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April 30, 2007 

Ray McLaughlin 
Mountain Springs Oasis Travel Center LLC 
28636 Old Town Front Street 
Temecula, CA 92590 

SUBJECT:	 Market Value Appraisal
 
Mountain Springs Oasis
 
Mountain Springs Road at I-40
 
San Bernardino County, California
 
Integra San Diego File No. J007-21O
 

Dear Mr. McLaughlin: 

Integra Realty Resources - San Diego is pleased to submit the accompanying appraisal of the 
referenced property. The purpose ofthe appraisal is to develop an opinion of the market value of 
the fee simple interest in the property. The client for the assignment is Mountain Springs Oasis 
Travel Center LLC, and the intended use is for asset valuation purposes. 

The appraisal is intended to conform with the Uniform Standards of Professional Appraisal 
Practice CUSPAP), the Code of Professional Ethics and Standards of Professional Appraisal 
Practice of the Appraisal Institute, and the appraisal guidelines of Mountain Springs Oasis Travel 
Center LLC. 

To report the assignments results, we use the restricted report option of Standards Rule 2-2 of 
USPAP. Accordingly, this report contains summary discussions of the data, reasoning, and 
analyses that are used in the appraisal process whereas supporting documentation is retained in 
our file. The depth of discussion contained in this report is specific to the needs of the client and 
the intended use of the appraisal. 

The subject is a parcel of vacant land containing an approximate area of 151.00 acres, or 
6,577,560 square feet. The property is zoned PD-2.5, Planned Development, which permits 
commercial, industrial and residential uses. 

IRR~
 
Del Mar Corporate Center • 990 Highland Drive, Suite 312 • Solana Beach, CA 92075
 

Phone: (858) 259-4900 • Fax: (858) 259-4910 • Email: sandiego@irr.com
 



Ray McLaughlin 
Mountain Springs Oasis Travel Center LLC 
April 30, 2007 
Page 2 

Based on the valuation analysis in the accompanying report, and subject to the defmitions, 
assumptions, and limiting conditions expressed in the report, our opinion of value is as follows: 

VALUE CONCLUSION
 

Appraisal Premise Interest Appraised Date ofYalue Value Conclusion 
Market Value Fee Simple April 28, 2007 $3,575,000 

If you have any questions or comments, please contact the undersigned. Thank you for the 
opportunity to be of service. 

Respectfully submitted, 

~i1j~~4-
J.,ffG':tJWald, MAl 

ertified General Real Estate Appraiser 
CA Certificate #AG025255 

© 2007 BY INTEGRA REALTY RESOURCES 
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SUMMARY OF SALIENT FACTS AND CONCLUSIONS
 

PART ONE
 
Property Narne Mountain Springs Oasis 

Address Mountain Springs Road at 1-40 
Unincorporated San Bernardino County, 

Property Type Land 

Owner of Record COR-MC, Inc. 
TaxID 656-251-01 (portion) 

Land Area 
Zoning Designation 

Highest and Best Use 
Exposure Time; Marketing Period 
Effective Date of the Appraisal 
Property Interest Appraised 

151.00 acres; 6,577,560 SF 
PD-2.5, Planned Development 

Retail use 
12 months; 12 months 
April 28, 2007 
Fee Simple 

Sales Comparison Approach 
Number of Sales 10 
Range of Sale Dates Jan 00 to Jan 00 

Range of Prices per Acre (Unadjusted) $7,505 to $53,555 
Indicated Value $3,570,000 ($23,642/Acre) 

Market Value Conclusion $3,575,000 ($23,675/Acre) 

PAGE 1IRR 
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MOUNTAIN SPRINGS OASIS GENERAL INFORMATION 

GENERAL INFORMATION 

IDENTIFICATION OF SUBJECT 

The subject is a parcel of vacant land containing an area of 151.00 acres, or 6,577,560 
square feet. The property is zoned PD-2.5, Planned Development, which permits 
commercial, industrial and residential. This is a portion of a larger parcel that will need to 
be legally subdivided by the Seller in order to deliver a remainder parcel of 151 Acres that 
is the subject of this report. It is a specific assumption and limiting condition that the 
Seller accomplishes this parcel split and/or lot line adjustment. A legal description of the 
property is in the addenda. 

PROPERTY IDENTIFICATION
 
Property Name Mountain Springs Oasis 

Unincorporated San Bernardino County, California 
TaxID 656-251-01 (portion) 

CURRENT OWNERSHIP AND SALES HISTORY 

The owner of record is COR-MC, Inc.. This party acquired the property from Gronlund, 
Gonzalez and Oasis on February 1, 2007 for a price of $981,500. The transaction is not a 
market transaction, but rather an agreement of purchase and sale based upon a settlement 
agreement between the parties dated February 1, 2007 (see Addendum). The proposed 
buyer has spent approximately $145,000 to gain preliminary approval fir a proposed 
development on the site. Costs include approximately $70,000 in legal fees, $15,000
$20,000 in contractor fees, approximately $15,000 in fees paid to San Bernardino County 
and various deposits. A preliminary fmding has been reached by the County of Riverside 
that the proposed Travel Center is an allowable use in the subject zone (See Addendum). 
Our market value conclusion differs significantly from the sale price due to the fact that 
the transaction listed above is not a market transaction, but rather the settlement of a 
pending lawsuit between the parties. 

To the best of our knowledge, no other sale or transfer of ownership has occurred within 
the past three years, and as of the effective date of this appraisal, the property is not 
subject to an agreement of sale or option to buy, nor is it listed for sale, other than as 
detailed above. 

PURPOSE, PROPERTY RIGHTS AND EFFECTIVE DATE 

The purpose of the appraisal is to develop an opinion of the market value of the fee simple 
interest in the property as of the effective date of the appraisal, April 28, 2007. 

DEFINITION OF MARKET VALUE 

Market value 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 

PAGE 2 IRR 
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MOUNTAIN SPRINGS OASIS	 GENERAL INFORMATION 

knowledgeably, and assuming the price is not affected by undue stimulus. Implicit in this 
definition is the consummation of a sale as of a specified date and the passing of title from 
seller to buyer under conditions whereby: 

•	 Buyer and seller are typically motivated; 

•	 Both parties are well informed or well advised, and acting in what they consider 
their best interests; 

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

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

•	 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." (Source: 12 C.F.R. Part 34.42(g); 55 Federal Register 34696, August 
24, 1990, as arrended at 57 Federal Register 12202, April 9, 1992; 59 Federal 
Register 29499, June 7, 1994) 

DEFINITION OF PROPERTY RIGHTS APPRAISED 

Fee simple estate is defmed as an: "Absolute ownership interest unencumbered by any 
other interest or estate, subject only to the limitations imposed by the governmental 
powers of taxation, eminent domain, police power, and escheat." (Source: The Dictionary 
ofReal Estate Appraisal, Fourth Edition, 2002.) 

CLIENT,INTENDED USER AND INTENDED USE 

The client and intended user is Mountain Springs Oasis Travel Center LLC. The intended 
use is for asset valuation purposes. The appraisal is not intended for any other use or user. 
Specifically, this report shall not be relied upon by any lender or buyer as this is a 
restricted report that has been drafted only to meet the needs of the client listed herein. 

APPLICABLE REQUIREMENTS 

This appraisal is intended to conform to the requirements of the following: 

•	 Uniform Standards ofProfessional Appraisal Practice (USPAP) 

•	 Code of Professional Ethics and Standards of Professional Appraisal Practice of the 
Appraisal Institute 

SCOPE OF WORK 

To determine the appropriate scope of work for the assignment, we considered the 
intended use of the appraisal, the needs of the user, the complexity of the property, and 
other pertinent factors. Our concluded scope of work is described below. 

VALUATION METHODOLOGY 

Appraisers usually consider the use of three approaches to value when developing a 
market value opinion for real property. These are the cost approach, sales comparison 

PAGE 3IRR 
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MOUNTAIN SPRINGS OASIS GENERAL INFORMATION 

approach, and income capitalization approach. Use of the approaches in this 
assignment is summarized as follows: 

APPROACHES TO VALUE
 
Approach Applicability to Subject Use in Assignment 
Cost Approach Not applicable Not Utilized 
Sales Comparison Approach Applicable Utilized 
Income Capitalization Approach Not applicable Not Utilized 

We use only the sales comparison approach in developing an opinion of value for the 
subject. This approach is applicable to the subject because there is an active market for 
similar properties, and sufficient sales data is available for analysis. 

The cost approach is not applicable because there are no improvements that contribute 
value to the property, and the income approach is not applicable because the subject is 
not likely to generate rental income in its current state. 

OTHER RESEARCH AND ANALYSIS 

Additional steps taken to gather, confirm, and analyze relevant data, are detailed in 
individual sections of the report. This is a restricted use report that has been prepared 
for internal use by the property owner. It has not been prepared for any lender or buyer 
of all or any portion of the subject property. 

PROPERTY INSPECTION 

Jeff Greenwald, MAl conducted an on-site inspection of the property in December 
2004. I have not re-inspected the subject property for the current valuation, however, 
this decision was made on the express condition that the statements made by Ray 
McLaughlin that there have been no changes at the subject property since the date of 
my original inspection. Should this not be the case, then my value conclusions could 
change. 

AVAILABILITY OF INFORMAnON 

Although a preliminary title report was requested from the client and may be pertinent 
to the assignment, it was not made available to Integra Realty Resources - San Diego. 
Our inability to obtain this information and consider it in our analysis may affect our 
value opinion. 

SIGNIFICANT APPRAISAL AsSISTANCE 

It is acknowledged that Patsy Rousseau made a significant professional contribution to 
this appraisal, consisting of participating in the property inspection, con::l.ucting 
research on the subject, competitive markets and comparable data, performing 
appraisal analyses, and assisting in the report writing, all under appropriate 
supervision. 
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MOUNTAIN SPRINGS OASIS GENERAL INFORMATION 

REPORT FORMAT 

The report has been prepared under the summary report option of Standards Rule 2
2(c) of USPAP. As such, it contains summary discussions of the data, reasoning, and 
analyses that are used in the appraisal process whereas supporting documentation is 
retained in our file. The depth of discussion contained in this report is specific to the 
needs of the client and the intended use of the appraisal 

PAGESIRR 
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MOUNTAIN SPRINGS OASIS SAN BERNARDINO AREA ANALYSIS 

ECONOMIC ANALYSIS 

SAN BERNARDINO AREA ANALYSIS 

An analysis of population, employment, and income trends for San Bernardino and 
California is performed using data provided by NPA Data Services, a recognized source. 

POPULATION 

Historical and projected population trends for San Bernardino are charted below: 

POPULATION TRENDS
 
San Bernardino 

en 3000,-------------------------------, 

g 2500 +----------------------___:---==-__....-1 
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~ 2000 +------------:::---; r-II_. H_.___-IIHI-__--a-1 
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::lgo 500 +lH.... H_._.....-IH HII-.....-IH HII-.--., 

Q. o+"'y......,---r.ByL,--,.---....-rBy~-.,,...._r..By....._.,......r""yL.rJ-,..B...j 

~~~~~~~?~~~~~~~~~~~~~ 
Year 

The population of San Bernardino increased at a compounded annual rate of 2.51% 
from 2002 to 2007. For the same time period, California grew at a compounded annual 
rate of approximately 1.01%. Over the last ten years San Bernardino's average annual 
compound change was 2.38%, compared to 1.25% for California. 

Looking ahead, both San Bernardino and California are anticipated to experience 
continued growth, with future population estimates reflecting growth rates greater than 
those experienced in the past. For the period 2007 to 2017, the populations of San 
Bernardino and California are expected to increase by an average annual compound 
rate of 1.90% and 1.20%, respectively. For the next five years, the population of San 
Bernardino should grow faster than the ten year average. 
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MOUNTAIN SPRINGS OASIS SAN BERNARDINO AREA ANALYSIS 

POPULATION TRENDS COMPARISON 

California San Bernardino 
% 0/0 

Year Population (OOO's) Change Population (OOO's) Change 

1997 32,486.0 1,618.4 

2002 34,988.1 7.7% 1,809.1 11.8% 

Historical 
2003 
2004 

35,456.6 
35,842.0 

1.3% 
1.1% 

1,863.2 
1,916.4 

3.0% 
2.9% 

2005 36,132.1 0.8% 1,963.5 2.5% 

2006 36,358.1 0.6% 2,005.8 2.2% 

Current 2007 36,797.5 1.2% 2,047.7 2.1% 

2008 37,241.6 1.2% 2,089.7 2.0% 

2009 37,694.1 1.2% 2,132.1 2.0% 
2010 38,151.8 1.2% 2,175.4 2.0% 

Projected 2011 38,613.9 1.2% 2,218.4 2.0% 
2012 39,080.6 1.2% 2,261.2 1.9% 
2017 41,460.2 6.1% 2,471.3 9.3% 

Average Annual Historical 
Compound Change Past 5 years 1.01% 2.51% 

Past 10 years 1.25% 2.38% 
Projected 

Next 5 years 1.21% 2.00% 
Next 10 years 1.20% 1.90% 

Source: NPA Data Services. Inc.: compiled by IRR 

EMPLOYMENT 

Employment trends for both San Bernardino and California should follow a pattern 
similar to the population trends for these areas, although at higher rates of increase. 
From 2002 to 2007, San Bernardino's employment grew at an average annual 
compound rate of 3.48% compared to 1.86% for California. These figures indicate that 
San Bernardino surpassed California in employment growth over the last five years. 
Looking back ten years, San Bernardino's employment grew at an average annual 
compound rate of 3.62%, compared to California's growth rate of 1.90%. 

Over the next five and ten years San Bernardino employment growth should exceed 
California growth rate. From 2007 to 2012, San Bernardino should grow by a 2.80% 
average annual growth rate, while the long term projection, 2007 to 2017, is for a 
2.41% increase. For the same periods, employment in California is expected to grow at 
average annual compound rates of2.l8% and 1.88%, respectively. Employment gains 
are a strong indicator of economic health and generally correlate with real estate 
demand. Historically, San Bernardino has exceeded California's growth rate, 
suggesting that San Bernardino's relative position is [strengthening//declining//stable]. 

Employment trends for San Bernardino and California are presented below. 

PAGE 7 IRR 
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MOUNTAIN SPRINGS OASIS	 SAN BERNARDINO AREA ANALYSIS 

NON-FARM EMPLOYMENT TRENDS COMPARISON 

California San Bernardino 
% % 

Year Employment (OOO's) Change Employment (OOO'S] Change 

1997 17,564.2 623.7 
2002 19,335.9 10.1% 750.2 20.3% 

Historical	 2003 19,457.2 0.6% 770.1 2.7%
 
2004 19,766.9 1.6% 808.5 5.0%
 
2005 20,204.7 2.2% 834.4 3.2%
 
2006 20,726.5 2.6% 864.2 3.6%
 

Current	 2007 21,206.1 2.3% 890.0 3.0% 

2008 21,659.3 2.1% 914.8 2.8% 
2009 22,145.9 2.2% 941.2 2.9% 
2010 22,646.4 2.3% 968.4 2.9%Projected 
2011 23,143.1 2.2% 995.4 2.8% 
2012 23,626.0 2.1% 1,021.7 2.6% 
2017 25,550.5 8.1% 1,129.4 10.5% 

Average Annual Historical 
Compound Change Past 5 years 1.86% 3.47% 

Past 10 years 1.90% 3.62% 
Projected 

Next 5 years 2.18% 2.80% 
Next 10 years 1.88% 2.41% 

Source: NPA Data Services. Inc...compiled by IRR 

The following chart depicts the current distribution of employment by industry. In 
2007, the largest employment sectors in San Bernardino are: 

• Services (37.6%) 

• Government (15.3%) 

• Retail Trade (12.4%) 

• Manufacturing (8.6%) 

PAGE 8 IRR 
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MOUNTAIN SPRINGS OASIS SAN BERNARDINOAREA ANALYSIS 

EMPLOYMENT SECTORS 2007
 

San Bernardino
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By comparison, California's largest employment sectors are Services (41.7%), 
Government (13.4%), Retail Trade (10.4%), and FIRE (9.5%). 

Over the past five years, the largest meaningful percentage gains in employment within 
San Bernardino occurred within the Wholesale Trade and Transport, Info, Util sectors 
with annual average compound growth rates of 5.18% and 5.00%, respectively. 

For California, the largest meaningful gains in employment over the past five years 
occurred within the Construction and FIRE sectors with annual average compound 
growth rates of 3.29% and 3.04%, respectively. 

Ten year projections for San Bernardino show Wholesale Trade related employment 
leading all other sectors with Transport, Info, UtiI second. The forecast for California 
has Mining & Other related employment leading all other sectors with Wholesale 
Trade second. 
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MOUNTAIN SPRINGS OASIS SAN BERNARDINO AREA ANALYSIS 

EMPLOYMENT SECTOR TRENDS 

Total Employment 

2002 

750.2 

2007 

890.0 

San Bernardino 

% 
of Total 2012 

100% 1,021.7 

2017 

1,129.4 

Change Rate 

'02-'07 '07-'12 
3.47% 2.80% 

'07-'17 

2.41% 

Services 
Government 

Retail Trade 
Manufacturing 
Transport, Info, Util 
FIRE 
Construction 
Wholesale Trade 
Mining & Other 

276.2 
126.0 

93.2 
69.9 

51.4 
52.1 
49.2 
29.4 
2.8 

334.3 
136.3 
110.2 
76.3 

65.7 
64.8 
62.1 
37.9 

2.5 

37.6% 
15.3% 

12.4% 
8.6% 
7.4% 
7.3% 

7.0% 
4.3% 
0.3% 

384.8 
153.2 
126.8 
85.3 

76.4 
74.8 

71.0 
46.8 

2.7 

427.4 
167.6 

140.3 
90.3 

85.4 
83.1 
77.7 
55.0 

2.8 

3.89% 
1.59% 
3.40% 
1.77% 
5.00% 
4.45% 
4.79% 
5.18% 

-2.33% 

2.85% 
2.37% 
2.85% 
2.24% 
3.07% 
2.89% 
2.72% 
4.34% 
1.41% 

2.49% 
2.08% 
2.45% 
1.70% 
2.66% 
2.52% 
2.26% 
3.80% 
1.11% 

Ttl Non-Mfg. 

Ttl Office-Related" 
680.3 
454.3 

813.6 

535.4 

91.4% 

60.2% 
936.4 

612.8 

1,039.1 
678.0 

3.64% 
3.34% 

2.85% 
2.74% 

2.48% 
2.39% 

"Includes FIRE. Services and Government (Numbers in thousands rooo's)) 

EMPLOYMENT SECTOR TRENDS· 

California 
0/0 Change Rate 

2002 2007 of Total 2012 2017 '02-'07 '07-'12 '07-'17 
Total Employment 19,335.9 21,206.1 100% 23,626.0 25,550.5 1.86% 2.18% 1.88% 

Construction 1,057.2 1,242.9 5.9% 1,376.0 1,472.4 3.29% 2.05% 1.71% 
FIRE 1,730.5 2,009.7 9.5% 2,246.7 2,439.2 3.04% 2.25% 1.96% 
Government 2,681.5 2,835.6 13.4% 3,135.9 3,384.9 1.12% 2.03% 1.79% 
Manufacturing 1,733.4 1,694.7 8.0% 1,802.6 1,844.5 -0.45% 1.24% 0.85% 
Mining & Other 268.1 298.9 1.4% 347.2 389.3 2.20% 3.04% 2.68% 
Retail Trade 2,009.8 2,209.2 10.4% 2,437.4 2,611.8 1.91% 1.99% 1.69% 
Services 7,939.5 8,850.6 41.7% 9,961.5 10,884.7 2.20% 2.39% 2.09% 
Transport, Info, Uti! 1,184.8 1,260.9 5.9% 1,404.0 1,514.4 1.25% 2.17% 1.85% 
Wholesale Trade 731.1 803.6 3.8% 914.9 1,009.3 1.91% 2.63% 2.31% 

Ttl Non-Mfg. 17,602.5 19,511.4 92.0% 21,823.4 23,706.0 2.08% 2.26% 1.97% 
Ttl Office-Re1ated* 12,351.5 13,695.9 64.6% 15,344.0 16,708.8 2.09% 2.30% 2.01% 

"Incll/des FIRE. Services and Government (Numbers in thousands rOOO's)) 

In fhe following chart, we focus on trends in two broad employment sectors: office
related and manufacturing employment. For purposes of this analysis, we define office
related employment as the total number of jobs in the FIRE, Services and Government 
sectors. While not all employment in these sectors is office-related, office employment 
trends tend to mirror the trends in these three categories combined. In San Bernardino 
office-related employment is growning while manufacturing employment is declining. 
This indicates a shift toward a more service-based economy, which is consistent with 
the national trend. 
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MOUNTAIN SPRINGS OASIS SAN BERNARDINO AREA ANALYSIS 

EMPLOYMENT SECTOR TRENDS
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San Bernardino accounted for approximately 3.55% of California's employment in 
1997. In 2007, the ration is 4.20% and it is projected at 4.42% through 2017 This is an 
indication that San Bernardino is growing at a rate above that ofCalifornia. 

San Bernardino's economy is not dependent on a particular sector. The employment 
base is varied, as are the major employers. Therefore, San Bernardino should be less 
susceptible to cyclical fluctuations that have occurred in other areas dominated by a 
single industry. 

INCOME 

Personal income is a significant factor in determining the real estate demand in a given 
market. From 2002 to 2007, San Bernardino's income grew at an average annual 
compound rate of 1.66%, compared to California's average annual compound growth 
rate of 1.90%. The two market areas displayed a similar pattern in per capita income 
growth over the last ten years. San Bernardino's average annua 1 compound growth rate 
was 1.95% as compared to 2.32% for California. Projections for the next five and ten 
year periods reflect growth rates for San Bernardino that are [parallel to//greater 
than/less than] the anticipated gains for California. For the two time frames, 2007 to 
2012 and 2007 to 2017, San Bernardino is anticipated to experience 1.94% and 1.59% 
average annual growth rates, respectively, compared to the projected growth rates for 
California of 2.33% and 1.95%. 

An examination of income per household reveals that, historically, San Bernardino has 
experienced a growth rate above that of California. Future projections predict faster 
growth for San Bernardino compared to California. In absolute dollars, San 
Bernardino's personal income historically has been above that of California, both on 
per capita and per household bases. 
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MOUNTAIN SPRINGS OASIS SAN BERNARDINO A REA ANALYSIS 

INCOME PER CAPITA COMPARISON
 

California San Bernardino 
0/0 % 

Year Income/Capital Change Income/Capita I Change 
1997 $27,810 $20,198 

2002 $31,834 14.5% $22,576 11.8% 

Historical 
2003 
2004 

$32,018 
$32,564 

0.6% 
1.7% 

$22,748 
$23,211 

0.8% 
2.0% 

2005 $33,162 1.8% $23,518 1.3% 

2006 $34,020 2.6% $23,930 1.7% 

Current 2007 $34,974 2.8% $24,507 2.4% 

2008 $35,821 2.4% $25,001 2.0% 

2009 $36,755 2.6% $25,553 2.2% 

Projected 2010 
2011 

$37,605 
$38,490 

2.3% 
2.4% 

$26,048 
$26,560 

1.9% 
2.0% 

2012 $39,243 2.0% $26,981 1.6% 

2017 $42,438 8.1% $28,704 6.4% 

Average Annual Historical 
Compound Change Past 5 years 1.90% 1.66% 

Past 10 years 2.32% 1.95% 
Projected 

Next 5 years 2.33% 1.94% 
Next 10 years 1.95% 1.59% 

J Income figures are stated in year 2000 constant dollars. 

Source: NPA Data Services. Inc.: compiled by IRR 
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MOUNTAIN SPRINGS OASIS SAN BERNARDINO AREA ANALYSIS 

INCOME PER HOUSEHOLD COMPARISON
 

California San Bernardino 

Year 
1997 
2002 
2003 
2004 
2005 

Income/Household' 
$81,017 
$93,139 
$93,500 
$94,948 
$96,529 

0/0 

Change 

15.0% 
0.4% 
1.5% 
1.7% 

Income/Household! 
$64,208 
$72,454 
$72,843 
$74,184 
$75,024 

0/0 

Change 

12.8% 
0.5% 
1.8% 
1.1% 

2006 $98,860 2.4% $76,192 1.6% 

Current 2007 $101,443 2.6% $77,881 2.2% 

2008 $103,702 2.2% $79,299 1.8% 

Projected 

2009 
2010 
2011 
2012 

$106,205 
$108,455 
$110,796 
$112,748 

2.4% 
2.1% 
2.2% 
1.8% 

$80,896 
$82,303 
$83,762 
$84,926 

2.0% 
1.7% 
1.8% 
1.4% 

2017 $120,753 7.1% $89,480 5.4% 

Average Annual 
Compound Growth 

Historical 
Past 5 years 
Past 10 years 

Projected 
Next 5 years 
Next 10 years 

1.72% 
2.27% 

2.14% 
1.76% 

1.45% 
1.95% 

1.75% 
1.40% 

J Income figures are stated in year 2000 constant dollars. 

Source: NPA Data Services, Inc.: compiled hI' IRR 

CONCLUSION 

Overall, the economic outlook for San Bernardino is positive. Total population is 
projected to increase slightly. More importantly, the area is projected to experience 
increasing employment growth. Based on this analysis, it is anticipated that San 
Bernardino will continue to grow and prosper. The expected growth should provide an 
economic base that supports demand for real estate in the subject neighborhood and for 
the subject property. These conditions should stimulate increases in general property 
values within the foreseeable future. 
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MOUNTAIN SPRINGS OASIS SURROUNDING AREA ANALYSIS 

SURROUNDING AREA ANALYSIS 

LoCATION 

The subject is located along the south side of Intestate 40 at the Mountain Springs 
Road off ramp in the unincorporated area of San Bernardino County, CA. The 
property is located approximately 30-35 miles west ofNeedles, CA. 

ACCESS AND LINKAGES 

Primary highway access to the area is via Interstate 40. This is a primary auto and truck 
route running between Kingman, AZ and Barstow, CA The off ramp at Mountain 
Springs Road is a full diamond interchange. This is an intersection with the former 
historical Route 66 Highway. Highway 95 is located approximately 25 miles east of the 
subject and this is a major access route from Highway 40 to Las Vegas, NY. Overall, 
the primary mode of transportation in the area is the automobile/truck. 

DEMOGRAPIDC FACTORS 

This area is very rural in nature and there is no meaningful housing in the immediate 
vicinity. 

LAND USE 

The area is rural in character and generally undeveloped. All parcels surrounding the 
subject are currently undeveloped, raw land. 

ZONING 

The subject property is zoned PD-2.5. This zone provides for a wide range of 
commercial, industrial and residential uses. A truck stop and travel center is an 
allowable use in the zone. The land use department of Riverside County issued a letter 
on November 7, 2003 stating that they were generally in favor of the Pre-Application 
petition for use of the site as a travel center. A conditional use permit is required, 
however, at least as of 2003, it appeared likely that such a permit would be approved as 
long as certain environmental issues were analyzed and addressed to the satisfaction of 
the county staff. 

TOPOGRAPHY 

The subject has a rolling terrain above the street grade of both Mountain Springs Road 
and Interstate 40. The property is located at the top of a 2,700 foot elevated peak with 
existing truck and auto deceleration lanes in place. 

ENDANGERED SPECIES 

There may be some endangered species on the subject site. A full environmental 
assessment will be required prior to development of the site. 
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MOUNTAIN SPRINGS OASIS SURROUNDING AREA ANALYSIS 

SURROUNDING AREA MAP 
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MOUNTAIN SPRINGS OASIS LAND DESCRIPTION AND ANALYSIS 

LAND DESCRIPTION AND ANALYSIS
 

LAND DESCRIPTION
 
Land Area - Acres 
Land Area - Square Feet 
Source of Land Area 
Primary Street Frontage 
Shape 
Corner 
Topography 
Drainage 
Environmental Hazards 
Ground Stability 

151.00 
6,577,560 
Purchase Agreement 
Mountain Springs Road - 3,100 feet 
Irregular 
Yes 
rolling 
No problems reported or observed 
None reported or observed 
No problems reported or observed 

ZONING; OTHER REGULATIONS 
Zoning Jurisdiction County of San Bernardino 
Zoning Designation PD-2.5 
Description Planned Development 
Legally Conforming? Yes 
Zoning Change Likely? No 
Permitted Uses Commercial, industrial and residential 
Other Land Use Regulations o 

UTILITIES 
Service Provider 

Water On site well 
Sewer Unknown 
Electricity In place; provider unknown 
Natural Gas In place; provider unknown 
Local Phone Ponderosa 
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MOUNTAIN SPRINGS OASIS LAND DESCRIPTION AND ANALYSIS 

EASEMENTS, ENCROACHMENTS AND RESTRICTIONS: 

We were not provided a current title report to review. We are not aware of any 
easements, encumbrances, or restrictions that would adversely affect value. Our 
valuation assumes no adverse easements, encroachments or restrictions and that the 
subject has a clear and marketable title. 

CONCLUSION OF LAND ANALYSIS 

Overall, the physical characteristics of the site and the availability of utilities result in 
functional utility suitable for a variety of uses including those permitted by zoning. 
There are no other particular restrictions on development noted in the analysis. 
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MOUNTAIN SPRINGS OASIS LAND 0 ESCRIPTION AND ANALYSIS 

HIGHEST ANDBEST USE As VACANT 

Legally Pennissible 

The only permitted uses under zoning that are consistent with prevailing land use 
patterns in the area are commercial, industrial and residential uses. 

Physically Possible 

There are no physical limitations that would prohibit development of any ofthese uses 
on the site. 

Financially Feasible 

Based on our analysis of the market, there is currently limited demand for retail use in 
the subject's area. It appears that a newly developed retail use on the site would not 
have a value commensurate with its cost. However, given anticipated growth in the 
subject's area, we expect that would be financially feasible in the future. 

Maximally Productive 

There does not appear to be any reasonably probable use of the site that would generate 
a higher residual land value than retail use. 

Conclusion 

Future development of the site for retail use is the only use that meets the four tests of 
highest and best use. Therefore, it is concluded to be the highest and best use of the 
property as vacant. 

AslMPROVED 

No improvements are situated on the site. Therefore, a highest and best analysis as 
improved is not applicable. 

MOST PROBABLE BUYER 

The most probable buyer is a developer/speculator. 
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MOUNTAIN SPRINGS OASIS VALUATION METHODOLOGY 

VALUATION ANALYSIS 

VALUATION METHODOLOGY 

Appraisers usually consider three approaches to estimating the market value of real 
property. These are the cost approach, sales comparison approach and the income 
capitalization approach. 

The cost approach assumes that the informed purchaser would pay no more than the cost 
of producing a substitute property with the same utility. This approach is particularly 
applicable when the improvements being appraised are relatively new and represent the 
highest and best use of the land, or when the property has unique or specialized 
improvements for which there is little or no sales data from comparable properties. 

The sales comparison approach assumes that an informed purchaser would pay no more 
for a property than the cost of acquiring another existing property with the same utility. 
This approach is especially appropriate when an active market provides sufficient reliable 
data. The sales comparison approach is less reliable in an inactive market, or when 
estimating the value ofproperties for which no directly comparable sales data is available. 
The sales comparison approach is often relied upon for owner-user properties. 

The income capitalization approach reflects the market's perception of a relationship 
between a property's potential income and its market value. This approach converts the 
anticipated net income from ownership of a property into a value indication through 
capitalization. The primary methods are direct capitalization and discounted cash flow 
analysis, with one or both methods applied, as appropriate. This approach is widely used 
in appraising income-producing properties. 

Reconciliation of the various indications into a conclusion of value is based on an 
evaluation of the quantity and quality of available data in each approach and the 
applicability of each approach to the property type. 

Use of the approaches in this assignment is summarized as follows: 

APPROACHES TOVALUE
 
AlliJroa~ _ Applicability to Subject Use in Assignment 
Cost Approach Not applicable Not Utilized 
Sales Comparison Approach Applicable Utilized 
Income Capitalization Approach Not applicable Not Utilized 
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MOUNTAIN SPRINGS OASIS SALES COMPARISON ApPROACH 

SALES COMPARISON APPROACH 

To apply the sales comparison approach, we searched for sale transactions most relevant 
to the subject in terms of location, size, highest and best use, and transaction date. The 
most relevant sales are summarized below. 
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MOUNTAINSPRINGSOASIS S~S COMPARISON APPROACH 

GriffiJ:h-Rij,@_'riterlitate;40 ·Y@~ntlndI"stri~IL_and -Ft)RSA,4~f 
':" ". ' .. 'I'" 

Klngman,AU~401
 

Land'of220AClsfor sale SI$f f,OOO.QOO($llO;OOO~OO/AC~
 

-: 1o\A".'!Ii:,.,.~.~ 

, 'fi: if )- 01I ~U= 
n OJ :Jl ""..;Q. i"~ )I 

~ Q. 

:~ 

_____C=2""OO=6 M!P-.Q!!~,JIlC-: C 2006 Tele Atla~ -, 
SJ_'e~r1"ct. 

Sales Co: CB Richard Ellis Sales contact 1: Jason Hyams 
(602) 735-5595 

2415 E camelback Rd Sales Contact 2: Aaron Relts PhOilnlx, AZ. 85016 
(602) 735-5595 

(602) 735-5555 

For S"Ie'_oa~ 

Asking Price: $11,000,000 sale Type: Investment
 
Price/AC Land Gross: $50,000.00 ($1. f5/SF) Land Area: 220 AC (9,583.200 SF)
 

Days on Market: 206 Proposed Use: Industrial
 
sale Status: Active
 

TraneaclJonNottll 

220 acres zoned heavy Industrial. Loceted south ot planned 1.000,000 square foot Wei-Mart 

-------------------_._----

__c_--E~~~!ry_~~c'l.dJI1~~tlon ."- . .__.!,~:509?2!!2_ 

Zoning: M-X Proposed Use: Industrial
 
Density Allowed: Land Area: 220 AC (9.583,200 SF)
 

Number ot Lots: Min Div Lot Size:
 
Max II ot Units: On-Site Improv:
 
Units per Acre: Lot Dimensions:
 
Improvements: Owner Type:
 

art-Site Improv: Electricity, Water
 

Location Information
 

Cross Street: Interstate 40
 

Located: 1-40& Griffith Rd
 
County: Mohave
 

CBSA: Lake Havasu City-Kingman. AZ
 
DMA: Phoenix. AZ
 

PAGE 22IRR 
Infegra RealtyResources 

II 



MOUNTAIN SPRINGS OASIS SALES COMPARISON APPROACH 

HO\rv!l..~Rd. . ,FpRSAkl; 
'.".NIJwbenySpim~.CA92365 • North $linBemantillo ~Ubmllrldji 
. llll)dOr117.22ACJsfor S!Ib.at ~~,pqo($7~507,25/AC)' 

::"':'A~."'I:S'" ~_~ 

t600m 
0' 

.. .5 800ft~~IraL~<I 

o FaifVlewRd ....I~ I ;;.~ i :IJ:s~ .~ ~ Clsea RJ SaValaRd ;Q~ ... -. 0.....f~ .t 
Q.! 

P~lo Verd.eL-,,_-I 
I 

--j' ~"'T 
________!£..~..!.~J:l!L"'!L~_::~2liolU~~AtlaS---.-----~---

$iiI. Contacts1-- ..---.._----·_------------------- 

Sales Co: ColdwlJU Banker GIJorglJRealty Sales Contact 1: Kevin Hsieh 
(626) 445-6660 

19220 E Colima Rd
 
Rowland Heights, CA 91748
 
(826) 810-6660 

.. . ' Fo,rSa~J)a~. 
----_.~_._-----._-_-..:--_._--.:....:__. _._---_.--. 

Asking Price: 

Price/AC land Gross: 
Days on Markel: 

Sale staius: 

$880,000 

$7,507.25 ($0.17ISF) 
431 
Active 

Sale Type: Investment OR OwnerlUser 
land Area: 117.22AC (5,106,103 SF) 

Tllirll;acUOri.IilOI~ 

Zone RL-5(Ruralllvlng, 5 AcreS/lot), potenllal rasidentlal subdivision. buyers 10 ver~y with County Planning Division, price below market, 
term all cash to seUer, 451 acre feel waler right. 

Zoning:
 
Density Allowed:
 
Numl>erof lots:
 
MaxII of Units:
 
Units per Acre:
 
Improvements:
 

Metro Markel: 
Submarket: 

County: 
CBSA: 

CSA: 
DMA: 

Cil~ntLancllrifOrl'naUon 
,--- 

Proposed Use:
 
Land Area:
 

Min Dlv lot Size:
 
On-Site Improv:
 
Lot Dimensions:
 

OwnerType: 

Location Information 

Inland Empire (California) 
Inland Empire WesliNorth San Bernardino 

San Bernardino 
Riverside-San Bernardino-Ontarlo, CA 

los Angeles-long Beach-Rlverslde, CA 
los Angeles, CA 

.!lj):1~~l 

117.22 AC (5,106,103 SF) 
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MOUNTAIN SPRINGS OASIS SALES COMPARISON APPROACH 

.' ~~O$lJ,ttlghW~y,~.II":,~1,';2~,:A¢@j .. ·····.fORSALI;; 
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•. 1 a~ ~i - .... 
,if i! J ii 

'!i 
lit !I»1" I,o'l ~ i:uH··--,:, Yl, ~ ~ c:a. f l

L __-r-r- i,· -e: __ -1:_.-:!'1 :;:ll ;g ...:ll ;g 
'Q; -CI. FlonUerRd· Q. 

dal'S'" Rd 

. Qianada Rd 

~-'-~~-'- ~__. _'_-"'c.:. 

Sales Co. Lee & Associates Sales contact 1: Donald Brown 
(760) 241-5211 

14369 Park Ave Sales Conlaet 2: Elizabeth Brown VlclolVile. CA 92392 
(760) 241·5211 

(760) 241-5211 

For Sill&Data 

Asking Price: $1,600,000 Sale Type: Investment
 
PricelAC Land Gross: $42,976.09 ($0.99/SF) Land Area: 37.23 AC (1,621,739 SF)
 

Days on Market: 254 Proposed Use: Commercial
 
Sale Status: Active
 

Parcel No. 0494·221-17,0494·221-40 

ClJrrent Lilnd Inrotl»!ltlon .IO:'1~51'~.~ . 

Zoning: Proposed Use: Commercial
 
Density Allowed: Land Area: 37.23 AC (1,621,739 SF)
 
Number of Lots: Min Div Lot Size:
 
Max II of Units: on-sue Improv:
 
Units per Acre: Lot Dimensions:
 
Improvements. Owner Type:
 

__. ~ .~. " . ~atlon Information 

Metro Market: Inland Empire (California)
 

Submarket: Inland Empire Wesl/North San Bernardino
 

Counly: San Bernardino
 
CBSA: Riverside-San Bernarclino-Dntario, CA
 

CSA: Los Angeles-Long Beach-Riverside, CA
 
DMA: Los Angeles, CA
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MOUNTAIN SPRINGS OASIS	 SALES COMPARISON APPROACH 

24500:E. ~ain:St	 ~~R;$Al;>E)j 
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Sales Co: GVA Daum	 Sales Contact 1: Shan Lee 
(562) 692-0918 

13191 Crossroads Pky N
 
City Of Industry, CA 91746
 

(562) 695·7244 

- ------.------- ---------- --.•For Sale'D~ 

---_....----_..... __......_---...._._.__._ ..---------------_._--------_.. ---~ 

Asking Price: $2,100,000 sale Type: Investment OR OwnerlUser
 
Price/AC Land Gross: $26,250.00 ($0.60/SF) Land Area: 80 AC (3,484,800 SF)
 

Days on Markel: 445 Proposed Use: Commercial, Industrial
 
Sale Status: Active
 

Topography: Level
 

TransactlonNQtll& 

Development slle for sale. Major transportation hub. Intersection of 1-15and 140. BNSF and UP Rai Yard nearby. 28 mlles from 
SOuthernCalifornia Logistic Airport near VlctOlvllle. Flexible zoning/specifiC plan. Great location for Regional DC. Last resort for California 
manufacturing businesses. Marine Corps Logistics Center. 1-15OuUetCenters nearby. YeUowFreight Terminal nearby, 

______. . .- ........_. . Currl!~.'::.and]n'~~L_.	 1l?':'13~14'i .
 

Zoning: Proposed Use: Commercia~lndu6trial
 

Density Allowed: Land Area: 80 AC (3.484,800 SF)
 
Number of Lots: Min Div Lot Size;
 
Max II of Units: On-Sile Improv:
 

Units per Acre: Lot Dimensions:
 
Improvements: Owner Type:
 

Topography: Level 

Location Information 

Located: Intersec tion of 1·15and 1·40
 
Melro Market: Inland Empire (California)
 

SUbmarket: Inland Empire Wesl/North San Bernardino
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MOUNTAIN SPRINGS OASIS SALES COMPARISON APPROACH 

24~I)O;l;MalnSt .. ·,:fQ,R,;$~k@;<' 
L$n!lofa.oAC.ls.for sale· a!'·~,100,QOO.(~~a.2~00.'~1(~') 

County: San Bernardino 
eBSA: Riverslde-5an Bernardlno-ontarlo, CA
 

eSA: Los Angeles-Long Beach·Riverslde, CA
 
DMA: Los Angeles, CA
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MOUNTAIN SPRINGS OASIS	 SALES COMPARISON APPROACH 
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_____________~_._ . Buyllr&SeI~iContaeUilro 

Recorded Buyer:	 LCB Barwest, LLC Recorded SeUer: Thomas C. Lindholm
 
2211 Woodward Ave 1054 Drinwood Ln
 
Detroil, MI48201 Ventura, CA 93001
 

(818) 3434567 

Buyer Contact:	 Michael J. Malik, Sr.
 
Buyer Broker: No Buyer Broker on Deal Listing Broker: No Listing Broker on Deal
 

Transaction D~talls 

Sale Dale: 07/2612005 Land Area: 59.24 AC (2,580,494 SF)
 
Escrow Length: 120 days Proposed Use: Casino
 

Sale Price: $1,500,000-Confirmed
 
PricelAC Land Gross: $25,320.73 ($0.58/SF)
 

Zoning: CH, Barstow
 
Lol Dimensions: Irregular
 
Sale COnditions: Assemblage
 

Transfer Tax: $1,650 

Street Frontege: 50 feet on Osborne Rd
 

Financing: Lender Not available
 

Topography: Level
 
On-Site trnprov: Raw land
 
Olf-Site lrnprov: Curb/Guller/Sidewalk, Electricity, Gas. Sewer, Streets, Water
 
Improvements: Raw land 

Legal Desc: S2 NW4 sec 27 T9N R2W SBB&M
 
Parcel No: 0428·171·54,0428·171·56,0428·171·57
 

Document No: 538680
 

, I 
" 
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MOUNTAIN SPRINGS OASIS SALES COMPARISON ApPROACH 

'·P~_AAtn"~d)·QAA"l:lO'$ite" ", . 
~'-

'a~~~J, 
CQmolerlllSIlal:id' «,5924e;p~?;5$0;19oJSI')'(llCll:l1)' ' 

·;Trari$a~IOnNllt$S· 
_" .. __~_._. __ . .: .. _~~'_",::-,:~~:::::,:":,:,,,----,-----_. ., ':"':""""_""': ._-------, ~-__.....:._'--_~c ._. 

LCB Barwest, LLC c/o Michael J, Malik, Sr. 

• Description: Buyer plans to develop the land into two resort casinos. one for the Los Coyotes Band of Indians. and the other for the Big 
Lagoon Rancherla tribe.
 
Ths plan is to build two 50,000 sf casinos and two l00-room hole Is next to each other, southeast of the Barstow outlet mall.
 

• Condition: (Assemblage) Buyer has acqured the surrounding parcel #15 for this project Gross acreage including previously acquired
 
parcels is 106.43 acres.
 

APN#
 
0428-171-66 (2.13 ac)
 
0426-171-67 (0.91 ac)
 
0428-171-68 (19.15 ac)
 
0428-171-69 (25 ac)
 

1----_....._----------.-----.__'. I 

1 . .._ .... __.. ._..._._.. ..__ .__. ._C.utrenl~alld:'Rforma~~:.__--.----------.-----. I 

Zoning: CH, Barstow Proposed Use: Casino
 

Density Allowed: Land Area: 59.24AC (2,580,494 SF)
 
Number of Lots: On-Sile Improv: Raw land
 

Max # of Units: Lot Dmensions: IrregUlar
 
Units per Acre: Owner Type:
 

Improvements: Raw land
 

Legal Dasc: S2 NW4 sec 27 T9N R2W SBB&M 

Topography: Level
 

Off-Site Improv: Curb/Gulter/Sldewalk, Electricity, Gas, Sewer, Streets, Water
 

Sireet Frontage: 50 feet on Osborne Rd 

I ocetlon Information 

Located: Osborne RdiS of Main St
 
Metro Market: Inland Empire (California)
 

Submarket: Inland Empire West/North San Bernardino
 

Counly: San Bernardino
 

CaSA: Riverside-San Bernardino-onlario, CA
 
CSA: Los Angeles-Long Beach-Riverside, CA
 

DMA: Los Angeles, CA
 

Map(Page): Thomas Bros. Guide 3679-A5 
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Legel Description: 
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OM "u_ Old H~V-58~ ~ ,-. :-- ...-..-,,.:.. C 2006 MapQuesl, 11K,: e Z9..06 ~ L~_~_---'-~_~--'---~ ~~_-I 
Buyer&.SeIJerConlilctinfo .1 

Recorde<J Buyer:	 Lansing Industries Inc. RelXlrde<J Seier: Tony & Ann Hu
 
12770 High sun Dr
 
San Diego, CA 92130
 
(858) 523-0719
 

Buyer Contact: Jim Hoxie Seier Contact: Tony Hu
 

T(.aI1S!i,c::IJCi!1,;~~I.ls	 --,---,-=,-,-,'O:tjQ1~ , 

Sale Date: 09/08/2006 Land Area: 144.58 AC (6,297,905 SF) 
Escrow Length: Proposed Use: Hold lor Development 

Sale Price: $1,450,OOO-Conlirmed 

PricelAC Land Gross: $10,029.05 ($O.23/SF) 

Transfer Tax: $1,595 

Financing:	 Down payment of $362,500.00 (25.0%/
 
$1,087,500.00 lrom Seller
 

Legal Desc: Por W2 sec 36 T10N R2W S88M & easement 

Parcel No: 0426·112·02
 
Document No: 615235
 

TrarisacUon'NOteli' 

Lansing Industries Inc. cJoJIm Hoxie 
Tony & Ann Hu c/o Tony Hu 

• Property Address: We were unable to determine exactly where lhe subject property Is situated, however the buyer stated Ills northwest of
 
Highway 58 and Irwin Road,
 
• Seller: Additional sellers: An An Cheng Dai, as to an undivided 1/6Inte(es~ Che-Yang and Show Mei Anna Huang. as to an undivided 1/6 
Inleres~ Barnice Cam Blnh Dal. as 10 an undivided 1/6 Interest; Frederick C. and Cella C. Tochterman. as to an undlvlde<J 1/12 inlerast; and
 
Sou Cheng Cheng as to an undivided 1/12 interesL
 
• Frontage: The subject property has no direct frontage on Highway 58. We were unable to verify how the site is accessed. 
o Market TIme: Buyer staled subject property was not on lhe markel atUme of sale. 
o Escrow: We were unable to determine why there was a long escrow period. 
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st,t~ 'Hlgh.wa~,~8·I)"k"QwnZj)n~~:~c(~"9~ '$~W~:i 
IOOu$tll8l Land Of144,58 AC,(6,297;9OS SF) ,(c»n~!: 

, ,:' '. ,,'"
", '1[);:48112Qll'_______" __"____.~ ____ ._, ___ ~ ______5ur~~L.~.!'!O!/lliItiOn 

Zoning: Proposed Use: Hold for Development
 
Density Allowed: Land Area: 144.58 AC (6,297,905 SF)
 

Number of Lots: On-Site Improv: 
Max /1 of Units: Lot Dmenslons: 
Units per Acre: Owner Type: .
 
Improvements:
 

Legal Desc: Por sec J6 T1ONR2W SBBM
 

Location Information
 

Located: NW of State Hwy, 58 & Irwin Rd.
 

Melro Markel: Inland Empire (California)
 
Submarkel: Inland Empire East/San Bernardino Outlying
 

County: San Bernardino
 
CBSA: Riverside-San Bernardino·Ontarlo, CA
 

CSA: Los Angeles-Long Beach·Rlverslde, CA
 

DMA: Los Angeles, CA
 
Map(Page): Thomas Bros, Guide J679·A5
 

"
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~~i:'[)':! .Sta'~J~wy,1§~ f.fOld'F~rcp~V"IQ,P.m&llf~~(t '-:~~,~,....../:: 
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SSl~OI1 o31;ZWiO!l6 for$1,1iO~1l (~~,009,<l9(~C)"R'~~t#l' ()pmpl&t~
 
9omri\eI'l:l~I. t;atJj·pf'46~2Aq{2,!l~9;47~.SF)
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CotlOll1Di1 Fed 
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o 

Recorded SeUer:	 Baltimore Partnership Ltd 
1901 Avenue of the stars 
Los Angeles, CA 90067 
(310) 277-3338 

SeUer Contact: Stephen M. Fleishman 

listing Broker:	 Coldwell Banker GWRE 
Marilyn Krueger 
(760) 256-6843 

_._-----------	 , 
:rr.I'i!l.~QIlPfiiai~	 ID;.11qm~: 

Sale Dale: 03/2912006 Land Area: 46.82 AC (2,039,479 SF)
 
Escrow Length: ProposedUse: Hold for Development
 

sale Price: $1,170,500-Confirmed
 

Price/AC Land Gross: $25,000.00 ($0.57/SF)
 

Zoning: SP, Barstow
 
l.ot Dimensions: Irregular
 

Transfer Tax: $1,287.55
 

Financing: Lender NoUvailable 

Topography: Level
 
On-Slle Improv: Rough graded
 
Improvements: Rough graded
 

Legal Desc: Por sec 33 T9N R2W SBBM bk 4399 pg 295 +easements
 
Parcel No: 0421-111-23,0421-111-24,0421·111·35, 0421·111-59, 0421·111~6
 

Document No: 209942
 

Recorded Buyer:	 Inland Desert Invesbnents LLC 
1806 Orange Tree Ln 
Re<!lands, CA 92375 
(909) 793-0200 

Buyer contact:	 Mirau Edwards Cannon Harter & 
Lewin 
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.. , 

Stat~+Jwy15 • HpldF()rO~v~.()pm'l1,t:rSlte .SqLQ 
.COmmerclalLa(Kld46,1l2'AC (2,Oa9,479 Sf)'(CQn') 

T~"n"8<:lIoil.Notes 
_~.  '.,_ ••• ~  .'~._.  ._~  •••••__ •••• ,__• 1 

Inland Desert Investments LLC aoMirau Edwards Cannon Harter & Lewin 
Ballimore Partnership Ltd aoStephen M, Fleishman 

• Use: Parties involved ere under agreement not to disclose the potential use or property. 
• Market TIme: Reportedly the property wes not on the market at the tme of the sale; the buyer epproached the seier directly. 
• Escrow: • Escrow: Long escrow due to due diligence review, addilionally buyers had options they could exercise, Property should have 
dosed December 2005 however seller requested for tax reasons to close In 2006. 

C!lr~ll"t.I.a~~In'orn)ll(l91l ID:N462/17· 

Zoning: SP, Barstow Proposed Use: Hold for Development 
Density Allowed: Land Area: 46.82 AC (2,039,479 SF) 
Number or Lois: On·Slte Improv: Rough graded 
Max # or Unils: Lot Dimensions: Irregular 
Units per Acre: Owner Type: 
Improvements: Rough graded 

Legal Dese: Por sec 33 T9N R2W SBBM bk 4399 pg 295 +easements 
Topcqraphy: Level 

Location Information 

Metro Markel: Inland Empire (California) 
Submarket: Inland Empire Easl/San Bernardino Outlying 

County: San Bernardino 
CBSA: Riverside-San Bernardino-Ontario, CA 

CSA: Los Angeles·Long Beach·R/verside, CA 
DIv1A: Los Angeles, CA 

Map(Page): Thomas Bros. Guide 3759-A3 
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/state Hwy15. Hold For Devel~pm&lltSlte ·~qhq, 
Commerdal·Land or"4!1:82 AC··(2;039,419· SF)(06ri'l) 

Parcel Number: 0421-111·23,0421-111-24,0421-111·35, 0421-111·59,0421·111·66
 
Legal Description: Pot sec 33 T9N R2W S88M bk 4399 pg 295 +easements
 

Counly: San Bernardino
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. .st~dqar:q-Wells ~d,;'~t:zqn~\Ac:r~~g~ SOlO' 
App~Vil"y;.CA92307 "N~ Sin;~«"lIralno,liilll;lil1.~et 

.sale.on()~lf?~OO6 for.$1,eQo~OOO($4~~1()()~IAq) -Re8el!@C~f1'lPlete
 
CommerdalLall:t Qf39.~ AC (1,73~,044SF) .
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Recorded Buyer: 

Buyer Contacl: 

Chaparral Land Development, LLC 
P,O. Box 1311 
ViclolYHle, CA 92395 
(760) 95~644 

George Stone 

Recorded SeUer: 

SaUarContact 

Stoddard Bell, Ltd. 
5915 Camino Da La Costa 
La Jolla, CA 92037 
(858) 454-7526 

Peter R. Manes 

TransaCllQll Details 10: 10110900' 

Sala Date:
 
Escrow Langth:
 

Sala Prica:
 
PricelAC Land Gross:
 

Zoning:
 
Lot Dimensions:
 

Transfer Tax:
 

FUlancing: 

Topography: 

On-Site Improv: 
Improvements: 

Legal Desc: 
Parcel No: 

Document No: 

0311312006 

$1.600,OOO-Confirmed 
$40.100.25 ($0.921SF) 

CR, Apple Valley 
Irregular 
$1,760 

Down payment of $400,000.00 (25.0%) 
$1,200,000.00 from Seller 

Level 
Raw land 
Raw land 

POI'sec 24 T6N R4W SBB& M 

0472·222-08. 0472·222-ll9 
167446 

Land Araa: 39.90 AC (1,738,044 SF) 
Proposed Usa: Hold for Development 

TrllnsacUoiI:,Nptes 
...._-_._--_..__.---_..._---_._.__ ._-_. -_._--------_..-------_._--_. ---.-_._-~-_._---.---------

Chaparral Land Development, LLC cioGeorge Slone 
Stoddard Bell, Ltd. c/o Peter R. Manes 

Density: 5 acres minimum lot size. 
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Stodd",rdW~I$Rd. "CrZ;()n~dAcreage 
C~mmerClal Landcra9..90 AC (l,73!l;llt*Sf)(\1l?Il~) 

.~Qll;P. 

Current lal'\dlnfoi'matlon ." •.Ib; 474e23~ 

Zoning: 

Density Allowed: 

Number of LOis: 
Max 1/01Unils: 

Units per Acre: 
lmprovements: 

CR, Apple Valley 

Raw land 

Proposed Use: 

Land Area: 

On-Sile Improv: 
Lot Dlmanslons: 

Owner Type: 

Hold for Development 

39.90 AC (1,738,044 SF) 

Raw land 
Irregular 

Legal Dese: 
Topography: 

Por sec 24 T6N R4W SBB&M 
Level 

Location Information 

Located: 
Metro Market: 

Submarkel: 
County: 

CBSA: 
CSA. 
DMA: 

Map(Page): 

N of Stoddard Wells Rd, Slate Hwy 15 
Inland Empire (California) 

Inland Empire WesUNorth San Bernardino 
San Bernardino 

Riverside-San Bernardino.()nlario, CA 

Los Angeles-Long Beach·Rlverside, CA 
Los Angeles. CA 

Thomas Bros. Guide 4206·A3 
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Stodda~dWeUs~~.:·,Cr~PI"!Elq~Aere~~. $~~.~! 
CommercialL:lllldof 39.90 ",C (1.'738.044 SF) '(\X)I'l1) 

Parcal Number: 0472-222-08, 0472·222-09
 
Legal Description: Por sec 24 T6N R4W SBB&M
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''. $t~QQ~~Q:W~n~8Q'@'t:ti9IW(~yt5 ·SOl.Q 
Apple Valley,C~92308'.NCJr\hSltn·B~Bldlno~m.ket 

5810:01) 0412312007JQr$lloo.0pG(Sf8,1l32,781AC)cRe$elIro!' ComPlote
 
Commerel,,1 Lao:lof2ni4:AC (1,2l7;()66Sfl " '.
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Recorded Buyer: West Coast Land & Investments Inc Recorded SeDer: Stoddard Bell Ltd
 
True Buyer: West Coast Land & Investments Inc True SeDer: Stoddard Bell, Ltd.
 

Louis Sardo Peter Manes
 
P.O. Box 266 5915 camino De Le Costa 
Oberlin, KS 67749 La Jolla, CA 92037 

(858) 454-7526 

Transa¢llon Details JD: 1290,3221---·--··__··- .. -.------- ------ ---------.- -----.,.--------.--.-.-----..-.----- -. 

Sale Date: 0412312007 (1 days on market) 5aleType: Investment
 
Escrow Length: 45 days Land Area: 27.94 AC (1,217,066 SF)
 

Sale Price: $800,000·Confirmed Proposed Use:
 
PricelAC Land Gross: $28,632.78 ($0.66/SF)
 

Transfer Tax: $880 Percent Improved:
 
Total Value Assessed: $61,745 in 2006
 

Improved Value Assessed:
 
Land Value Assessed: $61,745
 

Land Assassed/AC: $2,209
 

Financing: $600,000.00 from Private Individual Stoddard Bell Ltd 

Topography: Level 

Legal Desc: PTN SE 1/4 NW 1/4 SW 1/4 SEC 24 TP 6N R 4W LYING S OF S LI STODDARD WELLS RD 6.44 AC M/L 

PTN NE 1/4 SW 1/4 SEC 24 TP 6N R 4W LYING S OF S LI STODDARD WELLS RD 21.5 AC MIL
 

Parcel No: 0472·223·02, 0472·223-03
 
Document No: 082054
 

PAGE 38IRR 
Integra Really Resources 



MOUNTAIN SPRINGS OASIS SALES COMPARISON APPROACH 

·$tq(J~~r.<J':W~II$.~d' @.Hj91:w~aV1.5.· 
C~~alLan!lof27;94A(1).(1~1:7.0!!6:Sf)(c:QO~) . 

-: ~Q@t 

Current.LanCl'hlfOrmatlon· ....··1O!5181400__'_'- __~_'_ _______ .____ .___ -______ .. ______________ .. __cC'_C,",--'--"--"--'-______ - ________________.___ ~_-" ____ .'-'_~ __-. ---------- ...._.. 

Zoning.
 

Density Allowed:
 

Number or Lots:
 
Max II or Units:
 

Units per Acre:
 
lmprovernents:
 

Topography: Level 

Cross Streel: Highway 15 
Metro Market: Inland Empire (California) 

Submarket: Inland Empire Wesl/North San Bernardino 

County: San Bernardino 
C8SA:· --Riverslde-5an Bernardino.Qntario, CA 

CSA: Los Angele6-Long Beach-Riverside, CA 

DMA: Los Angeles. CA 

Proposed Use: 

Land Area: 27.94 AC (1.217.066 SF) 
On-Site lmprov: 
Lot Dimensions: 

Owner Type: 

Location Information 
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Stodcl.ardW$I.h!·Rd;@~ig,hW,@Y·15 
eommerclillLaoo «27.94AC (~,217,0Il6 SF) (0011') . 

ParcelNumber: 0472-223-02, 0472-223-03 
Legal Description: 

County: San Bernardino 
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,Buyer &~ll&r¢o~,~cl,lnfo ' 

Recorded Buyer:	 Joseph & Charlene Range Recorded Seier: David B. & Patricia L Gould
 
11385 OakRidge Dr 636 Ambrose Ln
 
Oak Hills, CA 92345 Tuslln, CA 92780
 
(760) 956-1417
 

Buyer Contact: Joseph Range SeUerContact: David Gould
 

Tr,n8!~on,(~~~ - --- ~,ID:!1~12_ 

Sale Dale; 0511912006 Land Area: 74.69 AC (3,253,496 SF) 
Escrow Lenglh: Proposed Use; Hold for Development 

sale Price: $4,000,OOO.FullValue 
PricelAC Land Gross; $53,554.69 ($1.23ISF) 

Zoning: NIAv, Apple Valley
 
Lot Dimensions: lrrequler
 

Transfer Tax: $4,400
 

Financing: $4,000,000.00 from Seller 

Topography: Level
 
On-Site lrnprov: Raw land
 
Improvements; Raw land
 

Legal Desc: sac 5 T6N R3W SBM
 

Parcel No: 0472·232-04,0472-232·25,0472·232·26
 
Document No: 344505
 

Tra!'l811Cllon-Nol~8 -------._-----------------.. -.-...------..------.- -. --------------------.- -------------------1 

Joseph & Charlene Range do Joseph Range
 
David B. & Patricia L Gould clo David Gould
 

The parlles involved were not at Ubertyto disdose any of \he vital data or were unable to be contacted. AlllnformaUon is based on recorded
 
documents and county assessor records.
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WilloW $Prl!1gs;.Rd.~~r~~9It '.,' .', 
Col1)ll'l8«:lal LaMoii4'69'Ac'(~,2!i3,49It$F){~ri!l)' 
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'~iarrelif4ria:'igt~rmai~n ' '. ,- .. ,:'~ 

" 
.·... -~ip:4771265?·.; 

Zoning: NIAv, Apple Valley 
Density Allowed: 
Number of Lots: 
Max # of Units: 
Units per Acre: 
Improvements: Raw land 

Proposed Use: 
Land Area: 

On-Sile Improv: 
Lot Dimensions: 

OwnerTypa: 

Hold for Development 
74.69 AC (3,253,496 SF) 
Raw land 
Irregular 

Legal Desc: Sec 5 T6N R3W SBM 
Topography: Level 

Location Informalion 

Located: 
Melro Markel: 

Submarkel: 
County: 
CBSA: 

GSA: 
DMA: 

Map(Page): 

Willow Springs Rd., E of 1-15 
Inland Empire (California) 
Inland Empire West/North san Bernardino 
san Bernardino 
Riverside-San Bernardino-Qntario, CA 
Los Angeles-Long Beach-Riverside, CA 
Los Angeles. CA 
Thomas Bros. Guide 4117-E4 
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Trend Report 
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Legend: 

Current Survey 
Number or Records 6I 4

Sold Transactions Tolal Dollar Volum& $10.520.500 $15,500,000 
Tolal Bldg' Square Feel o o 
TOIaILand In AQ'e.s 393.17 454.45 
Tolal Land in SF 17.126,485 19,795,842 
Average Price $1,763,417 $3,895,000 
Average Number of SF o o 

Time Interval· Quarterly Average PrIce Per Bldg SF 
Median Price Per SF 
Average Number of Acres 65.53 113:61 
Average Number of SF(Land) 2,854.414 4,948.961 
Average Price Per Unit 
Median'Prlce Per Unij 
Average Nlirriber ofUnlis o o 

$26,758Average Price Per Acre $34,283 
Average PrIce Per SF(Land) $0.61 $0.79 
Median Price Per Acre $26,977 $34.613 

Location: Location method - Custom Map Boundary 

Basic Criteria: Sale status- Sold, For Sale, Under Contract; Property Type - Land; Sale Date- from 11112005; Land 
Area (AC) - from 20.00 

add/remove opportunities: . 'This result set has been amended with criteria to add andlor remove records. 
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Trend Report 
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Legend: 

Current Survey 

Sold TransacUons I 

Time Interval· Quarterly 

Number of Records 
Tala! DollarVolume 
Total l3ldg Square FOO,l 
TalalLlindIn Acr.es 
TotalLand In SF 
AVerag&PrIce 
Average Number ,d.SF 
Average Price Per l3ldg SF 
Median price Per Sf 
Average Nu~r d'Acres 
Average Number of SF(Land) 
Average Price Per Unit 
Median Price Per Unil 
Average Number d Units 
Average Price Per Acre 
Average Price Per SF(Land) 
Medi~n Price Per Acre 

6 
$10,620,500 

o 
393.17 

17,12p,48,5 
$1;763;417 

o 

65.53 
2,854,414 

4 
$ Hi.580.oo0 

o 
454Al! 

HI,7~,842 
$3,696.000 

o 

113.61 
4,948,961 

Locallon: LacaUonmelhod· Custom Map Boundary 

Basic Criteria: Sale Status· Sold, For Sale. Under Contract; Property Type - Land; Sale Date - from 1/1/2005; Land 
Area (AC) • from 20.00 

add/remove opportunities: - 'This result aet has been amended with criteria to add and/or remove records. 
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SALES ANALYSIS 

The subject property contains approximately 151 Acres and is located immediately 
adjacent to Highway 40 at the Mountain Springs Road exit in the unincorporated area 
of San Bernardino, CA. The site is located approximately 35 miles west of Needles, 
CA at the top of a steep grade. 

Our sales search focused on larger parcels of land with a similar highest and best use 
and/or planned development type zoning. Our search included parcels along Highway 
40 from Tehachapi, CA on the west to Kingman, AZ on the east. The search also 
included the highway frontage along Interstate 15 from Victorville, CA to the 
southwest and Baker, CA to the northeast. 

We searched all sales, listings and pending sales in the area described above for the 
period between January 1, 2005 and April 2007. We limited our search to properties 
with a minimum size of 20 Acres. This search resulted in over 50 records. We have 
selected a total of 10 records for review. A lrief discussion on these transactions 
follows. 

Data 1 involves a 220 Acre site located at Griffith Road and Interstate 40 in Kingman, 
AZ. The property has an industrial zoning and it does not have direct freeway 
frontage. This property is actively listed for sale at $11,000,000 which equates to 
$50,000/Acre or $1.15/SF. The property has been on the market for 206 days. The 
location and access/visibility is inferior to that of the subject. 

Data 2 involves a 117.22 Acre site located at Harvard Road north of Interstate 40 in 
Newberry Springs, CA. The property has RL-5 or rural living zoning with a minimum 
lot size of 5 acres. There is no direct freeway frontage. This property is actively listed 
for sale at $880,000 which equates to $7,507/Acre or $0.17/SF. The property has been 
on the market for 431 days. The location and access/visibility is inferior to that of the 
SUbject.~1The residential zoning sets an absolute lower limit of obtainable value for the 
subject. 

Data 3 . volves a 37.23 Acre site located at 23058 Highway 58 in Hinkley, CA. The 
property has a commercial zoning and it has direct frontage on Highway 58. This 
propert)1 is actively listed for sale at $1,600,000 which equates to $42,976/Acre or 
$0.99/Slf The property has been on the market fur 254 days. The location and 
access/v sibility is inferior to that of the subject. 

Data 4 . volves an 80 Acre site located at 24500 E. Main Street in Barstow, CA. Thet
property~has a split industrial and commercial zoning and it does not have direct 
freeway frontage. This property is actively listed for sale at $2,100,000 which equates 
to $26,2 0/Acre or $0.60/SF. The property has been on the market for 445 days. The 
location land access/visibility is inferior to that of the subject. 

Data 5 involves a 59.24 Acre site located along Osborn Road in Barstow, CA. The 
propertyI has an commercial zoning and it does not have direct freeway frontage. This 
propert)1 was sold on July 26,2005 for $1,500,000 which equates to $25,321/Acre or 
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$0.58/SF. The property was purchased for development as a casino. The location is 
superior to that of the subject. 

Data 6 involves a 144.58 Acre site located along State Highway 58 in Barstow, CA. 
The property has an unknown zoning and it does not have direct freeway frontage. 
This property sold on September 08, 2006 for $1,450,000 which equates to 
$1O,029/Acre or $0.23/SF. The property was not on the market at the time of sale. 
The location and access/visibility are superior to that of the subject. 

Data 7 involves a 46.82 Acre site located along Interstate 15 in Barstow, CA. The 
property has a Specific Plan zoning (similar to the subject) and it does have direct 
freeway frontage along Intestate 15. This property sold on March 29, 2006 for 
$1,170,000 which equates to $25,000/Acre or $0.57/SF. The purchase price was 
negotiated in mid-2005 and the sale did not close until 2006 for tax reasons. The 
property was purchased as a hold for future development. The location is superior to 
that of the subject and the visibility is also superior due to the Interstate 15 versus 
Interstate 40 frontage. 

Data 8 involves a 39.90 Acre site located at Stoddard Wells Road in Apple Valley, CA. 
The property has a commercial zoning and it does have direct freeway frontage along 
the east side of Intestate 15. This property sold on March 13, 2006 for $1,600,000 
which equates to $40,100/Acre or $0.92/SF. The property was purchased as a hold for 
future development. The location and visibility are superior to that of the subject due 
to the Interstate 15 versus Interstate 40 frontage. 

Data 9 involves a 27.94 Acre site located at Stoddard Wells Road exit from Highway 
15 in Apple Valley, CA. The property has a commercial zoning but it does not have 
direct freeway frontage. This property sold on April 23, 2006 for $800,000 which 
equates to $28,633/Acre or $0.66/SF. The location and access/visibility are superior to 
that of the subject. 

Data 10 involves a 74.69 Acre site located along Willow Springs Road in Apple 
Valley, CA. The property has a commercial zoning and it does have direct freeway 
frontage along Interstate 15. This property sold on Mary 19, 2006 for $4,000,000 
which equates to $53,554/Acre or $1.23/SF. The location and access/visibility are 
superior to that of the subject. 

There are a very limited number of sales of larger parcels of land that are located 
directly adjacent to Highway 40. Further, the subject property is located directly at a 
freeway off ramp at the top of a long grade, thereby affording it tremendous visibility 
and access. 

We have compiled the data from our 10 data set. There are six closed sale transactions 
and 4 for sale/pending transactions. The average size of the six closed sales is 65.53 
Acres. The average sale price was $26,758/Acre or $0.611SF. The median price was 
$26,977/Acre or $0.62/SF. 
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The average size of the four for sale/pending transactions is 113.61 Acres. The average 
listing price is $34,283/Acre or $0.79/SF. The median asking price is $34,613/AC or 
$0.79/SF. 

We have arrayed the 10 sold data sets based upon their relative similarity to the subject 
as follows: 

SUMMARY OF COMPARABLE LAND SALES
 

Data Set Price Per Acre Price Per SF Relative Similarity 

10 $53,555 $1.23 Superior 
8 $40,100 $0.92 Superior 
9 $28,633 $0.66 Slightly Superior 
5 $25,321 $0.58 Slightly Superior 
7 $25,000 $0.57 Slightly Superior 

Subject $21,780-$24,000 $0.50 Indicated Value 
Property $0.55 

6 $10,029 $0.23 Clearly Inferior 

We have arrayed the 4 listing data sets based upon their relative similarity to the 
subject as detailed below. We place little weight on these comparables due to the 
length of time that each property has been marketed for sale. We present this data for 
comparison purposes only. 

SUMMARY OF COMPARABLE LAND LISTINGS
 

Data Set Price Per Acre Price Per SF Relative Similarity 

1 $50,000 $1.15 Inferior 
3 $42,976 $0.99 Inferior 
4 $26,250 $0.60 Inferior 
2 $7,507 $0.17 Very Inferior 

We are also aware of a pending transaction for 35+/- acres of land located in Kern 
County near Mojave, CA (APN 225-351-46) that was most recently under contract for 
sale for use as a Travel Center. The Seller, P.O.E. Investment Trust and the Buyer, 
Mojave Travel Center LLC had agreed to a price of$I,448,370 or $0.95/SF. The same 
buyer, as an assemblage, placed a nearby 18 +/- Acre property (APN 225-351-44) 
under contract for purchase at $470,000 or $0.60/SF). APN 225-351-42, a 3.12 Acre 
parcel was also placed under contract for $169,884 or $1.25/SF. Lastly, a 4+/- Acre 
parcel (225-351-38) was placed under contract for purchase at $174,240. The total 
land area anticipated by this purchase was approximately 60.12 Acres and the total 
assembled price was $2,262,494 or $37,633/Acre or $0.86/SF. This deal eventually fell 
apart, however, the buyer is restructuring this purchase with the Ssllers as a joint 
venture with Petrol for a major travel center. This sale price per SF is highly supportive 
of our estimated value via the comparables described above. 
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The prospective buyers have completed extensive research about the feasibility of 
building a major travel center on the subject property. A separate feasibility analysis 
was completed by an outside consultant. It appears that the site is perfectly suited for 
such a development due to the freeway off ramp location and lack of competition 
located between Kingman, AZ to the east and the intersection of Interstates 15 and 40 
to the west (about a 100 mile span). Accordingly, the comparables chosen appear to be 
the best available sales with which to estimate the value of the subject. 

After a review of the data available, we reconcile the value of the subject between 
$2l,780/AC and $24,000/AC or $0.50-$0.55/SF as follows: 

151 Acres X $2l,780/AC = $3,288,780 

151 Acres X $24,0001AC = $3,624,000 

Final Range of Value: $3,288,780 to $3,624,000 

Add value of direct entitlements: $125,000 

Reconciled Fee Simple Market Value: $3,575,000 

LAND VALUE CONCLUSION
 
Indicated Value per Acre $23,675 
Subject Acres 151.00 
Indicated Value $3,574,925 
Rounded $3,575,000 
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RECONCILIAnON AND CONCLUSION OF VALUE 

As discussed previously, we use only the sales comparison approach in developing an 
opinion of value for the subject. The cost and income approaches are not applicable, and 
are not used. 

Based on the preceding valuation analysis, and subject to the definitions, assumptions, and 
limiting conditions expressed in the report, our value opinion follows: 

VALUE CONCLUSION
 

Appraisal Premise Interest Appraised Date of Value Value Conclusion 

Market Value Fee Simple April 28, 2007 $3,575,000 

EXPOSURE AND MARKETING TIMES 

Our estimates of exposure and marketing times are as follows: 

EXPOSURE TIME AND MARKETING
 
PERIOD
 

Exposure Time (Months) 12
 
Marketing Period (Months) 12
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12. This appraisal assignment was	 not based upon a requested minimum valuation, a 
specific valuation, or loan approval. 

13. Our compensation for completing this assignment is not contingent upon an action or 
event resulting from the analyses, opinions or conclusions in, or the use of this report. 

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

15. The use of this report is subject to the requirements of the Appraisal Institute relating 
to review by its duly authorized representatives. 

16. The	 appraiser has the appropriate knowledge and experience to complete this 
assignment competently in accordance with the competency provision as required by 
USPAP. Appraiser qualifications are located near the end of this report. 

17. Due to the varying requirements of individual review appraisers, this report cannot be 
guaranteed to meet any single review appraiser's opinion of acceptability. Any 
changes required by a review appraiser will be completed at the client's expense and 
at the appraiser's option. 

18. Any third-party studies referred to in this report such as tests, hazardous materials, 
structural, etc., have been verified by the appraiser to the extent of the assumptions, 
conclusions and recommendations explained. The appraisers do not have the 
expertise to comment on the accuracy or validity of such reports. 

19. This appraisal report is based on the existing physical condition of the subject as of 
the date of appraisal. 

20. The value is in accordance with our estimate of highest and best use. All sales have 
been adjusted to a cash-equivalent price when appropriate and sufficient data was 
available. 

21. As	 of the rate of this report, Jeff Greenwald has completed the requirements of the 
continuing education program of the Appraisal Institute. 

22. Jeff Greenwald has successfully met the requirements for the title "Certified General 
Appraiser" delegated by the Office of Real Estate Appraisers, valid until October 12, 
2007, OREA identification number AG025255. 
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23. Projections included in this report are utilized to assist in the valuation process and 
are based on current economic conditions. Thus, the analyses and valuation are 
subject to change in the future due to economic forces that cannot be predicted by the 
appraiser. 

24. The appraisers assume no responsibility for any hazardous or toxic waste substances 
(including those that are on the site either underground or stored) and this appraisal 
assumes that there are no such influences unless otherwise stated within the body of 
this report. It should be understood that adverse toxic or hazardous waste conditions 
found on tbe site could dramatically impact the indicated value. 

t~!:i~CLlcl-
/	 Certified General Real Estate Appraiser 

CA Certificate # AG025255 
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ASSUMPTIONS AND LIMITING CONDITIONS 

This appraisal is based on the following assumptions, except as otherwise noted in the 
report. 

1.	 The title is marketable and free and clear of all liens, encumbrances, encroachments, 
easements and restrictions. The property is under responsible ownership and 
competent management and is available for its highest and best use. 

2.	 There are no existing judgments or pending or threatened litigation that could affect 
the value of the property. 

3.	 There are no hidden or undisclosed conditions of the land or of the improvements that 
would render the property more or less valuable. Furthermore, there is no asbestos in 
the property. 

4.	 The revenue stamps placed on any deed referenced herein to indicate the sale price 
are in correct relation to the actual dollar amount of the transaction. 

5.	 The property is in compliance with all applicable building, environmental, zoning, 
and other federal, state and local laws, regulations and codes. 

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

This appraisal is subject to the following limiting conditions, except as otherwise noted in 
the report. 

1.	 An appraisal is inherently subjective and represents our opinion as to the value of the 
property appraised. 

2.	 The conclusions stated in our appraisal apply only as of the effective date of the 
appraisal, and no representation is made as to the effect of subsequent events. 

3.	 No changes in any federal, state or local laws, regulations or codes (including, 
without limitation, the Internal Revenue Code) are anticipated. 

4.	 No environmental impact studies were either requested or made in conjunction with 
this appraisal, and we reserve the right to revise or rescind any of the value opinions 
based upon any subsequent environmental impact studies. If any environmental 
impact statement is required by law, the appraisal assumes that such statement will be 
favorable and will be approved by the appropriate regulatory bodies. 

5.	 Unless otherwise agreed to in writing, we are not required to give testimony, respond 
to any subpoena or attend any court, governmental or other hearing with reference to 
the property without compensation relative to such additional employment. 

6.	 We have made no survey of the property and assume no responsibility in connection 
with such matters. Any sketch or survey of the property included in this report is for 
illustrative purposes only and should not be considered to be scaled accurately for 
size. The appraisal covers the property as described in this report, and the areas and 
dimensions set forth are assumed to be correct. . 
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7.	 No opinion is expressed as to the value of subsurface oil, gas or mineral rights, if any, 
and we have assumed that the property is not subject to surface entry for the 
exploration or removal of such materials, unless otherwise noted in our appraisal. 

8.	 We accept no responsibility for considerations requiring expertise in other fields. 
Such considerations include, but are not limited to, legal descriptions and other legal 
matters such as legal title, geologic considerations such as soils and seismic stability, 
and civil, mechanical, electrical, structural and other engineering and environmental 
matters. 

9.	 The distribution of the total valuation in the report between land and improvements 
applies only under the reported highest and best use of the property. The allocations 
of value for land and improvements must not be used in conjunction with any other 
appraisal and are invalid if so used. The appraisal report shall be considered only in 
its entirety. No part of the appraisal report shall be utilized separately or out of 
context. 

10.Neither all nor any part of the contents of this report (especially any conclusions as to 
value, the identity of the appraisers, or any reference to the Appraisal Institute) shall 
be disseminated through advertising media, public relations media, news media or 
any other means of communication (including without limitation prospectuses, 
private offering memoranda and other offering material provided to prospective 
investors) without the prior written consent of the person signing the report. 

11. Information, estimates and opinions contained in the report, obtained from third-party 
sources are assumed to be reliable and have not been independently verified. 

12. Any income and expense estimates contained in the appraisal report are used only for 
the purpose of estimating value and do not constitute predictions of future operating 
results. 

13. If the property is subject to one or more leases, any estimate of residual value 
contained in the appraisal may be particularly affected by significant changes in the 
condition of the economy, of the real estate industry, or of the appraised property at 
the time these leases expire or otherwise terminate. 

14. No consideration has been given to personal property located on the premises or to 
the cost of moving or relocating such personal property; only the real property has 
been considered. 

15. The current purchasing power	 of the dollar is the basis for the value stated in our 
appraisal; we have assumed that no extreme fluctuations in economic cycles will 
occur. 

16. The value found herein is subject to these and to any other assumptions or conditions 
set forth in the body of this report but which may have been omitted from this list of 
Assumptions and Limiting Conditions. 

17. The analyses contained in the report necessarily incorporate numerous estimates and 
assumptions regarding property performance, general and local business and 
economic conditions, the absence of material changes in the competitive environment 
and other matters. Some estimates or assumptions, however, inevitably will not 
materialize, and unanticipated events and circumstances may occur; therefore, actual 
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results achieved during the perod covered by our analysis will vary from our 
estimates, and the variations may be material. 

18. The Americans with Disabilities Act (ADA) became effective January 26, 1992. We 
have not made a specific surveyor analysis of any property to determine whether tle 
physical aspects of the improvements meet the ADA accessibility guidelines. In as 
much as compliance matches each owner's fmancial ability with the cost to cure the 
non-conforming physical characteristics of a property, we cannot comment on 
compliance 10 ADA. Given that compliance can change with each owner's financial 
ability to cure non-accessibility, the value of the subject does not consider possible 
non-compliance. A specific study of both the owner's financial ability and the cost to 
cure any deficiencies would be needed for the Department of Justice to determine 
compliance. 

19. The appraisal report is prepared for the exclusive benefit of the Client, its subsidiaries 
and/or affiliates. It may not be used or relied upon by any other party. All parties who 
use or rely upon any information in the report without our written consent do so at 
their own risk. 

20. No studies have been provided to us indicating the presence or absence of hazardous 
materials on the subject property or in the improvements, and our valuation is 
predicated upon the assumption that the subject property is free and clear of any 
environment hazards including, without limitation, hazardous wastes, toxic 
substances and mold. No representations or warranties are made regarding the 
environmental condition of the subject property and the person signing the report 
shall not be responsible for any such environmental conditions that do exist or for any 
engineering or testing that might be required to discover whether such conditions 
exist. Because we are not experts in the field of environmental conditions, the 
appraisal report cannot be considered as an environmental assessment of the subject 
property. 

21. The person signing the report may have reviewed available flood maps and may have 
noted in the appraisal report whether the subject property is located in an identified 
Special Flood Hazard Area. We are not qualified to detect such areas and therefore do 
not guarantee such determinations. The presence of flood plain areas and/or wetlands 
may affect tbe value of the property, and the value conclusion is predicated on the 
assumption that wetlands are non-existent or minimal. 

22. Integra Realty Resources	 - San Diego is not a building or environmental inspector. 
Integra San Diego does not guarantee that the subject property is free of defects or 
environmental problems. Mold may be present in the subject property and a 
professional inspection is recommended. 

23. The appraisal report and value conclusion for an appraisal assumes the satisfactory 
completion of construction, repairs or alterations in a workmanlike manner. 

24. It is expressly acknowledged that in any action which may be brought against Integra 
Realty Resources - San Diego, Integra Realty Resources, Inc. or their respective 
officers, owners, managers, directors, agents, subcontractors or employees (the 
"Integra Parties"), arising out of, relating to, or in any way pertaining to this 
engagement, the appraisal reports, or any estimates or information contained therein, 
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the Integra Parties shall not be responsible or liable for an incidental or consequential 
damages or losses, unless the appraisal was fraudulent or prepared with gross 
negligence. It is further acknowledged that the collective liability of the Integra 
Parties in any such action shall not exceed the fees paid for the preparation of the 
appraisal report unless the appraisal was fraudulent or prepared with gross 
negligence. Finally, it is acknowledged that the fees charged herein are in reliance 
upon the foregoing limitations of liability. 

25. Integra Realty	 Resources - San Diego, an independently owned and operated 
company, has prepared the appraisal for the specific purpose stated elsewhere in the 
report. The intended use of the appraisal is stated in the General Information section 
of the report. The use of the appraisal report by anyone other than the Client is 
prohibited except as otherwise provided. Accordingly, the appraisal report is 
addressed to and shall be solely for the Client's use and benefit unless we provide our 
prior written consent. We expressly reserve the unrestricted right to withhold our 
consent to your disclosure of the appraisal report (or any part thereof including, 
without limitation, conclusions of value and our identity), to any third parties. Stated 
again for clarification, unless our prior written consent is obtained, no third party may 
rely on the appraisal report (even if their reliance was foreseeable). 

26. The conclusions	 of this report are estimates based on known current trends and 
reasonably foreseeable future occurrences. These estimates are based partly on 
property informaton, data obtained in public records, interviews, existing trends, 
buyer-seller decision criteria in the current market, and research conducted by third 
parties, and such data are not always completely reliable. Integra Realty Resources, 
Inc. and the undersigned are not responsible for these and other future occurrences 
that could not have reasonably been foreseen on the effective date of this assignment. 
Furthermore, it is inevitable that some assumptions will not materialize and that 
unanticipated events rray occur that will likely affect actual performance. While we 
are of the opinion that our fmdings are reasonable based on current market conditions, 
we do not represent that these estimates will actually be achieved, as they are subject 
to considerable risk and uncertainty. Moreover, we assume competent and effective 
management and marketing for the duration of the projected holding period of this 
property. 

27. All prospective value estimates presented in this report are estimates and forecasts 
which are prospective in nature and are subject to considerable risk and uncertainty. 
In addition to the contingencies noted in the preceding paragraph, several events may 
occur that could substantially alter the outcome of our estimates such as, but not 
limited to changes in the economy, interest rates, and capitalization rates, behavior of 
consumers, investors and lenders, fire and other physical destruction, changes in title 
or conveyances of easements and deed restrictions, etc. It is assumed that conditions 
reasonably foreseeable at the present time are consistent or similar with the future. 
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QUALIFICATIONS OF JEFF A. GREENWALD, MAl 

EXPERIENCE: 
CURRENT: INTEGRA REALTY RESOURCES - SAN DIEGO 

MANAGING DIRECTOR, 990 HIGHLAND DRIVE, #312 
SOLANA BEACH, CA 92075 

2004-2005: LIMBACH & GREENWALD COMPANY, INC. 
PARTNER/VICE PRESIDENT, 990 HIGHLAND DRIVE, #312 
SOLANA BEACH, CA 92075 

1991-2004 JAG ENTERPRISES APPRAISERS AND CONSULTANTS, PRESIDENT 
APPRAISAL, CONSULTATION AND LITIGATION SERVICES 

1986-1991 REAL ESTATE DEVELOPMENT: 
WINER GREENWALD DEVELOPMENT, INC. 
PARTNER, DIRECTOR OF COMMERCIAL DEVELOPMENT 
COMPLETED OVER $60 MILLION IN COMMERCIAL PROJECTS 

1985-1986 REAL ESTATE DEVELOPMENT: 
MEYER C. WEINER DEVELOPMENT COMPANY 
EXECUTIVE VICE PRESIDENT, COMMERCIAL DIVISION 

1979-1985 COMMERCIAL REAL ESTATE BROKERAGE: 
JOHN BURNHAM & COMPANY 
COMPLETED OVER 1,700 RETAIL AND RESTAURANT LEASES 

EDUCATION: 
BACHELOR OF ARTS: INDIANA UNIVERSITY, 1976 
CALIFORNIA REALESTATE BROKERS LICENSE # 00695819: 1979 
CERTIFIED GENERAL REAL ESTATE APPRAISER #AG025255: 1994 
MAl, APPRAISAL INSTITUTE: 2005 

REAL ESTATE I APPRAISAL COURSES COMPLETED: 
REAL ESTATE PRINCIPALS 
REAL ESTATE PRACTICE 
FUNDAMENTALS OF APPRAISAL 
PROPERTY MANAGEMENT 
REAL ESTATE FINANCE 
LEGAL ASPECTS OF REAL ESTATE 
INCOME CAPITALIZATION 310 - APPRAISAL INSTITUTE 
APPRAISAL PRINCIPALS llO - APPRAISAL INSTITUTE 
APPRAISAL PROCEDURES 120 - APPRAISAL INSTITUTE 
APPRAISAL GENERAL APPLICATIONS 320 - APPRAISAL INSTITUTE 
STANDARDS OF PROFESSIONAL PRACTICE 410 - APPRAISAL INSTITUTE 
STANDARDS OF PROFESSIONAL PRACTICE 420 - APPRAISAL INSTITUTE 
STANDARDS OF PROFESSIONAL PRACTICE 430 - APPRAISAL INSTITUTE 
ADVANCED INCOME CAPITALIZATION 510 - APPRAISAL INSTITUTE 
HIGHEST AND BEST USE 520 - APPRAISAL INSTITUTE 
ADVANCED SALES COMPARISONICOST APPROACH 530 - APPRAISAL INSTITUTE 
ADVANCED APPLICATIONS 540 - APPRAISAL INSTITUTE 
ADVANCED REPORT WRITING 550 - APPRAISAL INSTITUTE 

PROFESSIONAL AFFILIAnONS: 
MAl # 12341, APPRAISAL INSTITUTE 
QUALIFIED EXPERT WITNESS, U.S. BANKRUPTCY COURT, SAN DIEGO 

LICENSES: 
CALIFORNIA STATE LICENSE NO. AG025255 (Exp: 10.12.2007) 
WASHINGTON STATE LICENSE NO. 1101811 (Exp. 10.20.2008) 
ARIZONA STATE LICENSE NO. 31505 (Exp 02.28.2009) 
OREGON STATE LICENSE NO. C000883 (Exp 10.12.2008 



INTEGRA REALTY RESOURCES, INC.
 
CORPORATE PROFILE
 

Integra Realty Resources, Inc. offers the most comprehensive property valuation and 
counseling coverage in the United States with 56 independently owned and operated offices in 
33 states. Integra was created for the purpose of combining the intimate knowledge of well
established local firms with the powerful resources and capabilities of a national company. 
Integra offers integrated technology, national data and information systems, as well as 
standardized valuation models and report formats for ease of client review and analysis. 
Integra's local offices have an average of 25 years of service in the local market, and each is 
headed by a Managing Director who is an MAl member of the Appraisal Institute. 

A listing ofIRR's local offices and their Managing Directors follows: 

ATLANTA, GA - J. Carl Schultz, Jr., MAl, SRA, CRE MINNEAPOLIS, MN - Michael F. Amundson, MAl, CCIM
 
ATLANTIC COAST, NJ - Anthony S. Graziano, MAl, CRE MORGANTOWN, WV - ThomasA. Motta, MAl
 
AUSTIN, TX - RandyA. Williams, MAL SRiWA NAPLES, FL - Thomas Tippett, MAL
 
BALTIMORE, MD - G. Edward Kerr, MAl NASHVILLE, TN - R. Paul Perutelli, MAl. SRA
 
BOISE, ID - Bradford T. Knipe, MAl, ARA, CCIM NEW YORK, NY-Raymond T. Cirz, MAL CRE
 
BOSTON, MA - David L. Cary, MAL SRA, CRE NORTHERN NJ - Barry J. Krauser, MAL CRE, FRICS
 
CHARLOTTE, NC - FitzhughL. Stout, MAL CRE ORANGE COUNTY, CA - Larry D. Webb, MAl
 
CHICAGO, IL - Gary K. DeClark,MAL CRE, FRICS ORLANDO, FL - CharlesJ. Lentz, MAl
 
CHICAGO, IL - Jeffrey G.Pelegrin,MAl PHILADELPHIA, PA -Joseph D. Pasquarella,MAl, CRE
 
CINCINNATI, OH - GaryS. Wright, MAl, SRA PHOENIX, AZ - Walter Winius, Jr., MAL CRE
 
COLUMBIA, SC - Michael B. Dodds, MAl, CClM PITTSBURGH, PA - Paul D. Griffith,MAl
 
COLUMBUS, OH - Bruce A. Daubner, MAl PORTLAND, OR - BrianA. Glanville, MAl, CRE
 
DALLAS, TX - Mark R. Lamb, MAL CPA PROVIDENCE, RI- Gerard H. McDonough, MAl
 
DAYTON, OH - Gary S. Wright, MAL SRA RICHMOND, VA <Robert E. Coles,MAL CRE
 
DENVER, CO - Brad A. Weiman, MAl SACRAMENTO, CA - Scott Beebe, MAl
 
DETROIT, MI - Anthony Sanna, MAL CRE SALT LAKE CITY, UT - Darrin Liddell, MAL CCIM
 
FORT WORTH, TX - DonaldJ. Sherwood, MAl SAN ANTONIO, TX - Martyn C. Glen, MAL CRE, FRICS
 
GREENVILLE, SC - A. Keith Batson, MAl SAN DIEGO, CA - Jeffrey Greenwald, MAl
 
HARTFORD, CT - Mark F. Bates, MAl, CRE SAN FRANCISCO, CA - Jan Kleczewski, MAl 
HOUSTON, TX - David R. Dominy, MAl SARASOTA,FL -Julian Stokes,MAL CRE, CCIM 
INDIANAPOLIS, IN - Michael C. Lady, MAl, SRA, CCIM SAVANNAH, GA -J. Carl Schultz, Jr., MAl, SRA, CRE 
KANSAS CITY, MOIKS - Kenneth Jaggers, MAl SEATTLE, WA - Allen N Safer, MAl 
LAS VEGAS, NV - Shelli L. Lowe, MAl SYRACUSE, NY - WilliamJ. Kimball, MAl 
LOS ANGELES, CA - John G. Ellis, MAL CRE TAMPA, FL - Bradford L. Johnson, MAl 
LOUISVILLE, KY - GeorgeM. Chapman, MAL SRA, CRE TULSA, OK - Robert E. Gray,MAl 
MEMPHIS, TN - J. WalterAllen, MAl WASHINGTON, DC-Patrick C.Kerr, MAL SRA 
MIAMI, FL - Michael Y. Cannon, MAl, SRA, CRE WILMINGTON, DE - DouglasNickel, MAl 
MILWAUKEE, WI-Sean Reilly, MAl IRR de Mexico- Oscar J. Franck 

Corporate Office 
1133 Avenue of the Americas, 27th Floor, New York, New York 10036 

Telephone: (212) 255-7858; Fax: (646) 424-1869; E-mail Integra@irr.com 
Website: www.irr.com 
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AMENDED AND RESTATED PURCHASE AND SALE AGREEMENT 
AND GENERAL RELEASE OF CLAIMS 

TRIS AMENDED AND RESTATED PURCHASE AND SALE AGREEMENT 
AND GENERAL RELEASE OF CLAIMS (this "Agreement") is made to be effective as 
of February 1, 2007 (''Effective Date"), and is by and between Steven C. Gronlund. an 
individual ("Gronlund"), Alex Gonzalez. as Trustee of the Oasis Land Trust, a Land 
Trust {"Gonzalez'). and The Mountain Springs Oasis, LLC, a Nevada limited liability 
company (<<Oasis~ (Gronlund, Gonzalez, and Oasis are sometimes collectively referred 
to as "Seller") and COR-Me, Inc., a Californiacorporation ("Buyer"). ' 

RECITALS 

A. Oasisownsthat certain unimproved 'realproperty located in the Countyof 
San Bernardino, State of California, consisting of two separate parcels (collectively, the 
"Property") as follows: (i) approrimately 170 acres and designated as Assessor Parcel 
No. 656-2S1..Ql (<<Parcel A~); and Cli) approximately 33 acres and designated as Assessor 
Parcel Nos. 656"241-07 and 656"241~09 (~l B"). The full legal description of the 
Property. including Parcel A and Parcel B, is attached hereto as Exhibit "AU and 
incorporated hereinby this reference. . 

B. Seller and Buyer have a dispute regarding the legal effectiveness ofcertain 
documents and actions relating to the purchase and sale of the Property including, 
without limitation, an Option Agreement dated February 12. 2003 (the "Option 
Agreement'), and an Option Extension Agreement dated December 9, 2004 (the "Option 
ExtensiOfl. Agreement") (the Option Agreement and Option Extension Agreement are 
collectively referredto as "the Option"), as well as variousescrowinstructions withEBS 
Escrow (the "Dispute"). 'The Dispute generally pertains to whether the exercise or 
attempted exercise of the Opdon by Buyer was legally sufficient and created a valid and 
binding agreement under which Seller is obligated to sell theProperty to Buyer. 

C. Buyer bas filed a Complaint for, among other causes of action, Specific 
Performance andBreach of Contract in the Superior Court of the County of Riverside, 
Case No. RIC-434655, alleging the Dispute and seeking to require Seller 10 honor the 
Option Agreement (the "Complaint"), Buyer also filed in connection with the Complaint 
a Notice of Pending Action (the "Lis Pendens") and caused the same to be recorded 
against the Property in the Official Records of San Bernardino County, California. Seller 
specificallydenies any and allliahUity or wrongdoing in connection with the Dispute and 
the Complaint, challenges the validity of the Lis Pendens, and denies that Buyer has any 
presently existing rights under the Option. 

D. Pursuant to this Agreement, Buyer and Seller desire to provide for: (i) the 
resolution of the Dispute (and the release of any and aU claims Buyer and Seller may 
have against one another in any 'way related to the Dispute and/or the allegations in the 
Complaint), the dismissal of the Complaint and the withdrawal of the Lis Pendens; and .. 
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(ii) the purchase of that portion of'Paroel A located south of Interstate 40 of the Property 
consisting ofapproximately 151 acres (the "Sale Property") by Buyer from Oasis on the 
terms and conditions specified below. The Property less the Sale Property shall be 
referred to hel'einafter as the "Retained Property," 

E. Gronlund was the original purchaser of the Property. After the purchase 
and grant ofthe Option but before the filing of the Complednt, Gronlund transferred the 
Property to Gonzalez and Gonzalez transferred the Property to Oasis. Gronlund is the 
managing member ofOasis. 

F. The Sale Property includes the entire fee simple interest in and to the Sale 
Property. plus (i) all tenements, easements, riBhts~of~way and appurtenances belonging 
to or in any way belonging to Of held by Seller and pertaining to the Sale Property"; (ii) all 
utility contracts, materials, governmental approvals, air: rights and development rights 
pertaining to the Sale Property, if any; and (iii) any mineral rights ·and/or water rights in. 
t~der, on or above the Sale Property or appurtenant thereto which are owned by Seller or 
anyofthem.. . 

NOW1 THEREFORE, in consideration of the covenants and conditions 
hereinafter set fotth; and for other good and valuable consideration the receipt and 
sufficiency ~f which is h.er~by acknowledged, the undersigned agree as follows: 

I. RESOLUTIONOF TJ;m: DISPUTE.: 

8. Buver's Di§missal. of the Complaint .and Release of the Lis 
Pendens. Immediately uponthe full execution of this Agreemeat, Buyer shall: (i) cause 
to be filed with the Riverside Superior Court a dismissal with prejudice of the entire 
action contemplated by the Complaint; (if) cause to be recorded against the Sale Property 
in 'the Official Records.of Riverside County a Release of the Lis Pendens; and, (iii) cause 
to be delivered to Seller iilc>-s~ped conformed copies of the documents described in 
Section 1.a.(i) and (ii) above. 

b. Release by Seller. Seller, on behalf of themselves and their 
assignors, assigns, employees, members, managers, trustees, trusters, beneficiaries, 
predecessors and successors-in-lnterest anq attorneys (collectivelythe "Seller Releasing 
Parties"), hereby forever unconditioaally releases and discharges. Buyer and their 
employees, assignors. assigns. predecessors and successors-ln-bnerest.and attorneys 
(collectively the "Buyer Released Parties"). from any and all rights, liabilities, claims. 
demands, damages, costs, fees, expenses, losses, judgments. liens, interests, debts, 
actions, and causes of action that the Seller Releasing Parties, collectively and 
individually, have, had or may have, arising or accruing on or before the date hereof, 
regardless of whether asserted before. on or after the date hereof. and regardless of 
whether known or unknown. including, but not limited to, claims for: breach of any 
contract, express or implied, and breach of any covenant of good faith and fair dealing. 
express or implied in any way related to the Property, the Dispute. the Complaint Of the 
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Lis Pendens. but specifically excluding any rights arising out of this Agreement 
(collectively the "Seller Released Claims"). 

c. Covenant Nof to Sue by SeDer. Seller, on behalf ofitselfand on 
behalf of the Seller Releasing Parties, hereby forever unconditionally agrees and 
covenants to refrain from suing Buyer and any of the Buyer Released Parties or bringing 
any action of any·kind whatsoever against Buyer or any of the Buyer Released Parties 
withrespectto theSeller ReleasedClaims. 

d. Relea;~e by Buyer. Buyer, on behalf of itself and its employees, 
directors. shareholders, officers, assignors; assigns. predecessors and successors..in
interest, and attorneys (collectively the lIBuyu Releasing Parties"). hereby forever 
uncondftionally releases and discharges Seller and their employees. assignors, assigns, 
managers, trustees, 1rusto~beneficiaries. predecessors and successors-in-interest and 
attorneys (collectively the "Seller Released Parties') from any and all rights~ liabilities, 
claims, demands, damages, costs, fees, expenses. losses, judgments, liens. interests, 
debts, actions, and causes of action that the Buyer Releasing Parties, collectively and 
indivlduaUy~ have; bad or may have. arising or ac(.'IUmg on or before the date hereof, 
regardless of whether asserted before) on or after the date hereof, and regardless of 
whether known or unknown in any way related to the Property. the Dispute, the 
Complaint or the Lis Pendens, but specifically excluding SlJy rights arising out of this 

, Agreement (¢ollectively the "Buyer Released Claims"). 

e. Covenant Not to Sue by Buyer. Bu)"et; on behalf of itself and on 
bebalf of the Buyer Releasing Parties, hereby forever unconditionally agrees and 
covenants to refrain from. suing· Seller or any of the Seller Released Parties or bringing 
any action of any kind whatsoever against Seller or any of the Seller's Released Parties 
withrespect tothe Buyer's Released Claims. 

f. - UlIlmoJY! Claims. Seller, on, its behalfand on behalf of'the Seller 
Releasing Parties. and Buyer. on their behalf and on behalf of the Buyer Releasing 
Parties, understand and hereby agreethat this Agreement shallact as a release of any and 
all Seller Released Claims and Buyer Released Claims. respectively, whether known or' 
unknown, arising, accruing or based on facts, events or circumstances in existence on or 
before the date hereof whether known or unknown. that each of the Parties bas, had or 
may have .against each of the other Parties relating to the Seller's Released Claims and 
the Buyer's Released Claims. 

In this connection, Seller. OIl it behalf and on behalf of the Seller 
Releasing Parties. and Buyer, on their behalf and On behalf of the Buyer Releasing 
Parties, acknowledge that each hereby releases the Seller's Released Claims and the 
Buyer's Released Claims, respectively, whether such currently are known or unknown, 
foreseen or unforeseen, suspected to exist or not suspected to exist, and each of the 
Parties acknowledges that each has read, is familiar with, understands and waives the 
provisions of California Civil Code Section 1542, which provides as follows: 
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A GENERAL RELEASE DOES NOT EXTEND 
TO CLAIMS wmca THE CREDITOR DOES 
NOT KNOW OR SUSPECT TO EXIST IN HI~ 

:FAVOR AT THE TIME OF EXECUTING THE 
RELEASE, WHICH IF KNOWN BY HIM 
MUST HAVE MATERIALLY AFFECTED HIS 
SETTLEMENT WITH THE DEBTOR.. 

Purthermore.eacb Party acknowledges that the foregoing waivers were separately 
bargainedfor and are a key elenumt ofthe consideration for enteringinto this Agreement. 

.g. N{.I Admission of Liability. This Agreement is a compromise of 
disputedclaims, and the executionofthis Agreement shall not be considered or treated at 
an)' time- for any purpose as an admission of liability by either Buyer or Seller. The 
negotiation and consummation 'Of this Agreement Shall Dot imply any past or present 

. wrongdoing on the Part of any of the Parties; and' no person, whether 8 Party to 1his 
Agreement 01' not, may infer such wrongdoing 'On thepart ofany ofthe Parties. 

b. No.Du.ress. Bach of the Parties hereto acknowledges that it bas 
been advised by or has bad the opportunity to consult legal counsel in connection with 
"the granting of the releases contained in this Agreement and that tbis Agreement is 
entered into freely. withoutduress, coercion, menace or othermidueinfluence. 

i. Vobmtarr Execution. Each of 'the Parties hereto: (i) voluntarily 
and knoV\>iogly executes thisAgreement \\-i.lb the intent ofeffecting the extinguishment of 
the Seller's Released Claims and the Buyer's Released Claims, whichever applies; 
(ii) bas read this Agreement and understands all of its terms; and (ill) has executed this 
Agr<:ement, with full knowledge of its significance, withoti1. l'elying upon any 
representations or warranties: exoept those set forth as providedfor herein. by any of the 
otherParties or their attoIneys. 

j. Representations and Warranties. Each I,)f the Parties hereto 
represents and warrants that (i) the person executing this Agreement on behalf of such 
p~ has the authority to execute and deliver this Agreement; (ii) he or it has taken all 
necessary action to authorize the executionand delivery oftbis Agreement; and (iii) he or 
it has all requisite power to consummate the transactions contemplated by this Agreement 
andto perform the obligationsunderthis Agreement. 

k. Effectiveness of ARIeement and Releases. This Agreement and 
the releasesin this Agreement shall becomeeffectiveon the Effective Date. 

I. No Transfer of Claims. Except as otherwise provided herein, 
each Party wanants and represents to the other Party that it has not transferred, assigned, 
sold, hypothecated or otherwise conveyed, or purported to transfer. assign, sell, 
hypo1hecate or otherwise convey, any of the Seller's Released Claims or the Buyer's 
Released Claims, as the case may be, and each Party hereby agrees to save. hold 
harmless, indemnify and defend (with COWlSel reasonably acceptable to the indemnified 
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Party) the other Party from and against any and aU loss,cost, fees, claims. damages or
 
expenses (including without limitation reasonable attorneys' fees, costs and
 

. disbursements) in any way arising out ofa breach of the foregoing representations in this
 
section and above, 

2. AGREEMENT OF PURCHASE AND SALE. Oasis hereby agrees to 
sell the Sale Property to Buyer and Buyerhereby agrees to purchase the Sale Property 
from Seller pursuantto the terms and conditions oftJ.ris PurchaseAgreement 

a. ~urchasePrice.. 'The purchase price epUl"Chase Price") for the 
SaleProperty is NineHundred Eigb.ty-One Thousand FiveHundred Dollars ($981,500). 

• 1' 

;. 

b. Payment of Purchase Prwe. On or before one (1) business day 
prior to theClosing Date, Buyer shall pay the Purchase Price to Seller (inclusive of the 
Initial Deposit defined below), in full. through Escrow by (i) cashiers check, or (il) wire 
deliveryof:funds through the Federal Reserve System to an escrow account designatedin 
writing by Escrow Holder and in turn paid by Escrow Holder ID Seller at Closing by wire 
delivery oftimds through the Federal Reserve System to an account designated in writing 
by Seller. . 

3. ESCROW; INITIAL DEPOSIT. 

a. Escro\l'.' Immediately following 1he full execution of this 
Agreemeet, Buyer and Seller shall submit this Agreement to Escrow at Lawyers Title, 
2n27 Jefferson Avenue; #102, Temecula, ~ifomia 92591, Escrow No.1701006JB~ 
E..'IC1'OW Officer~ Jackie Benson. ("'Escrow Holder" or .4TitJe Company" as the case IIlRy 
be), The purchase and sale transaction contemplated by this Agreement sball be 
consummated throughEscrow at the offices ofEscrow Holder. 

b. Initial Deposit Buyer represents it previougly made a deposit into 
Escrow in the amount ofFive ThousandDollars ($5,000) ("Initial Deposit"), which shall 
be nonrefundable to Buyer except in the event of a material breachof this Agreementby 
Beller, but applicable to thePurchase Price. Amounts previouslypaid by Buyer to.Seller 
for the OP~11 do not applyto the PurchasePrice. . 

4. "AS IS, WHli;U IS" Transaction. As an essential inducement to Seller 
to enter into this Agreement. Buyer acknowledges, understands, and agrees that neither 
'the Seller nor any of its agents, brokers, officers; directors. employees or shareholders 
have made and do not make any representations' OT warranties of an)' kind whatsoever, 
whether oral or written. express or implied, with respect to the Sale Property; and (B) the 
Sale Property is being sold in its "AS IS, WHERE IS" condition. 

5. COl'\'DITION OF TITLE. Oasis agrees tha.t on the date Escrow closes it 
shall deliver marketable fee simple title in and to the Sale Property to Buyer subject to no 
exceptionsother than: 
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a. A lien for real estate taxes and assessments not yet due or payable, 
allocable for the period following close ofEscrow; and 

b. .AU other exceptions to title SEll furth in the preliminary title report 
issued by the Title Company following the Effective Date ("Title Commitment"); and 

6. TITLE INSURANCE. At the close of Escrow. Title Company shall 
issue to Buyer. its standard form CLTAOwner's policy of title insurance eTitle Policy") 
with a stated liability in the amount of the Purchase Price, showing fee title to Parcel A 
vested in Buyer, subject only to the conditionsQftitl,e specified in Section 5 hereinabove. 
The Title Policy shall also include ail endorsements and binders. available for issuance by 
Title Company that are reasonably required (and paid for) by Buyer and whioh are 
available to Title Company to issue. 

7. REAL ESTATE BROKERS. Each party warrantsand represents UJ the 
other that said party has not had any dealings regardingtheSale Property through or with 
any licensed real estate broker or other person who cap legallyenforce a claim ofright to 
a commission Q1. finder's fee against the SeneI' In this transaction or in allY transaction 
related to this transaction. Each Pa:r:tY shnll indemni:f,y~ defend~ protect and hold the other 
Party free and harmless (including paying reasonable attomeys' fees) from any claims 
relating 10 any and all such commissions or finders' fees allegedly constituting a breach. 
ofthe foregoing warranty and representation. 

8. CLOSE OF ESCRO...!!. 

a. Date for Cose of Esaow. Escrow shall close on (or. at Buyer's 
option, before) the date which is shtty (60) days following the Effective Date ("Clo:nng 
Date" and/or-the "Closing"). Escrow shall close at the offices ofthe Title Company. If 
by the Closing Date] Escrow has not closed and this Agreeme.nt has not otherwise been 
terminated, then (unless otherwise agreed in wri~g) this Agreement shall automatically 
be terminated and Escrow shall be canceled, Seller shall retain the Initial Deposit, and 
neither party shall have any further obligation to each other under the purchase and sale 
provisions ofthis Agreement. 

. b. BellerJs Deposits Into Escrow. Not less than three (3) business 
days prior to the Closing Date, Seller (or its § 1031 aecommcdator) shall deposit into 
Escrowthe followingdocumentsand instruments: 

(i) One (1) duly executed and acknowledged grant deed 
("Grant Deed") conveyingthe Sale Property to Buyer, in the form of Exhibit "B" attached 
hereto andincorporatedherein by reference. 

(ii) Two (2) duplicate original certifications of Seller's 
non-foreign status executed by Seller and dated as of the Closing Date ("FIRPTA 
Certificate"), in the form of Exhibit He" attached hereto and incorporated herein by this 
reference.executed by Seller" 
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(iii) AU original permits, licenses and reports, if any. relevant 
and necessary to the continued operationof'the Sale Property. 

(iv) Such other documents including but not limited to Escrow
 
Company's standard escrow instructions and funds as are required or necessary to
 
consummate the transaction described herem.
 

c. Buyer's DeRQ,Sits Into Escrmv. Buyer shall deposit, into Escrow
 
the following documents andinstruments;
 

(1) , Not less than one (1) business day prior to the Closing
 
Date, the Purchase Price (inclusive' of the Initial Deposit) by (i) cashiers check, or (n)
 
wire delivery of funds through the Federal Reserve System to an. escrow account
 
designated in writing by Escrow Holder and in tum paid by Escrow Holder to Seller at
 
Closing by wire delivery of funds through the Federal Reserve System to an account
 
designated in writing by Seller.
 

(ii) Not less than three (3) business days prior to the elese of 
Escrow, such o1:h~r documents including but not limited to Escrow Company's standard 
escrowinstructions and funds as are required or necessary10consummate the transacdon 
described herein. ," , 

d. Prorations. Rentals. revenues, and otherIncome, if any~ from the ' 
Sale Property, and taxes (including supplemenml taxes. if any. that may not have been 
hilled but which are attribulable to periods prior to the date Escrow closes) and other 
expenses, if an)', affecting the Sale Property shall be prorated as of 11;59 p.m. (pacific 
Standard time) on the calendar day preceding the Closing Date. If Seller appeals the 
assessment ofthe Sale Property made by anyTax Assessor in accordance with applicable 
law and is successful in such appeal. in which event, the parties: agree to re-prorate the 
taxes based on the actual tax bill for the year of closing with each party bearing its 
proportionate'share of the oost of the appeal based upon the number of days in the year 
such party was obligated for such taxes. If for 'any reason any amounts cannot be 
prorated on the date Escrow crose~. they "ill be prorat-ed outside of Escrow as soon as 
said amotmts may be detennined, The obligations contained herein shall survive the 
close of Escrow. 

e. Closing Cgsts. Oasis shall pay all (100%) of the premium for the 
Title Policy attributable to a standard CLTA policy of title insurance, and all (100%) of 
all State or County tTansfer, stamp or sales taxes levied on this transaction. Buyer shall 
pay ali (l00%) of any.extended coverageportion of the Title Policy and all endorsements 
issued in connection with the Owner's Title Policy, and all (100%) of costs associated 
with any financing of the Purchase Price (e.g., points, document fees, sub-escrow fees. 
recording fees, etc.) or title insurancefor anylender. AU other costs and expenses (e.g.• 
Escrow Fees, government service fees, recording fees, notary fees. delivery and courier 
fees) shall be paid one-half (50%) by Seller and one-half (50%) by Buyer. Each part)' 
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shall bear the cost of its own legal and consulting fees. Oasis shall bear all costs ofusing 
a § 1031 accommodator, 

9. :c.OST..CLOSING OBLIGAnONS. 

a. Bwer's Post Closing Obligations. 

, (i) Processing aLLot Line Adjustment to Create the Sale 
Property as a Separate Lega.Parcel and Reconveyance of th,eBalance of Parcel A. 
From and after 'the close of Escrow, Buyer shall use commercially reasonable efforts to 
.obtain approval of a lot line adjustment (or, if necessary, another appropriateland use 
approval as required by the County of San Bernardino) to create the Sale Property as a 
separate legal parcel (with the balance of Parcel A [i.e., all portions thereof north of 
Interstate 40 (the «Rem¢nder Parcel"] being included within Parcel B). Immediately 
upon recordation of thelot line adjustment (or other land use approval ifrequired by the 
County of Sao Bernardino). Buyer shall transfer free and clear of any financial 
eOClUl'nbrance its entire fee simple interest in and tb the Remainder Parcel. plus (i) all 
tenements, easements, rights-of-way and appurtenances belonging to or in any way 
belonging 10 or held by Buyer and pertaining to the Remainder Parcel; (ii) all utility 
contracts. materials, governmental approvals. air rights anddevelopment rightspertaining 
to the Remainder Parcel. ifany; and (iii) any mineral rights and/or waterrights in, under, 
on or above the Remainder Parcel or appurtenant thereto which are ownedby Buyer by 

:way of grant deed (which shall contain the deed restriction described in Section lO.a. 
below)to Sener or its successors and assigns for tID additional consideration whatsoever 
(althol,Jgh Buyer and SellershaH share equally all costs Incurred in connection with. the 
processing and approval of the Jot line adjustment (or other land use approval Jf required 
by the Cou:nty orBan Bernardino). and Buyer shall not be obligated. to transfer the 
Remainder Parcel to Seller 'Until $uclJ. time as Seiler- has paid its share' of the costs to 
acoomplish the lot !me adjustment (or other land use approval required. by the Countyof 
SanBernardino). Daring the pendency of Buyer's LLA application or other appropriate 
land use approval. Buyer will cooperate with the processing by Oasisof plans, permits, 
subdivision, and entitlements on the Remainder Parcel for the benefitofOasis and Oasis' 
intendedproject(s). Oasishas the optionto require Escrow and Title Insuranceat its cost. 
Such transfer of the ReInainder Parcel shall be on an "as-is" basis, without representation 
or warranty ofanykind (except that it is free and clear and that Buyer has: transferred its 
entire interest), and shall be subject only to such matters existing as of the Closing Date 
and those required in eonnectlon with obtaining approval of the lot line adjustment (or 
other land use approval if required by the County ofSan Bernardino). 

(ii) Payment or Taxes and Assessments. From and after the 
close of Escrow, Buyer shall pay all taxes and assessments on Parcel A when due; 
provided, however, Seller shall have an obligation to reimburse Buyer for any and all real 
property taxes and assessments paid by Buyer fur the Remainder Parcel, and such 
reimbursement shall be a contingency' to Buyer's obligation to reconvey the Remainder 
Parcel. Seller's share ofthe property taxes and assessments shall be 19/170 (11.12%) of 
the property taxes and assessments attributable to assessed land value only. The parties 
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specifically acknowledge that the transfer contemplated by this Agreement will subject 
Parcel A to a "changeof ownership"propertytax reassessment. 

b. Seller's Post Closing Obligatiuns. Seller shall cooperate with 
Buyer and execute any and at] documentation necessary or appropriate to accomplish 
Buyer's post-closing obligations as set forth in Section 9.a, above. Within 60 days of 
closing. Oasis shall changethe legal nameof its LLCto removethe word "Oasis." 

c. Mutual Post Closig- Obligations. Oasis and Buyer shall 
cooperate in good faith one with another in connection with their respective 

. developments	 of tlw Sale Property and the Retained Property, including, wIthout 
limitation, the granting of reasonable access and utility easements. at no expense to the 
granting party whatsoever and so long as such easements do notunreasonably interfere 
with the development oftbe granting party's property. 

10. DEEDRESTRICTIONS.. 

a. Pared B and the Remainder Parcel. Notwithstanding any other 
provision to the contrary which may be contained in this Agreement, it is specifically 
agreed by and betweenBuyerand Seller that the Deed to be deliveredby Seller to Buyer 
at CloseofBscrowshall contain thefollowing restriction for thebenefit ofBuyer: 

"This Deed is made and accepted by Grantee with the express 
understanding that the property desoribed jn Schedule "2" attached hereto 
andmade a part hereof, or any part thereof, shall not: (i) be usedfor the 
sale, discharge or other distribution of diesel fuel w:itl1 the exception of 
one (1) single fuel facility of three (3) contiguous acres or less [the legal 

.parael may be larger, but the fueling facility shall not exceed three (3) 
acres]; and (li) contain signage of any fype or ki~d containing the "word 
"Oasis" or for any, truck stop, travel conter or combined truck stop and 
travel center, whether on or off-site. Said restrictions shall be deemed a 
burden on the lands describedin said Schedule "2" and. shall run with said 
lands fromthe date of recordation of this Deed.Therestrictionset forth iD 
subsection (i) above shall 6xpire on the earlier to occur of ten (1.0) years 
from the Effective Date, or two (2) years from the date of the Count,· of 
San Bernardino's approval of a lot line adjustment or other land use 
approval reducing the propertydescribed in Schedule "1" to that portion 
thereof south of Interstate 40 (or three (3) years from such date if an 
Environmental Impact Report is required byth~ County ofSan Bernardino 
in connection with such lot line adjustment or land use approval) ifBuyer 
has not yet then commenced to sell. discharge or otherwise distribute 
diesel fuel from the Sale Property. The restriction set forth in subsection 
(ii) above shall expire on the date which is ten (10) years from the 
Effective Date. Therestrictions contained herein shall be fOT the benefit 
of the land described in said Schedule ~<1" and shall be binding upon 
Grantor, its/their heirs, administrators, grantees, successors, lessees, 
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tenants, and assigns. It is further agreed that the failure of Grantee to 
enforce the provisions hereof in the event of a breach of said restriction, 
shall not be a waiver of the restriction 'With. respect to such breach or any 
subsequent or differentbreach." 

"The property described on Schedule "2" i.~ 'subject to a First Right of 
Refusal to purchase in favor of Grarttee contained in art unrecorded 
agreern.ent between Grantor, Grantee. and others dated , 
2007.'" '. 

b. Parcel A. Notwithstanding any other provisions to the contrary 
which may be contained in this Agreement, it is specifically agreed by and between 
Buyer and Seller that the deed to be delivered by Oasis to Buyer at close of escrow shall 
contain thefoliowing restrictionfor thebenefit ofSeller: 

"Theprcperty described on Schedule ·'1·!" is subject to a First Right of 
Refusal to purchase in favor of Grantor contained in an unrecorded 
agreement between <Harrtor, Grantee. and others dated • 
2007/' 

I 

"This deed is further made and accepted by G:ra:o.tee with the express 
understanding that theproperty described in Schedule ·'1" is subjectto an 
obligation of Grantee to process a lot line adjustm.ent or obtainsuchother 
appropriQte land use apprQval as required by the County of San 
Bernardino to'separate that portion ofthe p~erty desciibed on Schedule 
~~1" which is southof Interstate 40 :into a separate legal parcel so that the 
propertY,described on Schedule "1" which is north of Interstate 4<) can be 
merged with the property described on Schedule "2." Grantee has an 
obligation pursuant to the unrecorded agreement to eonvey the Remainder 
Parcel to the grantor or its successors and assigns without any further 
consideration. Any attempt of Grantee to conveyor encumber the 
property described on Schedule "1" prior to theCODVeyance, of "the 
Remainder Parcel as provided in the unrecorded agreement is null and 
void." 

"The restrictions .contained hereinfor the benefit of the land described in 
Schedule ~'2" shall be binding upon Grantee. its heirs, administrators, 
grantees. successors, lessees, tenants, and assigns... 

11. GRONLUND NOT A DIRE·CTOR OF BUYER. The Parties 
understand and agree that Gronlund is not now, and has no right whatsoever to be in the 
future. a member ()fBuyer~s Board of Directors, Notwithstanding the foregoing, prior to 
the Closing, Gronlund shall deposit into Escrow an executed. statement to the effect that 
even if any facts could be construed that he has actedpreviously as a director of Buyer, 
that he nonetheless resigns from any suchcapacity as a director of Buyer. 
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12. GRONl,UJ\1> NOT A SHAREHOLDER OF BUYER. The Parties 
'understand and agree that,Gronlund isnot now, and has no right whatsoever to be in the 
future, a shareholder of Buyer. Notwithstanding the foregoing,pnor to the Closing, 
Gronlund shall deposit into Escrowan irrevocable instruction directing EscrowHolderto 
return any sharesof stock ofBuyer standmg in Gronlund's namebackto Buyer, 

13. MUTUAL RIGHTS OF FIRST REFUSAL. 'TheParties hereby grant to 
one another a right.of first refusal (the c'RFR") to purchase one another's property 
(specifically the Sale Property and the Seller Retained Property) upon the terms and 
conditions setforth.. below: ' 

a Term of the RFR. The termof the RFR (the "RFR Term") shari· 
commence on the EffectiveDate and shall expire on December 1, 2026 (unless sooner 
tenninated pursuant to th.7 provisionsset forth below). 

b. Consideration ofthe RFR. The RFR is granted in consideration of 
the obligations and agreements undertaken by the Parties herein. 

c. Exercise of the RFR,. In the event either party intends 10 sell its 
respective portion of the Property (the ..Affected PropertY"), such party (the "Offeror 

.Party''.> shall deliver to theother party (the ·~Offeree party") written notice of the tenns of 
such sales transaction (t:lJi, "Sale Notice") and the Offeree Party shall have fifteen (15) 
days from the date of the Sale Notice to deliverto the OffemrPcarty written noticeof the 
Offe~ Party's electionto purchasethe AffectedPropertyonthe terms andconditions of 
the Sale Notice (the ~ Notice") (in the event the Offeree Party does not give timely 
the Offel'or Pari:y the RFR Notice, the ~ as it relates to the A.:t'OOcted ProP~', shall 
immediatelyterminatewithout further action byeither party). 

d. Purchase mID Sale. Provided the RFRbas beentimelyexercised as 
described above, 'the Offeror PiU'ty agrees to sell the Affected Property to the Offuree 
Party, and the Offeree Party agrees to purchase the Affected Property from the Offeror 
Party, for a purchaseprice as indicated below (t;b.e "AffectedPropertyPurcaase Price"), 
payableas set forth below,and olherwise on terms andconditions mutually acceptable to 
the Offeror Party and the Offeree Party. In no event shall the close of escrow exceed 
sixty(60) days aftertbe date ofthe RFRNotice. 

e. Affected PTQ/2erty Purchase Price and Paxment TIlereof. The 
Affected Property Purchase Price shall mean the cash price 1hat a willing buyer would 
pay to a willing seller f{)r the Affected Property when neither is acting under compulsion 
and when bo1h have reasonable knowledge of the relevant facts on the date of the RFR 
Notice (the"Affected Property FMV"). The Affected Properly Purchase Price shall be 
payablein cash, and a depositshall be required to be deposited by the Offeree Party upon. 
the opening of escrow in the amount of six percent (6%) of the Affected Property 
Purchase Price (if it is less than One Million Dollars ($1,000,000). or in. the amount of 
three percent (3%) of the AffectedProperty Purchase Price (ifii is One Million Dollars 
($1,000,000)or more). 
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£. Affected PrQ12crty FMV. The Offeror Part}, and the Offeree Party 
shall use their best efforts to mutually agree upon the .-\:ffeoted Property FMV. If the 
parties are unable to so agree within thirty (30) days of the date of the RFR Notice, the 
Offeror Party shall appoint, within forty (40) days of the date of the ~ Notice, one (1) 
appmiserj and the Offeree Party shall appoint within forty (40) days of the date of the 
RFR Notice, one (1) appraiser. The two (2) appraisers shall within a period offive (5) 
additional days, agree upon and appoint an additional appraiser. The three (3) appraisers 
shalf, ~n sixty (60) days after the appointment of the third appraiser, determine the 
Affecte(l Property a.rv in writing and submit their report to all the parties. The Affected 
Property FMV shall be determined by disregardingthe appraiser's valuation that diverges 
the greatest from each-ofthe otbertwo (2) appmisers',valuations. and the arithmetic mean 
of the remaining two appraisers' valuations shall be the Affected Property FMY. Bach 
party shall pay for the services of-the appraiser selected by it, plus one half of the fee 
charged by the third appraiser, andone half of all othercosts relatingto the determination 
of the Affected Property FMV. Notwithstanding the provisions of Section H.d. above, 
the close of escrow shall be extended to anow for the process described above in this 
Section 13.£ . 

14. NOTICES. All notices, requests and demands to be made hereunderto 
the parties heretoshall be in writing (at the addresses set forthbelow)and shallbegiven . 
.by any of the follOWing means: (a) personal sendee; (b) electronic communieation, 
whether by telex, telegnu;n or telecopying (if conflrmed ~ writing sent by registered or 
certified.:f:ixst classmail, ~ receipt requested); or (I;}) registered or certified, first class 
mail, return receipt requested. Sueb. addresses may be changed by notice to the other 
parties given in the same manner as provided above. Anynotice. demand or request sent 
pursuant to either Section l.4(a) or ·14(b) shall be deemed received upon such personal 
service or upon dispatch by electronic means, and; ifsent pursuant to Section 14(c)shall 
be deemed received 011 the date indicated on the return receipt (or, ifdelivery is refused, 
five (5) days fullowing deposit in the mail). 

Seiter:	 Mr.Stevenc.'Gronlund
 
43513 RidgePark Drive
 
Temecula, cA 92590
 

WithCopyto: Jon fl. Lieberg, Esq.
 
JON H. LJEBERGA.P.L.C.
 
41911 Fifth Street, Suite 300
 
Temecula,CA 9259Q
 
Telephone No.: (951) 699-6600
 
Facsimile No.: (951)699-6616
 

Buyer:	 COR-Me, Inc. 
P.O. Box 2461 
Borrego Springs, CA 92004 
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With Copy to: Parks & Oberhansley, APLC
 
27555 Ynez Road, Suite 207 '
 
Temecula, California 92591
 
ATTN: PhilipD. Oberhansley, Esq.
 
TelephoneNo.: (951)6994200
 

. Facaimile No.r (951) 699-1200 

15. DEFAULT. 

a. S"Uer's D.efault:BUYer's Remedies. If, at Closing, any of 
Seller's representations and warranties contained herein sbatl not be true and correct in 
any material respect, or if Seller failsto perform in any material respect any of the 
covenantsand agreements contained hereinto be performed by Sellerwithin the time for 
performance asspeci.fied herein (including Seller's obligation to consummate the 
transaction contemplated hereby). and Buyer is not in material' default under ~s 
Agreement, Buyer shall have the option to pursue any and all remedies against Seller at 
law or in equity. 

,b. B'uycr's Default: Seller's Remedies. If, at Closing. any of 
'Buyer's representations and warranties contained herein s1tall not be true and correct in 
any materia! respect; or if Buyer fails to perform in any material respect any of the 
covenants and agreements contained herem to be performed by Buyer within thetimefor 
performance as specified herein (including Buyer's <>b1igation to consummate the 
transaction contemplated hereby), and Seller is not in material default under this 
Agreement, Seller may terminate Seiler's obligations under this Sale Agreement by 
writtennotice to Buyer. IfSellerso terminates its obligations underthisSaleAgreement. 
any documents in Escrow shall be returned to the party depositing the same, this Sale 
Agreementshall be terminated, Escrow, ifany, shall becanceled, the Initial Deposit shall 
remain the property of SeIler; and neither party shall (unless otherwise set forth in this 
Agreement) have any :further obligano:n or liability' one to the other. 'IT IS 
ACKNOWLEDGED AND AGREED )Jy SELLER AND BUYER THAT THE AMOUNT 'Of 
DAMAGES TO BE SUFFERED OR INCIJR.RED BY SELLER IN nm'CASE OF BUYER'S 
BREACH OR DEFAULT 'UNDEFt THIS SALE AGR.EEMENT OR FAILtlRE TO CONSUMMATE 
THE PURCHASE OF THE PROPERTY WOULD BE IMPRACTICAL OR EXTREME!.Y 
DIFFIClJLT TO ESTABLISH OR ASCERTAiN. THEREFORE, SELLERAl'ID BUYER HEREBY 
AGREE THAT IF BUYER FAILS TO PURCHASE OR ACQumE THE PROPERIT FOR ANY 
REASON (OTHER THAN A n:RMINATION HEREOF PURSUANT TO A RIGHT OF BUYER 
OR A BREACH BY SELLER HItREUNDEK). BU\"ER AGREES TO PAY TO SELLER, THE 
ENTIRE INlTIAL nEPOSIT (THE "LlQtJIDATED DAMAGES"). THE LIQUIDATED 
DAMAGES SHAbL REPRESENT LIQUIDATED DAMAGES TO SELLER IN LIEU OF' ANY 
RIGHT OF SELLER TO DAMAGES, EITHER. IN LAW OR EQUITY, OR Ai~Y RIGHT TO 
SELLER. OF SPECIFlCPERFORMANCE OF TIlIS AGRJE;EMENT. BUYER AND SELLER 
ACKNOWLEDGE THAT THEY [-lAVE READ AND UNDERSTA"''D nm PROVISIONS OF 
THIS SECTION IS.b. AND BY THEIR SrGNATURES IMMEDIATELY BELOW AGREE TO BE 
BOUND BY ITS TERMS, rHE FOREGOING REMEDY SHAI..L CONSTITl11'£ SELLER'S 
EXCLUSIVE REMEDY FOR BUYER'S BREAClL NOT.WITBSTANIHNG THE FOREGOING, 
IN mE EVENTTHAT A COURT OF COMPETENT JURISDICTION ISSUES A FINAL ORJJER 
TO THE EFFECT THAT SELLER IS NOT ENTITLED TO RETAIN THE LIQUIDATED 
DAMAGES, THEN, IN SAID EVENT. SELLER SHALL HAVE THE RIGHT TO RECOVER 
FROM -BUYER ALL DAMAGES SUFFERED BY SELLER. AS A RESULT OF BUYER'S 
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BREACH. 

COR~MC, Ine., a California 
Steven C. Gronlund, an individual corporation 

By; ~2n t!k-~APa,--
; President 7 o""V""""" 

Alex Gonzalez, as 'trustee ofthe Oasis Land
 
Trust, a LandTmst
 

MOUNTAIN SPRINGS OASIS, LLC, a By: _
 
Nevadalimited liability company "
 

Its: Secretary
 

By: 
Steven C. Gronlund 
Its: Managing"Member 

16. ATTORNEYSf FEES. Ifany actionis brought by ei1herpartyagainstthe 
other party, the prevailing party shall be entitled to recover from the other party 
reasonable attorneys' fees and costs incuo:ed in connection with the prosecution or 
defense of such action~ The foregoing includes, without limitation, attorneys' fees and 
costs of investigation incurredin appellateproceedings, costs incurred in establishing the 
right to indemnification. or in any action (II' participation in. or in connection with, any 
case or proc~ding under Chapter 7, 11 or 13 of the Bankruptcy Cdde, n U.S.C. 101 et 
seq., or any successor statutes, or expert witness fees and costs. For purposes of this 
Agreement. the teon "attorneys' fees" or "attorneys' fees and costs" shall mean the fees 
and expenses of counsel to the parties hereto. which may include printing, photostating, 
duplicating and other ~s. air fteight charges, and fees billed for law clerks, 
paralegals and other persons not admitted to the barbut performing services under the 
supervision of an attorney. 

17. Intentionally omitted. 

18. CONDEMNATION. In the event of the institution of any proceeding 
Oudicial. administrative or otherwise), whichshall relate to the proposed taking of all or 
anyportion ofthe Sale Propertyby eminent domain, or in the event ofthe taking of all or 
any portion of the Sale Property by eminentdomain prior to the close of Escrow, Buyer 
shall have the right and option to terminate this Agreement by giving Seller notice to 
such effect 'within ten (10) calendar days after its receipt of written notice of any such 
occurrence. Seller shan promptly furnish Buyer 'with written notice in respect of such 
occurrence. Should Buyer so terminate this Agreement, then this Agreement shall be 
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terminated, Escrow shall be canceled, the Initial Deppsii shall immediately be returned to 
1he Buyer (including all interest earnedthereon), and neither party shaH (unless otherwise 
set forth in this Agreement) have any further obligation or liability one to the other. If 
Buyer does not so terminate this Agreement, Buyer shall accept conveyance of the Sale 
Propertysubject to such. proceedingor without the portion ofthe Sale Property taken, and 
Seller shall thereupon, at close of Escrow. assign and transfer to Buyer all of the right. 
title and interest of Seller, as owner of the: Sale Property, in and to such proceeding and 
the proceeds <Jf the award to be m.ade in such proceeding, and turn o-ver to Buyer the 
proceeds of any award (or payxm;:nt. made pending the making of the award) already 
received by Seller. 

19. POSSESSION. Possession of the Sale Property shall be delivered to 
Buyer on the date Escrow closes; provided, however. that Seller shall afford authorized 
representatives of Buyer reasonable access to the Sale Property for the purposes of 
satisfying Buyer with respect to the representations. warranties, and covenants of Seller 
contained herein and with respect to the satisfaction of an)' conditions precedent to the 
closeofBsorowcontained herein. 

20. MISCELLANEOUS. 

a. Invalidity or Provision. If any provision of this Agreement as 
applied to either party or to any circumstanceshall be adjudged by a court of competent 
jurisdiction to be void orunenforceable for any reaSon, the same shall in no way affect 
(to the maximum extent pertnissiliie by law) any other provision of this Agreement,-or 
the validity or enforceability for thisAgreement as a whole. 

b. AJDendments. No addition 00 or modification or any provision 
contained in this Agreement sballoe effective unless fully set forth in a \\Titin,g signed by 
ail parties. 

c. Counterparts. This Agreement may be executed in countelparts, 
each ofwhich shall be deemedan original,but all of which together shall constitute one 
and the same instiument. The signaturepage ofany connterpan maybe detached 
thereftom withoutimpairingthelegal. effectof the signAture(s) thereon, provided such 
signaturepage is attached to anyother counrerpart identical thereto except having 
additiooal signaturepage(s) executedby one or more ofthe other Parties. Each ofthe 
Parties agrees that each ofthe oilierParties may rely upon the facsimile signatureofany 
Party on this Agreement as constituting a duly aetborlzed, irrevocable, actual, current, 
delivery of this Agreementas fulJy as if this Agreementcontained the original ink 
signatureofthe Party or Partiessupplyinga. facsimile signarere, 

d. Governing Law. The interpretation. construction and 
performance of thi.s Agreement shall be governed by the' laws of the Stale of California 
and any question arising thereunder shall be construed or determined according to such 
law. 
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e. Assignment; Successors and Assigns. At dose ofEscrQw, Buyer 
shall have the right to assign its obligations under this Agreement to a third party or 
entity, however, said assignment shan not relieve Buyer from any obligation or liability 
hereunder. Except as set forth above, neither Buyer nor Seller shall assign its rights and 
obligations hereunderwith.c:mt the prior written consent ofthe otherparty. Subject to the 
foregoingrestriction, the provisions of dlls Agreementshall bebinding upon and inure to 
the benefit of all aftiliates; parent corporations, subsidiaries, assigns, successors-in
interest, personal representatives, administrators, spouses, family members, relatives, 
heirs, deviseesand legatees ofthe parties hereto. 

f. Additional Documents. Seller and Buyer agree to execute such 
additional documents, including escrow instructions. as may be reasonable and necessary 
to carry out the provisions ofthis Agreement. 

g. Entire Agreement. This Agreement. together with the Exhibits 
hereto and the documents referred to herein, constitutes the entire Agreement of the 
parties with respect to the subject matter hereof. A:rry prior eorrespondeace, memoranda 
or Agreements between Buyer and Seller (or one or more of them) are replaced in their 
entiretyby thisAgreement,the Exlu'bits hereto.and the documents referredto herein. 

,
h. Time ·of Essence. Time is of the essence in the pertomumce of 

. ea~ and every provisionofthis Agreement. 

i. Continuatiop, and Survival of1Ui!!l';.Sentatiooll and Warran.ties. 
All representationsand warranties by the respective parties contained herein or made in 
writingpl.l1'suant to this Agreement are intended to and shall remain true and correct as of 
the time of close of EsC1XlW, shall be deemed to be material, and shall survive the 
execution and delivery of this Agreement and the delivery of the Wa.rranty Deed and 
transfer of title. AU statementscontained in any certificateor otoer instrum.ent delivered 
at any time by or on behalf of Seller or Buyer in conjunction with the transaction 
contemplated hereby s.ball constituterepresentations and warrantieshereunder. 

j, lmerpretatiol1 of Agreement. Words used in the singular sball 
include the plural. and vice-versa, and any gender shall be deemed to include the other. 
The captions and headings of the Sections of this Agreement are for convenience of 
referenceonly, and shall not be deemed to define or limit the provisions hereof Further, 
each of the parties acknowledge and agree that (i) thisAgreement was negotiated and is 
the :final product of previous drafts prepared after review and discussion among the 
parties and their counsel; (ii) no inferencesare to be drawa, and no conclusions are to be 
made, based on the fact that a particuler provision contained in a draft ofthis Agreement 
is not included 'in the executed version of this Agreement; and' (iii) the terms of this 
Agreement shall be fairly construed and any rule of construction, to the eff-ect that any 
ambiguities herein sho\1ld beresolved against the drafti.ng party, shall not be employed in 
the interpretation ofthis Agreement or any amendments, modifications or exhibits hereto 
or thereto. 
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k, Incorporation of Recitals. The Recitals set forth above are 
incorporated herein byreference. 

1. Like-Kind Excbange. Oasis shan have the right to do an IRe 
Section L031like~kind exchange at no cost or liability to Buyerso long as such exchange 
does not delay theClose of Escrow, 

IN WITNESS WHEREOF, the parties have executed this Agreement on 
the EffectiveDateflrst above writtenand this Agreement shall bedeemed executedin the 
County of'Rlverslde,State of Califbmia, 

SELLER BUYlLR 

COR-Me, Jnc., a California 
Steven C. Gronlund, an individual cerporatien . 

B~~~ 
ts: President 

AlexGonzalez, as Trustee of theOasisLand
 
Trust, a LandTrnst
 

MOTJNTAJN SPRINGS OASIS,LLC, a By: ...,..- _ 
Nevada limited liability company 

Its: Secretary 

By: 
Steven C. Gronlund 
Its: Managing Member 

IRR 
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ACKNOWLEDG:EMENT GRANT DEED
 

State ofCalifornia § 
§ 

Countyof § 

On • 2007. before me. 1he, undersigned. a Notary Public. in 
and for said State,personallyappeared , knownto 
~ ~ ~ ~. ~ 
_____________--', personally known to ~e (or proved to me on 
the basis of satisfactory evidence) to be the person who executed the within Instrument, 
on behalf of • the corporation therein 
named, and acknowledged to me that such corporation executed the withininstmment 
pursuantto its bylaws C1r a resolution of its board of directors. 

," 

WITNESS my hand and officialseal. 

(Seal) 
Signature 

ACKNOWLEDGEMENT GRANT DEED 

State ofCalifornia §
 
§
 

Countyof §
 

On ,2001, before me, the undersigned. a N<ltary Public, in 
and for said State. personally appeared , known to 
me to be the of 

:--__~_~_~,personally known to me (or proved to me on 
the basis of satisfaCtory evidence) to be the person who executed the within Instrument, 
on behalf of • 'the corporation therein 
named, and acknowledged to me that such corporation executed the within instrument 
pursuant t-o its bylawsor a resolutionof its board ofdirectors. 

WITNESS my hand and officialseat. 

(Seal) 
Signature 

IRR 
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ACKNOWLEDGEMENT GRAl\'T DEED 

, StateofCalifornia §
 
§
 

County of §
 

On • 2007, before me, the undersigned, a Notary Public, in 
, and for said State, personally appeared. , knownto 
me to be. the of 

...,--__,......,,- ,---- -!. personally knowa to me (or proved to me on 
the basisof satisfactory evidence) to be the personwho executed the within Instrument, 
on behalf of ., the corporation therein 
named, and acknowledged to me tnat such corporation executed the within instrument 
pursuant to its bylawsor a resolution of its board of directors. 

WITNESS my hand andofficia! seal. 

(Seal) 
Signature 

ACKNOWLEDGEMENT GRANT DEED 

Stateof California §
 
§
 

Couuo/0f §
 

On .2007, before me, the undersigned, a Notary Public. in 
and for said State. personally appeared • knownto 
~ ~ ~ ~ ~ 

--,...--:---.".----,.-,--__......,.J> personally.known to me (Of proved to me on 
the basis of satisfactory evidence) to be the person who executed the within Instrument, 
on behalf of ' • .the corporation therein 
named, and acknowledged 10 me that such corporation executed the within instrument 
pursuantto its bylaws<It Ii resolutionofits boardofdirectors. 

WITNESS my hand and official seal. 

(Seal) 

Signature 

IRR 
Integra RealI) R<!SOtJrw> 
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ACKNOWLEDGEME1\"T GRANT DEED 

State of California § 
, § 

County of § 

On ~ 2007. before me, the undersigned, a Notary Public, in 
and for said State,personaltyappeared _ ; known to 

, me to be the of 
. , personally known to me (or proved to me 011 

the basis of satisfactory evidence) to be the person who executed the wilhin Instrument, 
on behalf of . . • the corporation therein-
named, and acknowledged to roe that such corporation executed the within instrument 
pursuant to its bylaws or a resolution of its board of directors. 

WITNESS my hand and official seal. 

(S~ 
Signature 

IRR 
IntegraRfiC'lJry Resources. 



MOUNTAIN SPRINGS OASIS 

GRANT DEED 

____-', .2007 

TO: San Bernardino County ClerklRecorder 

Dear County Clerk!R.ecQrder: 

In accordance with Section 11932 of the Revenue and Taxation Code, the 
undersigned hereby requests 'that this statement of documentary transfer tax. not be 
recorded with the attached Grant Deed but be affixed to the GrantDeed after recordation 
and before return as directed. on theGrant Deed. . 

The Grant Deed names COR-Me, Inc" a California corporation as Grantee. The 
Sale Property that is the subject of the Deed is located in the County of San Beraardmo, 
Stateof California. 

The amotmt of documentary transfer tax due on the attached Grant Deed is 
$1,079.65. computed on the full value ofthe SalePrope.rty. 

GRANTOR 

Mountain Springs. Oasis'LLC 
a Nevadalimited. liability company 

By: __--:::;--;~~----'--
Steven C. Gronlund
 
Its Managing Member
 

IRR 
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EXUmIT -c " TO AGREEMENT 

Cerfrrreafe of Non-Foreign Status 

Transferor's Certificationof'Non-Foreign Status 

To inform COR-Me, Ine., a California corporation ("Purchaser") that witJiholding 
of tax: under Section 1445 of the Internal Revenue Code of 1986, as amended (the 
"Code") will not be required upon the sale of that certain real property located in San 
Bernardino County, State of California, said Sale Property being more particularly 
described in Schedule "I" attached hereto and incorporated herein byreference, the . 

. undersigned (L'Seller'~ hereby certify as follows: 

(1)	 Seller is not a foreign corporation, foreign. partnership, foreign trust, or 
fore!gn estate (as thoseterms are defined in the Code and the Income 
Tax Regulations promulgated thereunder); 

(2)	 Sene(s U.S. Employer Identification Number is as follows; 

(3)	 The address for Seller is as follows: 

010 StevenC. Gronlund
 
43513 Ridge Park"Drive
 
Temecula, CA 92590
 

Seller understands ~t this certificationmay be disclosed to the Intemal Revenue 
Service by Pureheser and that any false statement contained herein could be punished by 
fine, imprisonment, or both. 

Underpenalty ofperjury,we declare that we have examined this certification and. 
to the best of our knowledge and belief, it is true, correct, and complete, and. we further 
declare that we have authority to sign this document on behalf ofSeller. 

Dated: .	 . .2007 

Mountain Springs Oasis LLC 
a Nevada limit-ed liability company 

By:	 _ 
Steven C. Gronlund 
Its Managing Member 

IRR 
InregraRealtyReSOurc(l~ 
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Schedule 'fit" to CeJ;'tifieate of NOD-Foreign Statu5
 
Legal Description of Parcel A
 

IRR 
InTegra Realry Resources. 
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COllHTY OFSAN BEI'UIARDINO 
EtOOOMIC IlEVB.IIPMEJIT 

~ND USE SERVICES DEPAlfi'fillilIENT .	 AND PUBUC SERVICES GROUP\1t~~))
PLAliNlNB DIVISION	 MICHAEL E. HAYS 
385 NIIffh Anu1rmB1ld AWIIUll • SBIIIlIIIPBl'dIDD, ell II2415-D111Z • f.IIID) 381.J1131	 01_of LBndlill" Sentiolrs 

..... ,:,~,:.:,.." 
. Currenl P1aDlllng ~ tB09lIllNIZ49 • Advance P1BOlilllo Pal f!lDD) 381-3223 
1&&0Il t1vIc IIll1III • Vlc:llInillt,I;A 92892 • (1lIIl} 2~ • Fax.I7flD) 243-82:12 
nlJp://wMll.8IleIIIlI1y.gOllJlandllllusmlteli 

November7, 2003 

Cor-Mc Cor-Me
 
AItn: Kirk MelJ3ughlin Altn:FlayMcl.aughlin
 
43533' Ridge Park Drive PO Box 2461
 
Temecula,CA 92590 Borrego Springs, CA 92004
 

Re:	 Pm-Application Conferenre for aC60dltlOnal Use peimn to estllbtish a .l\.-pIlase mUlti·\lSs 
dflYelopmenton 180 8Cfes;Golf&; A!>N: 0656-241-{)7'JL693IDN1181-297N/PAC01 

Dear Mr. McLaughlin: 

County pililllnlng siafr has reviewed your Pre-Appllcation ConferenCe application and detBrmined that !he 
proposed pr(Jject Is an allowed use in lh& PO2.5 (PlannedDev~enl) I<md use dislrict at the location 
identifiedby the conceplual site plan. Furlhalll1Ol'e. sl8fl' hasdetennined.thai coneurrenUyflied Preliminary 
and FlTIal Dr!veIopment Plans are Iha appropriate applfcalians for prooasslng your project fhrQlfgfl llle 
l'BIIfewina agencies. to atldlion. if It Is your Wishcreale IrIdividuai parcels, a Tentative Parcel Map (Jess 
1hatI 5 parcels) or TenfaliVe Tract MI3P (6 or more pan::el$) applicalkln should be filed along wlth \he 
preliminary and final development plans. I have enclosed a copy of each of ihese appllcalions fOr your 
use. 

All. plans submlfled should meet 1I1El requirements of the detaned clJeckllsis conlalned in !hE! project 
appllcallons. 

SlafI'has conoam tegarding th~ernii",nmental imp.ec\$ that may result from deveJoPll'!entottllls prtllJerly, 
and has idmtliled scweRll areas wh_ addlIlonsl information lIIfII be nllC8SSlllY In order to finalim an 

- analysl& of the project. In addition to the Information ((wen below. I have aIlaehed copies of the! 
correspondence: received from other deparlmenlllltlat 8I1lml8Tli1le potential condilions of approval, design 
requlrementsand addlflonal studies requested.The principleIlIIMlS are land. use, flood ha:amts, windand . 
water erosion. blologlcaJ re$Ourees. cullurallpaleonlolclgic resources. alr qualify, water supply, vJstJaI 
effect, uIDltiesflnl'rastrucltlre. transportatioillcireulatiOll and pubncservlc;es.A brief explanation for pOle:nUaJ 
impact ls prtrVlded for BaCh lssue. . 

land Use - CompatlbiJll,y wlIh SUl'lDUndlng area,. scenic corridor and the Mojave NaIlonlil Preserve wUl 
need10 be examined. 

Flogd !iimlrds - a drainage sludywill be required. 

Wind and Waler Erpslgn -large amount of uaeage to be developedand cleared of vegetation 

B!Q!og!eal Resources ~ POIel16a1 for p",tected biologicalspecies. A currentbiological survey wHhfocused 
Oeser! T1lrtoise survey of entnl sile. _ of Influence. and any oIfl;ite access l!IfId utility routes sl1all ba 
submitted wlthany application. . 

CUlhmlllPaloonlologlc Resources - potential for cultural smt palaonlolDglcal artifacts 

Air Quality - exlenslYe grading during COI1lIInJc!lon, truck idling, etc. An air quailly analysis with CO Hotspot 
an=,,~",be required. , . .	 . 

• N._._\~... _ 

~3!::1'U)! ~...:n~""di!JiJ C;i:c;2i i . Board' of Suparv'l$or$ 
JO}:~ eoss I ~u. POSTMLtS . _.• ,~~ .•..• ~ •. H?al elottiei ~~.s H#i.WGatiRGafl .••• ~ '.' 1i11rtt i]16tJ1ct 

A_nl.C~ ty AdmlnistrOlor ?AUL.alMIE S""olld OlstrlDl I'REDAG'J1ASl l'our;hOlstriotI 
~COhOP1lc oa-Tf!!l('Ipm<$lnt en~ JERRY EAVES ~ .•••••••• "... ••• Am, t:llwlt'l:::~
 

"Public 8tnviCt!:S Oroep ~
 

IRR 
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cor-Me 
Pre-Application Conference letter 
L693/DN1161-297NIPAC01 
November 7, 2003 

Water Suooly • unknQwo avaIlabirJty and SOlJrce. A water source avaDablllly report shall be required to 
assess lhe feasibility of on-shewell usagefor the project. 

QI":!~ SpacelScenie - very prominent location a1rntg 8 des{gnsted scenic Corridor. A visual Impact 
analysis wlthproposed structural elevations will berequlred. 

utililies!lrlfrastruolure- sewerJseptlc avajlablHty. waterservll:e. access roads 

TranspgttaliOnlCirculation - sj(lllificant potential traflic impacts.. A Traffic Impact Analysis will be required . 
ro assess Irnpacl$and recommendmlflgation 

PubliC servlces - fir~ and j)OIfce protection atfull usage 

Staff recognlUs that as more information becomes available, each of these issues mOlY not materialtle as 
a Signlficant.environmental impact. Howover, given the magnitude of the project and number of potential 
impacts, some of Which may not be mlligable to a nansigfllficant revel. the applicant Slould be prepared 
for the possibility of a ~irement fOr an ~entaJ Impact Report. This report would advise 
governmental decision makers endthe public about pobmtfal slgn1ficant environlTl$ll1a1 effects, identify the 

> ways that environmental damage can be avolded or slgn~tly reduc:ed, and l'flSdose to the pUblil;; the 
reasons why a governmental agency approved the f'llJjeCt in the manner the agency dlO#e if sIgnificant 
environmental effects arein\1Olved. 

'~to IdentitY the major issues retElling to tile referenced deyelOPment Upon 
and the circulation of project tefemals to appropriate departments and 

call1his affice at (760) 243-8245. 

)prJCa> 
-~- »''IhatJla'fe.aD effectontills project. 

AUach: Agency CDJTe$pondence ietlers 

Enclosures:	 Prelimlnaryand Final Development Plan Appllcaliorl 
Tentative Parcel MapAppfIaatlon 
Tenlalive Tract Applicalion 

cc:	 Judy Tatman, Supenlising Planner. CUlT811t PlanningDMsion 
BillMamlil. Supenlislng Planner,Current PlanningDivision- Application Intake 
File 

IRR 
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FAX 
SuRVEY 

lATA, 

INC • .,.,1HOU.OW RDCIEDRllIEi • ~ lX 75002..t3f3 • 972172r~O • FAX:. 9r12-1ZJ.flTtr 

IDale: 8J24I2006 11:45ALl .Numb9rof Pili- including c:ovm: 1 I 

ITO: RayMc:lBUQIlIin" I
COR-.MC-INC 

FAX 1110. ~~~~m769-767-3360 • . 
PHONE~O. 

IFROM:: Bob You!jiblood 1 

JSUSJECT': Traffb Counts:'"MCMJntam Sprlnss 'irave! PlaZa I 
t<ay: 

ThentOSt currenttraffic that GalTrans ha$ fOryour lOcalian is 2004. 
ThecounlSare east of yoursite and are as ~:
 

Tolat including alJlornobies: 16,500
 

Total trUCk including small deIi'""'}'vehicles: 1.176
 

Total 16 wheelandiargerlrUck5: 6.2.81
 

Hope !hisis wbatyolJ need.
 

Regards,
 

~ 
BobYoun9b\ood 

IRR 
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EXHIBIT "Btl TO AGREEMENT 

RECORDING REQUESTED BY AND	 § 
WHEN RECORDED MAILTO:	 § 

§ 
§ 
§ 
§ 
§ 
§ 

Space Above" for Recorder's Use 
Only 

GRANTDEED 

The undersigned Grantor declares that documentary transfer tax is not shown 
pursuant to Section 11932ofthe RevenueandTaxationCode.as amended, 

FOR VALUE RECBNED. ----.,.---..,...----.,.,.-::--~_:::__=__-___::_" 
("Grantor") grants to COR~MC, Inc., It California corpcration ("Grantee"), all 'that certain 
real property (the "Sale Property") situated in the unincorporated area of the Countyof 
San Bernardino, State ()f California,moreparticularlydescribed in Schedule"1" attached. 
heretoand incorporatedherein by r~ference. 

THE SALE PROPER.TY IS CONVEYED TO GRA.'ITEE SUBJECT TO: all 
liens, encumbrances.easements,covenants, conditionsandrestrictionsof record. 

IN WITNESS WHEREOF, the undersigned haveexecuted this Grant Deed as of 
. -',2007. 

GRANTOR 

IRR 
IntegraReally R.esources. 
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