S EoRe

LT s "LOCATED AT: -
L < 36008, HIGUERA STREET X
I ! PORTION oF LOT15 TRACT CITY OF SAN LUIS OBlSPO
o SAN LU!S OBISPO CA 93401-7306

\ 'HERITAGE OAKS BANK -
SN 1222 VINE STREET
BRSNS PASOROBLES CA 93445

© . oJoNcox ¢
" “JON COX REAL ESTATE APPRAISER
\ p.O.BOX2791. .
ORCUTT CA 93457-2791




o "addressed . South- nguera Street, San Luis Obispo. The subject property_f
s described as 8-6.142+/- acre gross -and 4,942+/- dcre net of an easement;’

o - within_the building.- Meathead Movers W|Il atso owner-operate the propoﬁd:
L self—storage facrllty BRI RSN (

o for rehabilitation into a modern-office facility plus unfi nlshed ‘storage-area;. On

~ 'skin and all “interior improvements was completed prior ‘fo. the - date ofj

JONL.COX
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- ~Heritage Oaks_ B‘a'nk‘ N
- iAftn; Coy Berner -~

1222 Vine Street - ;
: Paso Robles Cahforn;a 93446

o RED - ‘Meathead Movers Proposed Self-
. - “storage and Corporate Office facmty
+ 7 3600 South Higuera Street
-~ SanLuis Oblspo ‘CA 93401
L) T Our Fx[e No 80609198
_Dear Mrs Berner v '

n accordance wrth your recent request and authonzatlon,. Ifihave prepa d
a complete report .on -the property -described .above. The: subject property: is:

service commercial zoned parcel identified as Assessor's’ Parcel Number 053
~.051-043. The location is across Higuera :Street from - the intersection. of -

“Granada Drive’ and South’ nguera Street'in the southwest sector of the' Ctty of.
~San Luis Obispo. The property is in transition from the previous hrstoncal use"
" as the 84 Lumber retail saies property into a modern seff—storage and
'corporate office/storage - ‘Movers ‘is scheduled to. owner-:
qccupy a portion of the: rehabmtated building and. lease out the:storage space’

The exrstmg 84 Lumber bualdlng steel frame and concrete pad :s proposed "f

.the. date ‘of ~value, - -the  previously: existing - burldmg ‘had - been . partlal[yf;
" demolished  down -to its steel frame, ‘roof, and slab, along. with" completei}
‘demolition_of two previously existing farge storage canopies::Plans indicate:
. that the metal frame and existing roof, concrete slab, and some of the utrEnty:_’
*" hook-ups ‘will b - renovated structure. The demolition of the extenore,

' ms‘pe”ét' jon. The steel: structure. “as is” measures 175 feet wnde by 100 feet:
aept mdncatrng a square footage of 17 500 . AT S
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'foot Gross Building: Area - (G.B.A.) self-storage facrlrty plus a 20,816 grosse
~ .square foot office. and open storage building. The total gross building *area
- . upon completion of the facility. will therefore be 112,276 square feet. The net’

~rentable area (N.R.A.) of the units is estimated at 83,110 s juare feef. ‘The net; -
. rentable area of the offi oelstorage building is 20,736 square feet The total hetf 5
. rentable area of the project is therefore 103 846 square : -

" The property is proposed for development lnto a 708-un1t ' 91,480 _quar, :

. building. The self-storage units will be included in 6-buildings ‘located to the

: rnto the creek

: .approved the Mitigated Negative Declaration and granted final approval to the
“project subject -to  normal conditions, code requrrements ‘and - mitigation..

L A .- X . ) n i AT it PR . ,‘

. the date of my most recent’ mspection of the property The completlon date of}

*—ﬁ LR .

The frame and slab of the to-be-renovated off' ce/storage burldrng is located
toward the front of the property with room for parkmg in"the-front- of th

rear of the office/storage building. Buildings A and E will be located along the_
north and south property boundaries with no set-backs requrred Building F will.
be located near the western prOperty boundary with & ‘detention basin as’a
buffer along the creek-bank of San Luis Creek. Buildings- B, C and.D will be
constructed parallel to each other in the interior portion of the site.'The net:
square footage of the 51te does not mclude the portron of the srte that extendsﬁ

The Archrtectural Revrew Commrssron at rts meetlng of December 15, 2008 g

measures. - According to- my conversation ‘with :Phil Dunsmore - of ‘the City.
Planning Department, a permit was issued for the demolltlon that- has occurred;
and the property’ owners can- pick-up their permits for the proposed new:
construction, if they haven't aiready. The date of my appraisal is’July 9, 2009;;

report was July 22, 2009




The estlmated Market Value is based upon the fee srmple estate mterest of

the subject in the stated condition(s) and available for sale ‘as ‘of the' date ‘

. valuatlon The appraisers have estimated three ‘values ‘of the property Theset
- values are — fee simple interest in the “As Is Value” of property as it physrcallya

. and Iega!ly exlsted on'the: date of value “Hypothetlcal Value” upon reachmg
. stabilized occupancy condltlons and, "Hypothetlcal Value” discounted for-th

~ - time and costs. ‘associated with. reaching stabilized occupancy condltlon S
assume prudent management of the prolect from start to f' nlsh o

- The value estlmates are made wrth con3|deratlon for the current ;f inancing
o .avallable This analysis is 'based upon-my physical lnspectlon of the subject;
- and. contarnmg descnptlve data and analysns on whrch I have basect my oplnlon ;
- of value L : : : e

. This report can be used in connectlon wnth the acqursrtlon dzsposntlon and :
ft' nancrng of the subject property : ~ ST ,

. lt is the lntent of thls appratsal report to ccnform to. the requurements.set by:
o USPAP FIRREA and the OCC No mlnlmum value was stlpulated by the;'

.....

owner or‘ 4 hls

. assumption that all- information- prov:ded by the cllent=.'
representatnves |s reasonably correct : S

- The possrblllty of sori contammatlon was. not tncluded m the scope of: thlS:’
report-as the appraiser is not. qualified in the field of hazardous materials. If

.- the possrbllrty of "soil contamlnatlon is - of _concern’ to™ the - Iender : :
L recommended helshe acqurre the servuces of an expert in, thls f eld A

The purpose of thls appralsal is fo prov:de an oplmon of value for propertyw,

identified above. Three values have been estimated. ‘These values: ‘are — fee

- fSlmple interest “As- ls Value" of the. property‘ “Hypothetical Market Value

. assuming stabilized occupancy conditions :existed; ‘and “Hypothetlcal Marke

... Value" discounting for the ttme and costs assocrated w:th achlev:ng stablltzeds
T occupancy condltlons o e e :

* -~ The mtended use of the appralsal is to estlmate the as is and hypoth lcali

~ as if stabilized and ‘discounted project value of the fee srmple interest in'the .

- property to assist the client; Heritage Oaks Bank, in thelr lendlng capacsty The:
L mtended user of th:s report is Herttage Oaks Bank : :

c After careful conS|derat|on and analySIs of all factors deemed to mﬂuence
~ value, it is my opinion that as of July 9, 2009, the subject property would hav ’
the followmg estlmated value(s) tn the stated condltlon(s)




3600 South Hrguera Street “As Is Market Value” |
G As of July 9, 2009 B

" A '$4,190,000 - :
FOUR MILLION ONE HUNDRED NINETY THOUSAND DOLLARS

3600 South Hrguera Street “Hypothetrcal Market Value”*
' Upon reachmg stabilized occupancy condrtions
- .- $12,000,000 EE R
TWEL VE MILLION DOLLARS

. 3600 South H:guera Street ”Hypothetrcai Market Value”* S

: Dlscounted for the time and costs associated wrth reachmg stabmzed :
o L occupancy conditrons e e

, ‘ ‘ - - $10,570,000 SR )

. TEN MILLION FIVE HUNDRED SE VENTY THOUSAND DOLLARS

- Note: These Hypothetica! Market Values are effective upon completlon of the project byz
_"Januarys 2010 SR SR TR o

 The es’umated exposure t:me and market:ng tlme to attam la sale of the 3
property at the conciuded value is approxumately 6-18 months
-h—-____——-—"""———

\. My professnonal expenence rncludes over 20 years of practlce in th
private sector‘as an independent-real estate appraiser, - Dunng this. penod I
have performed numerous appraisals on ‘commiercial projects;- subdwssron (

- and residential propertles for financial institutions, snvestors accountants and-
~ attorneys. Given my training and. professional expenence 1 am consrderadf
competent to prepare an appransal report of thrs nature T )

: Thls report is sub]ect to the lemng Cond:t:ons and the Cert;f‘ catlon;
—mcluded in this report ‘ : A . e

S ate Certtf‘ ed. Real Estate Appralser
'AG005395 R :
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i 7SUMMARY OF SALiENT FACTS

Location: - 3600 South nguera Street

B Propelrty Type o S Bu;lding frame of a ptior. retasi buuldmg ‘with

- Ass,e‘e,sef'f’s_’"Nu}nberj(s);’}7 B 053-051-043
‘-;Ce‘nsﬁ‘s’Tract:?'f .‘ 0115 01 |

Thomas Guide: - | 673H1

- Highest and Beetbbeef : levelopment of the excess land Wlﬂ"l a.

Property R:ghte Appraised Fee Slmple ST

__; Site Slze S b i B 6 142 +/- acres gross

" Date ofVaIue G Juiy 8, 2009

San Luns OblSpO CA

-excess vacant land in transntlon to, o
corporate oﬁ' ce/storage and self—storag
facrllty i

Zoning: - N L\;..' CS Sewice Commercnal

Current Use: e I trans:tton W|th plans to use the steel;
o o N ~frame of the prior building and extensuvely
* " remodel/rehabilitate the building as well as
o add self-storage buuldlngs to the rear of th
property 7 ”

compatlble commerc:al serwce use

4,942 +/-acres net* . ¢
\ *net of a 1.2 acre creek mamtenance :
~ ' easement benefi ttlng the Clty of San Luus“
Oblspo e Ceninel

: Owner of Record \ Central Coast Mml-storage LLC

- Indlcated Value sk 4,190, 000"
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h “Hypothetlcal“ Market Va[ue
* Upon reaching stabilized -~ -~ - .o
‘Occupancy COndltIOI"IS'* ”j ~ $12,000,000

E -"'Hypothetlcal” Market Value e
- Discounted for the time and

Lo Costs’ assoclated wnth S T e
L3 ‘Reachmg stablllzed occupancy'*f‘: }’,;1$__10_;570,,()QQ

* estlmated to be effectwe as of date of completnon of Ja_

 Dateof Report-"» i July22 2008




