.73/SF
Financing terms: Cash to seller
Source: CoStar Group; RealQuest; deed
Comments: Purchase of metal building of no value for remodel of

dental office
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Sale 5: 1915 West Burbank Boulevard, Burbank
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Assumptions and Limiting Conditions

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

The appraiser assumes no responsibility for economic or phystcal factors that may affect the
opinions in this report which occur after the date of the letter transmitting the report.

The information furnished by others is believed to be reliable. However, no warranty is given for
its accuracy. ‘

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. -

The property is appraised assuming it to be under responsible ownership and competent
management, and available for its highest and best use.

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.

The property is appraised assumning it to be in full compliance with all applicable federal, state,

- and local environmental regulations and laws, unless otherwise stated.

The property is appraised assuming that all applicable zoning and use regulations and restrictions
have been complied with, unless otherwise stated.

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, can be obtained or renewed for any use on which the
value estimate contained in this report is based, unless otherwise stated.

No engineering survey has been made by the appraﬁser. Except as specifically stated, data relative

to size and area were taken from sources considered reliable and no encroachment of real property
improvements is considered to exist.
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» 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 is
expressly stated.

» Maps, plats and exhibits included in this report 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.

« No opinion is intended to be expressed for matters that require legal expertise or specialized
investigation or knowledge beyond that customarily employed by real estate appraisers.

» The distribution, if any, of the total valuation in this report between land and improvements
" applies only under the stated program of utilization. The separate allocations for land and
buildings must not be used in conjunction with any other appraisal and are invalid if so used.

« 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.

o Since earthquakes are not uncommon in the area, no responsibility is assumed due to their
possible effect on individual properties, nor for assessing the reliability of the seismic
qualifications of structures on the subject properties.

« Testimony or attendance in court by reason of this appraisal is not required unless further
authorization to fully appraise the property involved is granted the appraiser at a fee to be
determined prior to commencement of such additional work as may be required.

« No consideration has been given in this appraisal as to the value of the property located on the
premises considered by the appraiser to be personal property, nor has he given consideration to
the cost of moving or relocating such personal property; only the real property has been
considered. '

» Unless otherwise stated in this report, the existence of hazardous material, which may or may not
be present on the property, was not observed by the appraiser. The appraiser has no knowledge of
the existence of such materials on or in the property. The appraiser, however, is not qualified to
detect such substances. The presence of substances such as asbestos, urea-formaldehyde foam
insulation or other potentially hazardous materials may affect the value of the property. The value
estimate is predicated on the assumption that there is no such material on or in the property that
would cause a loss in value. No responsibility is assumed for any such conditions, or for any
expertise or engineering knowledge required to discover them. The client is urged to retain an
expert in this field, if desired. '

« The appraiser takes no responsibility for hidden defects or conformity to specific governmental
requirements, such as fire, building and safety, earthquake or occupancy codes can be assumed

without provision of specific professional or governmental inspections.’
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CERTIFICATION
I certify that, to the best of my 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 my personal, impartial, and unbiased professional analyses, opinions,
and conclusions.

« Neither Norman Fichel, Eichel, Inc. nor any of its officers has any present or prospective interest
in the property that is the subject of this report, and no personal interest with respect to the parties
involved.

+ Neither Norman Fichel, Eichel, Inc. nor any of its officers have performed services, as an
appraiser or in any other capacity, regarding the property that is the subject of this report within
the three-year period immediately preceding acceptance of this assignment.

« Neither Norman Eichel, Eichel, Inc. nor any of its officers has any bias with respect to the
property that is the subject of this report or to the parties involved with this assignment,

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

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

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

» Norman Eichel made a personal inspection of the property that is the subject of this report.

» Norman Eichel is currently certified under the voluntary continuing education program of the
Appraisal Institute and is also certified as a general real estate appraiser in the State of California
with identification number AG008794, with an expiration date of May 2, 2014.

» The appraisal assignment was not based upon a requested minimum valuation, a specific
valuation or the approval of a loan.

« There was no information pertinent to the completion of the appraisal which was unavailable.

» No one other than the undersigned provided significant professional assistance in the preparation
of this report. '

Norman Eichel, MAI
California State Certification AG008794
NE/pa
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RECORDING REQUESTED BY: COPY of ocument Recorded

City of Los Angeles E&;ﬁﬁ'ﬂ heap 112701

WHEN RECORDED MAJL TO '{ Crighna vl memwu
MAIL TAX STATE 5 T: mc%ﬁmg 3 i :

LAUSD-Asset Management Branch ,I:@% b -

Easements & Permits

333 8. Beaudry Aveaue, 23" Floor

LOS ANGELES CA 90017

Title Order No.: Spuce Above This Line For Recorder's Use  Bscrow No.:

@eneral Eagetirent Deed

This document Is exempt from Documentary transfer 1ax pursuant to Section 11922 of the
Revenus and Taxation Code and Is belng recordad pursuant to Section 6103 of the California
Governmant Code and California Government Code Saction 27383,

For a valuable consideration, recelpt of which is hereby acknowledged,

City of Log Angeles, s municipal comporation (herelnafier Grantor)

heraby grants {o the Los Angeles Unified School Disfrict, a school district duly organized
and existing uhder the laws of the State of Californla (herinafter Grantee), an easement
and right of way for ’

driveway

purposes and ’construction,. reconstruetion, replacing, Inspecling, maihtaining. and repair of the driveway
placed, installed, or consfructed adross tha folldwing describad property in the City of Los Angeles, County

of Log Angeles, State of Californfa, APN;: 5457-001-901
As described in attached Exhibl¢ “A” end Exhibit Map

The easement will be used solely as a right of way for vehicles entering and exiting the
adfacent GRANTEE proparty and for no other purposse, The easement will terminate
when GRANTEE eilher (z) ceases to own the property, or (b} ceases i actively use the
adjacant property for a pariod of two {2) years for a public high school, GRANTEE must
maintain the easement in good repalr at its sole expense.

Except for the active negligence or willful misconduct of City, GRANTEE undertakes and
agrees {o defend, indemnlify and hold harmless City and any and ail of City's boards,
officers, agents, and employees from and againat all sulls and causes of action, ¢laims,
losses, demands and expenses, Including, but not limited to attorney's fees and cost of
litigation, damage or Habillty of any nature whatsoever, that may arise out of or in




connection with the use of the easement, including use by GRANTEE, its employees,
contractors, Invitees, agents, any other person using the eagement for any purpose,

-

GRANTEE will, atits sola expenss, construct and maintain in good repair a fence .
(matching the existing one on the Cify’s proparty) that will separate the access ensement
from the remainder of the City's property. The fence must be designed to keep students
and others off the remalnder of the Clty's property. Grantes shall provide any security
reasonably necessary to comply with the foregoing requiremant fo keep studernits and
others off of the remalnder of Grantors properfy and to protoct it from trash and debris.

Attest;
June Eagmay, City Clerk

By; C«\ﬂ. ,ID J{u'—

The City of Los Angeles, 2 municipal corporation

g 4///%42092&12
A& |

Astonio R. Vitlaraigosa, Mayar

By;




EXHIBIT "A”

APN: 8457-001-801
ADDRESS: 2110 N San Femando Road

LEGAL DESCRIFTION:

THAT PORTION OF THE LAND DESCRIBED AS PARCEL NO. 11-01; IN THE CITY OF LOS
ANGELES, COUNTY OF LOS ANGELES, STATE OF CALIFORNIA AS PER DEED RECORDED ON
SEPTEMBER 21, 2001 AS INSTRUMENT NO, 07 01788597 OF OFFICIAL RECORDS, IN THE
OFFICE OF THE COUNTY RECORDER OF SAID COUNTY, SAID PORTION OF LAND DESCRIBED

AS FOLLOWS:

BEGINNING AT THE INTERSECTION OF THE NORTHEASTERLY LINE OF THE SOUTHERN
PACIFIC RAILROAD RIGHT OF WAY (100,00 FEET WIDE) WITH A LINE PARALLEL WITH AND .
DISTANT 20.00 FEET NORTHWESTERLY MEASURED ALONG SAID NORTHEASTERLY LINE FROM
THE SOUTHWESTERLY PROLONGATION OF THE CENTERLINE OF DIVISION STREET AS SHOWN
ON TRACT MAP NO. 3867, IN SAID CITY, COUNTY AND STATE, RECORDED IN BOOK 44 PAGES
20 AND 21 OF MAPS, IN SAID COUNTY RECORDER'S OFFICE;

THENCE ALONG SAID PARALLEL LINE NORTH 57° 26" 17" EAST 11.07 FEET TO A LINE PARALLEL
WITH AND DISTANT 30,00 FEET SOUTHWESTERLY, MEASURED AT RIGHT ANGLES FROM THE
CENTERLINE OF SAN FERNANDO ROAD AS SHOW CON SAID MAP QR TRACT NO. 3867,

THENCE ALONG LAST SAID PARALLEL LINE NORTH 15° 23' 56" WEST 187.80 FEET:

THENCE PERFENDICULAR TO LAST SAID PARALLEL LINE SOUTH 70° 36' 02° WEST 12.00 FEET
TO THE BEGINNING OF A NON-TANGENT CURVE, CONCAVE TO THE WEST AND HAVING A
RADIUS OF 13.00 FEET, A RADIAL LINE TO SAID FOINT BEARS NORTH 70° 36' 02" EAST;

THENCE BOUTHERLY ALONG SAID CURVE THROUGH A CENTRAL ANGLE OF 58°40° 04" AN ARC
LENGTH OF 13,31 FEET TO THE BEGINNING OF A REVERSE CURVE, CONCAVE EASTERLY,
HAVING A RADIUS OF 37.00 FEET AND BEING TANGENT AT iTS POINT OF ENDING TO ALINE
PARALLEL WITH AND DISTANT €6.00 FEET SOUTHWESTERLY MEASURED AT RIGHT ANGLES

FROM SAID CENTERLINE OF SAN FERNANDO ROAD;

THENCE SOWERLY ALONG SAID REVERSE CURVE THROUGH A CENTRAL ANGLE OF 58* 40"
04" AN ARC LENGTH OF 37.89 FEET TO SAID POINT OF ENDING IN LAST SAID PARALLEL LINE;

THENCE ALONG LAST SAID PARALLEE. LINE SCUTH 19° 2% 58" EAST 88, 80 FEET TO SAID
NORTHEASTERLY LINE;

~ THENCE SOUTHEASTERLY ALONG SAID NORTHEASTERLY LINE TO THE PQINT OF BEGINNING,

EXP, 123172
LS 7aal
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CITY OF LOS ANGELES
. AMUNICIPAL CORPORATION
To

Los Angeles Unified Schoot
District

EASEMENT DEED

Date:dﬁfﬂ. Y , 2012

JOB TITLE; San Fernando Road at Division
‘ Street, Cadastral Map No. 148-5A215

APN: Portion 5457-001.601

STANDARD INSTRUMENT
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NO',

_Caldwell

‘Browna

801 8. Figueroa Street, Suite 950
Los Angeles, Cailifornia 90017
Tek 243-271.2300

Fax: 213-274-2320

v brownandcaldwell.com

July 11, 2012

Ms. Stephanle Roberts, Civil Engineering Associate

Water Engineering Services Division

Los Angeles Department of Publlc Works, Bureau of Sanitation

2714 Media Center Drive .

Los Angeles, California 30085 1045/138105.303

Subject: Total Petroleum Hydrocarbon Gasoline Assessment Resuits
Northeast Interceptor Sewer Project - Los Angeles Bureau of Sanitation
2140 N. San Fernando Read, Los Angeles, California

Dear Ms. Hoberts:

Brown and Caldwell has prepared this total petroleum hydrocarbon gasoline (TPH-g)
assessment report to document the results and findings of the soit gas, soll, and
groundwater sampling and laboratory analysis conducted in April and May 2012 at and
near 2110 North San Fernando Road, Los Angeles, California {the Site; Figures 1 and 2).
The purpose of this assessment was to identify the potential source(s} of TPH-g
encountered and treated by the on-slte soil vapor extraction (SVE) system.

This work was conducted due to the detection of efevated TPH-g concentrations during
startup of the SVE system. The SVE system was designed o extract volatile organic
compounds (VOCs), consisting.of predominantly tetrachloroethene (PCE) at the Site;
however, elavated TPH-g concentrations {an unexpected compound) was detected in the
extraction wells.

The assessment work was conducted in accordance with the Work Plan for TPH-g
Assessment {Brown and Caldwell 20111}, The Work Plan was approved by the Galifoinia
Regional Water Quality Control Board, Los Angeles Region (RWQCB) (RWQCB 20112),

Site hackground, field activities, results, and summary are described in the following
sections of this report.

1. Site Background

The Site is located in the City of Los Angeles (City), northeast of downtown and east of
the Los Angeles River. The Site is situated to the east of, and adjacent to the former
Taylor Yard, which was & large rallroad property north of Union Station in downtown Los
Angeles.

From 1949 to 1873, the Mitchell Tire & Rubber Company, a rubber mat manufacturer,
operated at the Site. Approximately five commercial buildings {owned and operated by
Mitchell Tire & Rubber Company) appeared to be located on the south side of the Site.
Two underground storage tanks {USTs) located In the eastern portion of the Site were
also operated by Mitchell Tire & Rubber Company (Figure 2). The USTs wers no longer

1 Brown and Caldwell, October 12, 2012, Work Plan for TPH-g Assessment, Northeast Interceptor
Sewer Project Site, 2110 N, San Fernando Road, Los Angeles, California.

2 RWQCR, October 25, 2014, Approval of Work Plan for Petroteum Hydrocarbon [nvestigation,
Northeast interceptor Sewer Project Site, 2410 San Fernando Road, Los Angeles, CA (SCP No.
1226, site 10 No, 2040369).
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used and closed [n place by filling them with sand on November 9, 1874 (Athanor
Environmental Services Inc. 19993), In 19786, the Baldwin family purchased the facifity,
and owned and operated Profile Plastic Coatings, Inc. (Profile) that performed powder-
coating, phosphate cleaning of parts, spray plating, and vinyl coating and finishing: The
reported primary hazardous materials used by Profile were chlorinated solvents used for
wipe cleaning of mesal parts and as a primer thinner for vinyl dip, methylene chloride,
1,1, 1richloroethane (1,1,1-TCA), and various jube oils. Profile operated at the Site until
1992 when the Site was leased to Manik Moteors (Manik), a powder coating company.
Manlk vacated the Site In March 1999. The Site was purchased by the City in 2001 in
order to be used as a Tunnel Boring Machine (TBM] receiving shaft for the first phase of
the Northeast Interceptor Sewer Phases | and H (NEISI and NEISH),

Several site Investigations conducted af the Site have detected VOCs, malnly PCE, Insoll
gas, sofl and grouhdwater samples along with diese! and heavy-end hydrocarbons
detected in soll sampies, There Was evidence from earlier investigations, and it was
confirmed during the City's pre-construction activities for NEIS! that two USTs were
located at the Site, The first UST was removed I January 2003 hy Asbury Environmental
during pre-construction activities. The second UST was not interfering with Site activities
and wag removed at the end of construction activitles in accordance with Los Angeles
Clty Fire Departrient requirements and South Coast Air Quality Management District
fRule 1166 permit requirements. The RWQCB granted case closure for the second UST
on December 9, 2008, During construction of NEIS), several areas a long the western
border and beneath the clarifier were found to contain dlesel and heavy-end
hydratarbons seil contamination, The diesel and hydrocarbon impacted soll was
remadiated by excavation using a conventional excavator or a large-diameter augier
(6400t diameter) (Figure 3). The City elected to remediate the VOCs at the Slte ata
future date, anticipating that this wilf acour most fikely during the construction of NEISH.

The City and Brown and Caldwell considered several methods to treat VOCs (mostly FCE)}
atthe Site. SVE was the remedlal aiternative selected for a pllot study. A SVE pilot test
was conducted in Aprit 2011 to evaluate the effectiveness of the SVE technology to
remove YOCs in soil and solf gas at the Site and aiso to colisct data (i.e., vacuum, flow
rate and radlus of influence) necessary for the design of a full-scale SVE system. Based
on the pilot test resilts, the City acknowledged that SVE was effective in removing VOCs
from the 50 gas and soll. The RWQCB approved the Installation of the SVE syster and a
total of 13 dual-nested SVE wells (SVE-1 through SVE-13) were installed In May 2011
{Flgure 4). Ali of the dual nested wells contained a shallow and a deep well. The shallow
wells were sereened from 4-24 £ below ground surfate (bgs) and the deep wells were
screened from approximately 24-50ft bgs.

Full-scale SVE remediation commenced on July 22, 2011, During the first week of
operation, elevated concentratlons of VOCs wers noted in the deep SVE well soreens
SVE-S, -G, -T, -8, -10, -11, -12 ard -13. SVE-5, -6, -7 and -B are located along San
Fernando Read. SVE-10, 11, -12 and -13 are at the sotthern end of the Site. Due to the
higher than expacted VOUC concentrations, soil gas samples were coliected at the SVE
wells with the elevated VOC concentrations and analyzed by Environmental Support
Techrologies, a Californka State-certifled mobile laboratory, an August 5, 2014, The
samples were analyzed for VOCs and TPH-g by EPA Method 82608, Concentrations of

3 Athanor Environmentad Seivices ing., August 3, 1908, Final closurg Report - t}ndergrounei
Storage Tanks for 2430 San Fernando Road, Los Angeles, Californla.
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TPH-g were found to be two to three orders of magnitude greater than the VOCs. For
example, at SVE-5D, concentrations of total VOCs and TPH-g were 2.9 and 3,500 ppmv,
raspectively. Simitarly at SVE-7D, concentrations of totai VOCs and TPH-g were 24.2 and
12,000 ppmv, respectively, The SVE system as designed coufd not effectively treat the
elevated levels of TPH-g.

On August 7, 2011, the SVE system was temporarily shut down pending the Instailation
of a catalytic oxidizer which would treat the TPH-g from the extracted soil gas found In
the deep SVE well screens. The catalytic oxidizer system was [nstalled and rernediation
resumed on August 28, 2011, In order to avold the possibility of any migration from off-
site sources, extraction from all the wells along San Fernando Road (SVE-4, -5, -6, -7,
and -8) wete discontinued and allowed to operate as passive vent wells. This entails
removing the well caps and drilling holes in the well covers to allow the wells to be
opened to the atmosphere. The purpose of the vent wells s fo draw in ambient air as
opposed to subsurface soil gas if any vacuum influence is created along San Fernando
Road during SVE operation. The remalning wells located closer to the westerh boundary
and the southern portion of the Site {SVE-1,-2 ,-3, 8, -10, -11, -12, and -13j remained
in operation. Both the shallow and deep well screens at SVE-1, -2, -3, and -2, and the
shallow well screens at SVE-10, -1, -12, and -13 were operated to remove PCE. The
deep well screens at SVE-10, -11, -12, and -13 were completely shut off dus to elevated
TPH-g concentrations. By operating the SVE system In this configuration, a virtual barrier
was formed along the eastern property fine to prevent/minimize TPH-g from migrating
onto the Site during SVE operation.

Prior to implementing the TPH-g assessment, the SVE system was shut down on April 3,
20312 aliow the subsurface to re-equilibrate,

2. Field Activities

The environmental assessment work consisted of three phages:

1. Prefield activities {e.g., health and safely, permitting, site access coordination,
undetground utility clearance, Underground Service Alert (USA) notification and
RWQCR notification); .

2, Field activities {e.g., soll and groundwater sampling, installation of scil gas probes,
and soil gas sampling); and '

3. Postfleld work (e.g., survey sampfing locations and waste management).

Field activities and sample analysis during this Investigation were performed in general

accordance with the approved Work Plan. The following sections summarized field

activities conducted.

2.1 Pre-Field Activities

Pre-field activities conducted during this investigation ingluded:

« Developing a Site-specific health and safety plan (HASP);

»  Obtaining permits for traffic control and drilling (Attachment A);

« Securing permiséion to worl at the Site and arranging for access;

« Performing a geophysical utility survey te identify underground utiiity lines and cther
subsurface obstructions prior to drilling; and : ‘
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« Notifying the RWQCB.

2.4.1 Health and Safety

Fiald activities completed during this investigation were conducted in accordance with
the HASP (Brown and Caldwell 20:124), Potential hazards identitled during this project
included physical and chemical hazards assoclated with the geophysical survey, air
monitoring, automotive traffic and drilling and sampling activities. A daily health and
safety tailgate meeting was conducted prior {6 the start of each work day. Specific
requirements of the HASP included eavironmental monitoring with real fime equipment
{such as a photoionization detector {PIDT} during any intrusive work, and continuous
monitoring of physical hazards Including working arcund a drili rig, noise, traffic and

maintaining good housekeeping. :

Work was completed using Level D personal protective equipment (PPE). Level D PPE
included nitrile gldves, safety boots, safety glasses, traffic safety vests, and hard hats.

2.4.2 Access

Access to the Site was arranged by the Bureau of Sanitation, Brown and Caldwell
coordinated figld activities with the Bureau of Sanitation and Kia Motors.

2.4.3 Utility Notification and Utility Clearance

On April 20, 2012, Brown and Caldwell notified Underground Service Alert (USA)

of the drilting for soil gas piobe installations. The Site was marked by USA on

Aprll 23, 2012 and the ticket number provided was A21110176.

On Aprit 25, 2012, a utility survey was conducted by Brown and Caldwell subcortractor
Spectrum Geophysics (Spectrum) of Chatsworth, California. The survey was conducted
at soii gas probes VP3 through VPL0, and on April 29, 2012 at soil gas probes VPL and
VP2 {Figure 5). The purpose of the geophysical survey was to determine if any
underground utilities or other underground structures might possibly confiict with the
proposed locations of soil borings, and to adjust the locations of the soll borings as
needed. Spectrum utiized active and passive electromagnetic or radio frequency
detectioh, magnetic detection, and ground penstrating radar to identify possible
underground utility lines and other features. The geophysieal locating technigues
identified electrical lines as well as several undefined features, Equipment used by
Spectrum Included:

«  Radio Detection 4000/8000 transmitter w/matched receiver;

« Schonstedt Mac Series hand-held magnetometer;

« Fisher TW.6 M-scope ~ shallow focus metal detector;

»  Dynatel 500 Series transmitiers/matched receiver;

« Sensors and Software Noggin Cart, or MALA ground penetrating radar unit; and

« 8and 33 KHz and 512 sondes.

Based on the results of the utility clearance survey, minor adjusiments were made to
five (VP-3, -4, -B, -6 and -9) of the sampling locations {relocated within 5 feet of the
proposed location).

4 grown and Caldwell, April 11, 2042, Health and Safety Plan for Soll Gas Survey, Brilling, Soll
and Groundwater Sampling.
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2.4.4 Agency Notification

The RWQCB was notified of the City's investigation activities on April 18, 2012, prior to
driliing and sampling activities. The Los Angeles County Department of Public Health,
Brinking Water Program was notified on April 23, 2012, prior to advancing the solf gas
probes (VP through VPA0). The City of Los Angeles Street Services investigation &
Enforcement Division was notified on April 23, 2012 prior to advancement of soll gas
probes VP, VP2, VP3, VP4, VPS5, VPG and VP,

2.2 Soil Sampling

Brown and Caldwell collected soil samples at ten locations {VP1 through VP10) on
Aprit 26, 27, 28, 29 and May 5, 2012, Continucus sofl sarples were collected at
approximately five foot intervals from ground surface to a maximum depth of 63 feet
bgs. Soil samples were collected using stainless-steel dual tube rods contalning 5-foot
long acetate liners that were advanced into the soll using a direct-push drill rig
{Geoprobe §61.0DT).

Soll samples were placed in sealable plastic bags and placed in the sun for a minimum
of 15 minutes prior to measurement of VOCs using a 11.7 eV PID, A boring log was
prepared for each soll boring decumenting the lithology of the soll using the Unified Soil
Classification system and noting any diseoloration or staining (Attachment B).

Soil samples were coflected and prepared In accordance with £PA Protocol 5035 (using
an Fasy Draw Syringe sampler) and were also collected In 4-ounce glass Jars. Soil
samples wera kept In a cooler with fce and transported under chain-of-custady to
Advance Technology Laboratories {ATL) located n Signal Hill, California. ATLisa
California State certified via the Environmental Laboratory Acereditation Program (ELAP).
Scil samples were analyzed for:

-« VOCs plus fuel oxygenates using EPA Methad 8260B (all samples);
« TPH scan for gasoline, diese), and heavy range oil using EPA Method B015M (all

samples); and .

+ Lead using EPA Method 6010 {only at 40, 45 and 50 feet bgs).

Soil samples with the highest PID reading from each soil boring were transported to
ZYMAX Forensics (an environmental forensie and geochemistry laboratory) of Escondido,
Californfa. The samples were analyzed for gasoline speciation (120 compounds) by high
resolution gag chromatography/mass spectrometry (GC/MS).

2.3 Groundwater Sampling

Groundwater samples wera collected on Aprii 26, 27, 28, 29 and May 5, 2012, at VP1
through VP10. One discrete groundwater sample was collected at each location.
Samples were collected between 55 and 63 feet hgs. The groundwater sampling

wag completed using polyethylene tubing inserted within stainless-steel dual tube

tods equipped with a slotted screen that was directly pushed into the solt using a
Geoprohe 661007,

Prior to collection of groundwater samples, the groundwater level was measurad and
recorded at each location using an electric water sounder to determine the depth of the
water table. Groundwater samples were coliecied in 40 milliliter vials preserved with
sodium hydrogen sulfate (NaH504} and methancl (MeOH), 16 ounce plastic bottles
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preserved with nitric acid (HNO3), and 1-liter amber jars, Groundwater samples were
transported in & cooler with ice, under chain-ofcustody to ATL in Signat Hill, California.
The groundwater samples were analyzed for:

« VOCs plus fuel oxygenates using EPA Method 82608;

« TPH scan for gasoling, diesel, and heavy range oil using EPA Method 8015M; and

« Lead using EPA Method 8010,

Groundwater samples collected at each logation were transported {o ZYMAX Forensles
located in Escondido, California. The samples were analyzed for gasoline speclation
(120 compounds) using high resclution GC/MS. The sample with the highest gasoline
concentration was analyzed for carbon isotope ratio of BTEX compounds using gas
chromatography/Isotope Ratio Mass Spectrometer (GC/IRMS).

2.4 Soil Gas Probe Installation and Sampling

Soit gas probes were instalied at each of the ten locations (VP1 through VP10) after the
groundwater samples were collected. Five discrete soll gas monitoring probes were
instalied in each location. The G-inch stainless steel probes were placed at
approximately 5, 15, 25, 35 and 45 fest bgs, The probes were connected to
Yainch-diameter Nylaflow tubing leading to the surface of the well. Installation of the soil
gas probes were condusted in accordanee with the California EPA’s Advisory - Active
Soif Gas Investigation {March 2010}

The probes were sampled after allowing them to set for approximately 30 minutes, A
puirge volume test was conducted prior to sampling from the probes. The purge volume
test included one, three, and seven purge volumes as a means 1o determing the
appropriate purge volume. The selected purge volume was applied at all sampling
points. '

Brown and Caldwell contracted Jones Environmental Testing Laboratories (Jones
Environmental; ELAP certified) of Fullerton, California to collect and analyze the soif gas
samples. The samples were analyzed for VOCs and TRPH-g using EPA Method 82608,
Jones Environmental condycted the sampling and analysis on April 28, 29, and May 5,
2012, The samples were analyzed onsite Using Jones Environmental mobile tab, Details
of the sarmpling process are.described in Attachment C.

2.5 Survey of Sampling Locations

On May 7, 2012, the Clty of Los Angeles Bureau of Engineering Survey Division surveyed
the 10 sampling locations {(VP1 through VP10). At each location, the latitudingl and
lengitudinal coordinates, top of casing (north edge) and finish surface elevations were
surveyed {Attachment D).

2.6 IDW Management and Disposal

Investigation derived waste {IDW) generated during this investigation was placed

In 55-gallon drums and a 16-gallon drum and stored at the Site. The IPW included
soll cuttings {two 55-gation drums, one 16-gallon drum), and purged groundwater

and equipment decontamination water {one drum). Samples from the drums were
analyzed and classified as non-hazardous. The drums were picked up on

May 29, 2012, The soll drums were transported to Soil Safe In Adelanto, California for
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treatment. The water drum was transported to Crosby & Overton, Inc. in Long Beach,
California for treatment, Waste manifest forms for JOW dispoesal are included in
Attachment E.

3. Quality Assurance/Quality Control

Assessment

Quality Assurance/Quality Control (QA/QC) procedures were maintained during both fleld
and laboratory procedures. Field QA/QC included the collection of duplicate samples,
equipment blanks, and trip blanks. Laboratory QA/QC analysis involved method blanks,
matrix spikes and duplicates {MS/MSD), laboratory control samples and duplicates
{1.CS/L.CSD), and swrrogate recoveries, A complete assessment of the laboratory
analytical data for each laboratory is included in Attachment F. Qverall; the data is
acceptable for the intended purposes. No data were refected as a result of Brown and
Caldwell's review (Attachment F), Some resuits were guaiified as estimated due to
MS/MSD and LCS/LCSD recoveries outside of control limits and fleld duplicate
imprecision.

4. Results

This section presents a summary of analytical results and findings from the geophysical
survey, soil gas, soll, and groundwater assessment.

4.1 Lithology

The types of soil encountered during dellling consisted of silt to siity sands from directly
below ground surface to approximately 10 feet bgs. Soll encountered at approximately
10 to 45 {t bgs consisted of interbedded layers of clays, siity clays, sills, sandy silts, sitty
sands and fine- to medium-grained sands to approximately 45 feet bgs followed by
layars of fine- to medium-gralned sand from 45 to 60 t bgs. Boring logs are Included in
Attachment B. Groundwater was encountered at depths of approximately 55 to

63 feet bgs,

4.2 Soil Gas Results

A total of 56 soit gas samples (including duplicates) were collected on April 28, 29, and
May 5, 2012. Samples were collected at borings VP through VP10 at depths between
5 and 45 feet bgs, at approximataly 10-foot intervals. Samples werea analyzed for TPHg,
VGCs, angd fuel oxygenates using EPA Method 8260B. Table 1 presents the analytioa!
results for TPH-g. Table 2 presents the aralytical results for VOCs and fuel oxygenates.
Analytical laboratory reports are Included as Attachment G. Soil gas analytical resulls
from VP1 through VP10 are shown on Figure B, A summary of the results for TPH-g,
YOCs, and fuel oxydenates are discussed in the following sections.

4.21 TPHg

Elevated concentrations of TPH-g (defined as greater than 100 pg/L) were detected in 9
of the 56 soil gas samples. The nine samples were located in San Fernando Road at
Vit and VP2, The highest detected TPH-g concentration was collected from VP1 at 35
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feet bgs at a concentration of 9,286 g/l TPH-g Isoconcentrations for 5, 25 and 45 feet
bgs are depicted on Figures 6, 7 and 8, respectively.

4.2.2 YOCs and Fuel Oxygenates

VOUs and fuel oxygenates detected were primarily petroleum products, including
benzene, toluene, sthylbenzene, total xylenes, and methyl tert-butyl ether [MTBE]). The
highest concentrations of benzene (6,56 pg/L), toluene (25.1pg/L}, ethylbenzene
{20.8 pg/l), xylenes (18.3 pg/L), and MTBE (18.6 ug/l.) were detected in samples
cofiected in San Fernando Road at VPL and VP2, This may indicate an off-site source.

PCE and trichloroethene {TCE) were also detected. These compounds were mostly
detected from on-site samples which were expected since PCE and TCE has historically
been detected at the Site. The highest concentrations of PCE and TCE were 6.26 pg/L
and 3.47 ug/L, respectively, at VP10 at 45 feet bgs. These concentrations are
consistent with historical detections in soll gas samples at the Site,

4.3 Soil Results

A total of 110 soil samples, including duplicates, were collected Aprll 26 through

Apri 29, 2012 and on May 5, 2012, Samples were collected at VP1 through VP10
between 5 and 50 feet bgs, at approximately 5-foot intervals. Samples were apalyzed for
TPH using EPA Method 8015, lead by EPA Method 60:10B, VOCs and fuel oxygenates by
EPA Method 82608, and gasoline-range compounds using high resclution GC/MS.
Table 3 presents the analytical results for TPH and |lead. Table 4 presents the analytical
results for VOCs and fuel oxygenates, Analytical laboratory reports are contalned in
Attachment G, Soil analytical results from VPL through VP10 are shown on Figure 9, A
summatry of the resuits for TPH and lead, VOCs and fuel oxygenates, and gascline-range
compounds are discussed below.

4.3.1 TPH and Lead

TPH-g was not detected in the 110 soil samples, Elevated TPH concentrations (dieset
angd oll range hydrocarbons), defined as greater than 100 mg/kg, were detected in 2 of
the 110 solt samples. The two samplés were Jocated at VP8 and VPQ at & feet bgs, The
detection appears to be isolated at 5 feet bgs as TPH concentrations {diesel and ol
range hydrocarbons} were detected from deeper soif samples were not detected above
the iaboratory detection limits (Table 3).

Concentrations of lead ranged from below the laboratory detection limit of 1.0 to
5.8 mg/kg. Lead concentrations were similar at the ten sampling locatlons.

4,3.2 VOCs and Fuel Oxygenates

MTBE was the most prevalent fuel oxygenate detected. Eleven of the 13 samples that
detected MTBE were from samples coltected in San Fernando Road at VP1 and VP2;
VPG being the other, MTBE isoconcentrations for 25 and 45 feet bgs are depicted on
Figures 10 and 11, respectively. The presence of MTBE may indicate that the source
was gasoline fuel used between the late 1970s and early 2000s8,

5 MTBE Remediation Handbook, 2003, Editors Ellen £, Moyer and Paul T. Kosteokl.
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VOCs (i.e., 1,1-DCA, 1,1-DCE, henzene, toluene, xylenes, PCE and TCE) were also
detacted; however, they were detected at a low frequency {less then 10 percent) or at
low concentrations.

4.3.3 Gascline-Range Compounds

With the exception of trace amounts of gasoline {i.e., toluene and xylenes) in 3 of the 11
soil samples analyzed by ZYMAX, gasoline compounds were not detected above the
laboratory detection limits. Results are Included in Attachment H.

4.4 Groundwater Resul_ts

A total of 12 groundwater samples, inciuding duplicates, were collected April 26 through
Aprli 29, 2012, and on May 5, 2012, Samples were collected at VPL through VP10
below the groundwater table at depths ranging between approximately 55 and 63 feet
bgs. Samples were analyzed for TPH using EPA Method 8045, and lead by EPA Method
6010B, VOCs and fusl oxygenates by EPA Method 82608, and gasoline-range
compounds using high resolution GC/MS. Table 5 presents the results for TPM and lead.
Table 6 presents the analytical resuits for VOCs and fuel oxygenates. Analytical
laboratory reporis are contained in Attachment G.

Groundwater analytical results from VP1 through VP10 are shown on Flgure 12. A
summary of the results for TPH and lead, VOCs and fuel oxygenates, and gasoline-range
compounds are discussed In the following sections,

4.4.1. TPH-g and Lead

Thwee of the 12 groundwater samples detected TPH-g. Two of the three samples were
collected in San Fernando Road (VP11 and VP2), TPH-g concentrations at VPL and VP2
were 330 and 17,000 pg/l., respectively. TPH-g was detected In one on-Site sample
(VPG} at 420 pg/L. This sample is hydraulicaily downgradient of VP1 and VP2, Qther on-
Site samples did not detect TPH-g. TPH-g Isoconcentration are depicted on Figure 13,

Concentrations of lead ranged from 1.0 to 44 pg/L. Lead concentrations appear to be
similar at the ten sampling locations,

4.4.2 VOCs and Fuel Oxygenates

MTBE was the most prevalent fuel oxygenate detected. Eleven of the 12 groundwater
samples detected MTBE. The highest concentration of MTBE (15,000 jg/L) was from a
sample coliected in San Farnando Road at VP2, MTBE concentrations were either not
detected or two to four orders of magnitude lower from oa-site samples, MTBE
isoconcentrations are depicted on Figure 14, The presénce of MTBE may indicate that
the source was gasoline fuel used hetween the late 1970s and early 2000s.

Another fuel oxygenate (tert-amyl methyl ether [TAME], was detected in 5 of the 12
groundwater samples. The highest concentration of TAME (26 pg/L) was from a sample
coltected in San Fernando Read at VP2, TAME was detected at the same locations
where elevated MTBE concentrations were detected (VP1, VP2, VP4, VP4 DUP and VP9).

BTEX was only detected from one groundwater sample (VP2). Concentrations of
benzene, foluene, ethylbenzene, and xylenes were 720 pg/t, 920 pg/L, 720 pg/l, and
1,760 pg/l., respectively, BTEX was not detected at other sampling locations.
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PCE was only detacted from on-site samplas (VP3 through VP10). Concentrations ranged
between below the laboratery detection limit of 0.5 to 21 ug/l. PCE was not detected
from samples collected in San Fernando Road {VP1 and VP2),

4.4.3 Gasoline-Range Compounds and Isotope Analysis

The groundwater sample with the most gasoline-range compounds and the highest
concentrations was from a semple collected in San Fernando Road at VP2, A total of

71 gasoline compounds were detected {Attachment H). Some of these compounds
included Isobutene, methylcyclopentene, benzene, toluene, ethylbenzene, xylenes,
1.244rmethyibenzens, and indane. Groundwater samples colfected at VPI and VP9
detected 9 and 16 gasoline compounds, respectively. Groundwater samples collected at
VP2 through VP8, and VP10 detected only traces of gasoline compounds {four or less
compaunds),

A carbon isotope fatio of BTEX compounds was conducted using the groundwater
sample with the highest detected concentrations (VP2), The results Indicate that the
ratios of all the BTEX components are not likely from Southern California Monterey
Formation. The carbon isctope ratio of benzene was determined o be similar to the
isotople signature of North Slope Alaska (NSA) oif {Attachment H).

5. Summary

The purpose of this assessment was to identify the potential source(s) of the TPH-g. Soil,
soif gas, and groundwater samples were collected on Site (including the two former
USTs) and on San Fernando Road (near the service station) to help determine the
potential source(s). The result supgests that TPH-g Is likely from the service station on
the northeast side of San Fernando Road at 2135 San Fernando Road (across the street
from the Site). This is based on the following:

« Elevated concentrations of TPH-¢ and MTBE were detected in soil gas and
groundwater samples coltected in San Fernando Road (VPL and VP2) (Figures 6, 7,
8, 13 and 14). Elevated congentrations of MTBE were detected In soil samples
collected in San Fernando Read {Figures 10 and 11), The presence of MTBE may
indicate that the source was gasoline fuel used between the late 1970s and early
2000s.

« Results from ZYMAX (a forensic laboratory) detected the most gasoline compounds
from samples collected in San Fernando Road {VP2),

« lsotope analysis from groundwater sample VP2 indlcates that the ratios of all the
BTEX components are not likely from a California source. In fact, the carbon isctope
ratio of benzene was determined fo be similar to the isotopic signature of North
Slope Alaska oif,

« Elevated concentrations of TPH-g and MTBE have been detected in soil samples near
the former USTs at the service station {Daly Environmental Services, 19998).
Concentrations of TPH-g and MTBE were up to 2,838,000 pg/kg and 21,680 pg/kg,
respectively {Figure 9). Since a work plan is in place to conduct soli and groundwater

& Daly Environmental Services, June 25, 1999, Underground Storage Tank Closure Report, Serkis
Arco Station, 2235 San Fernandp Road, Los Angeles, California,



Ms. Stephanie Roberts, Civil Engineering Associate

Water Engineerlng Services Division

Los Angeles Department of Public Works, Bureau of Sanitation
Juiy 11, 2012

Page 11

assessment at the service station (Atlas Environmental Engineering, Inc, 20127), itis
unlikely that soil and groundwater has been remediated,

» Tank closure has been granted by the RWQCB for the on-site USTs. Soil results for
BTEX, MTBE and TPH-g from samples collected within the footprints of the former
USTs (VPS5 and VPY) were non detect, :

Brown and Caldwell appreciates this opportunity to be of continued service o the
Los Angeles Department of Public Works, Bureau of Sanitation. Please contact us at
213-271-2300 if you have questions regarding this report,

Very truly yours,

Brown an;l Caidwell

(- “

James K. Nguyen, PE Phillip 5. Rosénberg, PG, CEG, CHG
Project Engineer Managing Hydrogeologist

N P m/
Tracy M. Powell, PE
Project Manager

ce: Ali Pootsi, Bureau of Sanitation
Morton Prics, Geotechnicat Engineering Division

Enclosures:

Figures {14)

Tables (6)

Attachment A: Permits

Attachment B: Soi{ Boring and Well Construction Logs
Attachment C: Sofl Gas Survey Resulls
Attachment D: Land Survey

Attachment E: Waste Manifest Forms
Attachment £ Data Quality Management

9, Attachment G: Laboratory Analytical Reports
10, Attachment H: Zymax Laboratory Reports
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Limitatlons:

This document was grepared solely for Los Angiales Department of Pubiic Worls, Bureat of Sanitation In sceordance with
professional standards at the time the services were parformed aod in accordance with the contract bebween Los
Angeles Department of Public Works, Bureau Gf Saritation and Brown and Caldwel! dated September 28, 2008, This
doctment Is govimed by the specific scope of work awlhorized by Los Angeles Department of Public Works, Bureau of
Sanltatlory it s nat Intended to be relled upoen by any other party excent for regulatory aulhonties contemplated by the
se0pe of wark, We hava refled on Information of instructions provided by Los Angeles Department of Pubiic Works,
Bureaw of Sanitation and cther parties and, wnless olhenvise expressiy ndlealed, have made ne Independent
hvastigation as to the valldity, con or y of such Inf

T Atlas Environmental Engineering, Inc,, September 28, 2011 Work Plan for Site Assessment.
Serkis Arco, 2135 San Fernando Road, Los Angeles, California.
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Intraduction

Twelve water and eleven soil samples, listed in the Chains-of-Custody in the appendix, were
received at Zymax on April 30 and May 7, 2012 for eharacterization and comparison of volatite
petroteum: products in the samples. The following analyses were performed.

I, C3-Cio hydrocarbon concentrations by GC/MS
2, Carbon isotope ratio of BTEX compounds by GC/IRMS

Supporting information including the results of listoric VOC analyses and a site map were
provided.
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Methodology

C3-Cyo gasoline range quantitation in water and soil samples by GC/MS

Volatile hydrocarbons are purged from water samples by bubbling helium through the sample,
Soil samples are shaken with methanol, and an aliquot of the methano! extract is injected into
distifled water and purged in the same way as waler samples.

The purged sample components are trapped and concenirated on an adsorbent trap. When
purging is complete, the sample componenits are desorbed by heating and back-flushing the
adgorbent trap with helivm. The desorbed hydrocarbons are cryofocussed on a capillary pre-
column.  The cryogenic trap is then flash-heated and the analytes are injected info the gas
chromatogeaph (GC) as a tightly focused mass. A 60 meter narrow bore DBS capillary column is
used to separate the hydrocarbon, which are detected with 2 mass spectrometer {MS) interfaced fo
the GC. A totat of 123 volatile hydrocarbons and sulfur eontaining compounds are quantified by
comparison with authentic standards,

Carbon Isotope ratic of BTEX compounds by GC/IRMS

Volatile organic compounds are exiracted from water samplés on a Solid Phase Micro Extraction
(SPME) fibre. The SPME fitre i4 placed in the headspace of & vial above 30-50 m! of the water
sarnple, which is stirred for 15-30 min. to achieve equilibrium of the volatile compounds between
water and headspace. The SPME fibre is inserted into the injection port of an Agilant 6890 GC
linked to an dwidation furnace and a Micromass [soPrime Isotope Ratic Mass Specirometer
(IRMS). Volatile compounds are desorbed from the SPME fibre at high temperature in the GC
injection port Into a helium carrler gas flow. Benzene, toluene, ethylbenzene, and xylenss are
separated on the GC columa, flushed In the carrier gas through the oxidizing furnace to convert
the carbon in each compound to CO,, and the carbon isotape ratio of the CO, measured in the

IRMS,

Stable isolope ratios are conventionally referenced 10 an internationally recopaized standard, and
are expressed in the 8 notation, where, for carbon,

5!3C = (Rsmzpic/Rstandafd"l) X 10003 and
R= "¢/,

Units are per mil (*/,;). The standard, by definition, has a 5 value of 0, and samples may have
positive or nogative § velues depending on whether the sample s enriched or depleted in the
lieavier sotope. More positive 5 values are commenly referred to as being isotopically heavier,
and more negative § values raferred to as isotopicatly fighter. The international standard for
carbon is Pee Dee Belemaite (PDB). This sedimentary carbonate lies at the heavy end of the
naturally ovcurring carbon range, 50 most materials have ~ve 8 values.
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Petroleum Product Characterization

The only sample that contained significant concentrations of hydrocarbons was groundwater
sample VP2-58'. A bar diagran of the hydrocarbon concentrations on the next page shows
abundant BTEX compounds in the sample, end also irimethylpentanes, which are alkylate
hydrocarbons that are biended inte gasoline to increase octane levels, Much smaller hydrocarbeon
concenirations were present in groundwater samples YP9-63°, VP9-63" duplicate, and YP1-38",
Hydrocarbons were riot detected in either of two Trip Blanks. The bar diagrams of VP9-63" and
VP1-58" show some simiarity to VPZ-58" in the presence of the dimethylbutane,
dimethyipentane, and irimethylpentane brameh chain hydrocabons,  However, these
hydrocarbons are resistant to biodegradation, and they may represent the residue of a degraded

gaseline.

The only detections of gasoline hydrocarbons in the samples were in groundwater. In soil
satmples, VP2-50° in particutar, gasoline hydrocarbons were not detested, This indicates that the
gasoline at VP2, VP9, and VP1 has migrated to those locations with the groundwater from the
east, which is the reported groundwater flow direstion. The presence of oaly trace amounts of
hydrocarbons in groundwatér at VP4, VPS5, VP, and VP9 indicates that there has been very
tinited migration of gasoline across San Fernando Road.

‘The carbon isotope ratios of the BTEX compeunds in VP2-58 'were measured in an atiempt to

identify the source of the dissolved pasofine in the groundwater. This approach relies on the fact
that pefrofeum products inkerit the isotopic signature of the crude oil from which they are refined,
Carbon isotope ratios of certain crude ofls vary dramatically, those from North Slope Alaska
{NSA) and from southern California in particular {Globat Geocheristry Corp, 1990). The carbon
isotope ratio of benzene in VP2-58" in Table 1 is similar 1o the isotopic signature of NSA oil,
However, the ratios of toluene, ethylbenzene, and xylenes are istopically heavier than NSA oil.
The ratios of ail the BTEX components are lighter, however, than southern California Monterey
oil,

The fuel oxygenates MTBE and TAME wers detected in the C;-Cro analysis, and confirmed in the
supporting VOC analysis, There is a substantial MTBE concentration in VP2-58, which
indicates that the gasoline was released prior to 2004, when MTBE was banned in California.

Table 1. Carbon isotope ratios (*/,,) in VP2-58"

ZymaX D 42616-17
Sample ID ViP2-58' (4-29-12 1210)
Benzene 30,6
Toluene -26.4
Ethylbenzene -25.9
mtp-Xylenes -24.7
o-Xylena . 26,2

Qlobal Geachemistry Corp,; Unpublished Report; Los Angeles, CA; 1990,
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Conclusions

Twelve water and cleven soil samples were analyzed to identify gasoline hydrocarbons in the
samples, Significant dissolved gasoline concentrations were measured in only one groundwater
sample VP2-58°, Tracé amounts. of degraded gasoline, which may be related to the gasoline in
YP2.58", were measured in VP9-63" and VP58 groundwater samples. The gasoline in the
samples has most likely migrated with groundwaler to these locations from the east.

Additive content and isolopic apalysis indicate that the dissolved gasoline in VP2-58° was
released prior to 2004, and was not refined from a southern California oil.
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Real Estate Analysis

6850 Canby Avenue ® Reseda, California 91335 e Suite 101 » Tel: (818) 881-0202 & Fax: (818) 881‘—2743



The Company

~ Vichel Inc. is a real estate research and‘appraisal firm centered in Los Angeles providing servicesto a
diverse client base. Detailed, well-researched reports and on-time performance mark our business

__4 philosophy.

Area Served . . . Appraisal venues are concentrated in the five-county greater Los Angeles area. Additionally,
assignments have been conducted in northern California, Hawaii and neighboring states. Several national
studies form a part of our experience background.

Professional Staff . . . Eichel Inc. maintains a highly-educated and well-trained staff of men and women
specializing in data research, analysis, valuation and expert testimony. Senior appraisal staff is active in
graduate school programs and attainment of Appraisal Institute designations.

Data Base . . . A data library emanating from a wide-ranging scope of work accumulated over 30 years of
experience has created a wealth of basic valuation material with which to solve challenging new valuation
problems. A complete data resource system containing a full array of privately-published and governmental
real estate and economic statistics provides an invaluable information resource. Custom-designed and
industry-standard computer models have been assembled for use in sophisticated investment analysis and
discounted cash flow studies.

Recent Projects . . . Our competence in completing major projects is demonstrated by these recent assignments:

«  Playa Vista. . . Consultants to the City of Los Angeles on the 1,000-acre, mixed-uge, Mello Roos
bond-financed development located in West Los Angeles; the largest in-fill project within the
United States in the last 10 years.

« Silver Oaks . . . Valuatioﬁ of proposed 2-million-square-foot business park and 18-hole
championship golf course located in the San Fernando Valley.

+  Lockheed/Martin Facilities . . . Appraisal and ad valorem tax appeal representation associated
with ownerships at Burbank Airport, Palmdale, Helendale and Rye Canyon.

The Ronald Reagan Foundation . . . Valuation of the Ronald Reagan Presidential Library, Simi
Valley, California.

o Los Angeles Department of Water and Power . . . Eminent domain action on 100-square-mile
windmill farm and alternative energy site.

Assignments . . , While Eichel Inc. enjoys staffing capabilities for large complex or mass assignments, most
appraisals involve the solution of workaday valuation problems of lenders, attorneys, accountants, trust
officers, investors, real estate developers, and many more,



Recent Major Assignments

----------------------------------------------------------------------------------------------------

Appraisal for Los Angeles City Department of Water and Power:
Acquisition and eminent domain action on 100 square miles of land in the Tehachapi

wind resource area of Kern County. Analysis and quantification of gross energy
production and turbine location to land valuation issues.

....................................................................................................

Appraisal for Southern California Edison:

Acquisition of part taking on Rose Hills Memorial Park and Mortuary in Whittier.

Appraisal for Los Angeles By-Products:

Acquisition by Los Angeles County Flood Control District of 60-acre inert landfiil pit
on Tujunga Avenue in Sun Valley.

----------------------------------------------------------------------------------------------------

Appraisal for City of Los Angeles Department of Libraries:

Appraisal of air rights, surface and subsurface easements for Saint Vibiana’s Cathedral
and Little Tokyo Branch Library.

----------------------------------------------------------------------------------------------------



Litigation Consulting

.........................................................................................................................................................................................

Eichel Inc. specializes in real estate litigation consulting for court and arbitration.

Norman Eichel, MAI, has qualified as an expert witness in the Superior Courts of Los Angeles County, Orange
County, Santa Barbara County, Monterey County, San Francisco and Alameda County. Testimony has been
provided as well in Federal Court, Federal Tax Court and Federal Bankruptcy Court.

Additionally, Eichel Inc. offers special facilities for the production of forensic presentations, including
professional videos and graphic art and computer-driven displays.

Below is a summary highlighting past litigation assignments:

La Conchita - Plaintiff represented by Thorsnes, Bartolotta, McGuire & Padilla; landslide damages for 100
dweliings along Ventura County coast in La Conchita, California.

Anacapa Isle Marina - Lessee, Almar Lid. represented by Nordman, Cormany, Hair & Compton; fair percentage ship
rent analysis and arbitration representation on 455-slip marina development in Oxnard, California.

Arden Guthrie Project - Defendant, City of San Bernardino represented by MacLachlan, Burford & Arias; damages
on 125 apartment buildings in a low-moderate-income project, Jocated in San Bernardino, California.

Lido Peninsula - Internal Revenue Service; valuation of Lido Peninsula with marina, commercial and mobile home
park, Newport Beach, California.

Ritz Carlton Hotel, Maui - Internal Revenue Service; valuation ofhistoric preservation easement on 13.6-acre hotel
stte, Honokehua, Kapalua Bay, Maui, Hawaii.

Investment Partnership - Defendant, Security Title Company represented by Billet & Kaplan; valuation of 821 post
offices in 46 states; development of parametric computer model for mass appraisal.

Metro-Rail Blue Line - Defendant, Metropolitan Transit Authority, Los Angeles County; valuation of series of
inverse condemnation matters relating to construction of on-grade mass transit line, Los Angeles, California.

Cal-State Camarillo - Defendant, Michael Mohseni, landowner represented by Tom Dankert; part take appraisal of
large agricultural acreage to be used for State college campus, Camatillo, California.

Southern Pacific Right-of Way - Los Angeles County Transportation Commission; consultants on acquisition of 110
miles of Southern Pacific Right-of-way, the largest public real estate transaction in the history of the state.

MacArthur Park - Y.os Angeles County Transportation Comrnission and Los Angeles City; appraisal of MacArthur
Park, a major urban property for negotiated sharing of use rights and subterranean right of way.

Downtown Metro-Rail Stations - Los Angeles County Transportation Commission; appfaisai of subterranean air
rights for three downtown metro-rail stations, Los Angeles, California.

In addition to the above major assignments, Eichel Inc. has conducted a great number of appraisals and
consultations for the City of Los Angeles involving direct litigation actions or negotiated settlements, as well as

numerous jobs for attorneys and private parties.



Real Estate Valuation

.........................................................................................................................................................................................

Over the last 30 years, Eichel Inc. has Aappréised a wide array of properties including:

» Single-family Residences *» Apartment Buildings ~ + Shopping Centers
» Tract Projects » Major Hotels « Office Buildings
¢ Retail Stores o Industrial and Loft Structures « Condominiums

Additionally, the firm has conducted numerous special purpose land-use studies including:

» Golf Courses « Cemeteries * Shipyards

» Churches » Hospitals * Theaters

*» Schools « Sanitariums « TV and Radio Stations
» Auto Dealerships « Parking Garages *» Railroad Right-of-Way
» Gravel and Mineral Deposits » Adirports * Marinas

* Cattle Feed Lots o Agricultural Land * Restaurants

Loan Appraisals
Appraisals for financing on new and existing construction; refinancing; rated valuations for securitization.

Condemnation
Appraisals for full takes; part takes; inverse takes; rights of way for public agencies, corporations and

individuals; mass acquisition experience.

Economic Analysis
Experience includes highest and best use studies, alternative disposition studies, volume expectancy studies for

shopping centers and economic feasibility analysis.

Ad Valorem Tax Analysis
Property valuation and appeal board hearing representation services. Major clients include Lockheed/Martin

and Service Corporation International.

Insurance Analysis
Cost and extent of damage estimating of all types of structures for fire insurance; hospital, school and office
equipment; recently-conducted insurance-related valuations for Farmers Insurance Group on over 1,700

residential units damaged by fire and the Northridge earthquake.



Corporations Served

..................................................................................

M

Alpha Beta

American Medical International
Amgen

AT&T

Church of Scientology
Claremont College

Coldwell Banker

Coopers & Lybrand

Dunn Edwards

EQ Services, Inc.

Farmers Insurance Group of Companies
Food 4 Less

Foote Cone & Belding

General Motors

Honda

Howard Hughes Realty
Humana Inc.

~ Lockheed

Merrill Lynch

Motion Picture Retirement Home
Mt. Sinai Medical Center

Philip Morris

Prudential

Raytheon Corporation

Safeco Insurance

Safeway

Santa Monica Hospital

Schaefer Oil

SCI Management Corporation
Smithkline Beecham

Summa Corp.

Sun Life of Canada

Target Stores

The Church of Jesus Christ of Latter Day Saints
The Wherehouse

Tomdan Enterprises (Tommy's)
Union Oil

United Gulf Management

Mortgage Banking and Loan Administration Served

..................................................................................

Douglas, Emmett & Company
Dwyer Curlett
Emerson International Co.

-George Elkins Mortgage Banking Company

ICON Associates, San Francisco
L.E. Robert Companies

LST

Midland Loan Services, Kansas City
Nomura Securities International
Orix USA Corporation

REIS Companies

Tokai Credit Corporation
Trinity Financial Services
Troxler & Associates

United Realty & Advisors

.......................................................................................................



Law Firms Served

Anthony Strauss

Barton, Klugman & Oetting

Berger, Kahn, Shafton, Moss, Figler & Gladstone
Bewley, Lassleben & Miller

Billet & Kaplan

Bloom & Ruttenberg

Blum Collins LLP

Carlson Law Group

Chapin, Fleming & Winet

Coony & Bihr :

Curls, Brown & Roushon

Dankert & Kuetzing

David Brown

Demetriou, Del Guercio, Springer & Francis
Dennison, Bennett & Press

Ferguson, Case, Orr, Paterson & Cunningham
Fields & Pearl

Frandzel & Share

Fullbright & Jaworski

Gaims, Weil, West & Epstein

Gerald C. Weaver

Gibson, Dunn & Crutcher

Gold, Marks, Ring & Pepper

Goldman, Gordon & Lipstone

Graham & James

Gray, York & Duffy

Greenburg & Glusker

Hillsinger & Costanzo

Horgan, Rosen, Beckham & Coren

Fvanjack & Lambirth

...............................................................................................

Jeffer, Mangels, Butler & Marmaro
Kelly, McAuliffe

Krivis, Spile & Siegal

Latham & Watkins

Lenske & Lenske

Lewis, D'Amato, Brisbois & Bisgaard
Levy, Small & Lallas

Melanie Lomax & Associates
Mitchell, Silberberg & Knupp
Morris, Polich & Purdy

Morrizon & Foerster

Music, Peeler & Garrett

Myron Roschko

Negele, Knopfler, Pierson & Robertson
Nordman, Cormany, Hair & Compton
Nossaman, Guthner, Knox & Elliot
OTFlagerty & Belgum

O'Melveny & Myers

Orbach, Huff & Suarez

Peterson Law Group

- Prenovost, Normandin, Bergh & Dawe

Russeli, Hancock, Jeffries & Gaston
Scadden Arps

Sherman & Kurtz

Spile & Siegal, LLP

Stern, Neubauer, Greenwald & Pauly
Tachner & Terrier

Tyre, Kamins, Katz & Granof
Wiedner, Swanson & Paul

Wilson, Elser, Moskowitz, Edelman & Dicker



Lending Institutions Served

American International Bank
Appraisal Management Corp.
Bank Hapoalim B.M.
Bank Leumi
Bank of Commerce
Bank of Granada Hills
Bank of Los Angeles
Bank of Newport
Bank of Newport Beach

. Bank of Taiwan
California Federal Bank
California United Bank
Capital Bank
Chase Manhattan Bank
Citibank
Citicorp North America
City National
Coast Federal Bank
Columbia Savings & Loan
Commercial Capital Bank
Community Bank
Counirywide Mortgage

Empire of America Realty Credit Corp.

Fidelity Federal Bank

First California Mortgage Company
First Charger Bank

First Citizens Bank

First Fidelity Thrift and Loan

First Interstate Bank

First National Bank

First Regional Bank

First Republic Thrift and Loan

Foster Ousley Associates

Funders Mortgage Corporation
Glendale Federal Bank

GMAC Mortgage

Guardian Bank

Guardian Savings and Loan Association
Headlands Mortgage Company
Home Savings and Loan
Independence Bank

Industrial Bank

Israel Discount Bank

Lender's Service Incorporated

Los Angeles Police Credit Union
Merchants Bank

Metro Bank

Mortgage and Realty Trust
Mortgage Bankers Acceptance Corporation
Nomura Asset Capital Corporation
North American Mortgage Company
Omni Bank

Pacific Inland Bank

Plaza Funding

Preferred Bank

Quality Mortgage

Sanwa Bank

Security Bank

Southern California Financial
Sumitomo Bank

Tokai Bank

Trans Pacific National Bank
United National Bank

Western Federal Savings Bank



Governmental Agencies Served

.........................................................................................................................................................................................

Channel Islands Harbor Department
City of Bell
City of Bell Gardens
City of Bradbury
City of Costa Mesa, City Attomey
City of Carson
City of Glendale
City of Los Angeles
City Attorney
Recreation and Parks
Police
Real Estate Management
Water & Power
Airports
City of Monrovia
City of Oakland Harbor Department
City of Oxnard, City Attorney
City of Redondo Beach
City of South San Francisco
City of Westlake Village
City of Whittier
FDIC
General Services Administration, California
General Services Administration, County of Orange
(General Services Administration, 17.S.
Internal Revenue Service
LACTC
Los Angeles County, County Counsel's Office
Metropolitan Transit Authority
Mountains Recreation and Conservation Authority
Public Service of New Mexico
Resolution Trust Corporation
RTD
University of California Medical Center, San Francisco



Qualification Summary

.........................................................................................................................................................................................

NORMAN EICHEL, MAI President

EDUCATION: University of Southern California, Bachelor of Science in Finance
Graduate Studies in Real Estate Research, U.S.C.
Appraisal Institute
Mortgage Bankers Association

PROFESSIONAL: Real Estate Research Corporation

Urban Analyst, Los Angeles
Urban renewal, analysis, micro-economic studies and retail sale volume projections.

Marshall & Stevens, Inc.
Regional Manager, San Francisco
Mass appraisals, office building, shopping center and large multi-family valvations

Tait Appraisal Company
San Francisco and Los Angeles
General appraisal practice

Fee Appraiser - San Francisco
Gieneral appraisal practice



