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Covid 19 / Coronavirus Addendum

On March 11, 2020, over 22 months prior the valuation date the World Health Organization (WHO) officially declared that Covid-19 was a global
pandemic. It is noted that the current economy has been thrown into a turbulent state due to concerns about the Covid-19 virus.  Effects have
included sudden declines in the stock market, cancellation of major events and closure of  many businesses and major restriction of many jobs
in order to limit social-physical contact. I have interviewed several local agents and they are reporting that they have had showings and open
houses canceled and  have had listing canceled.  The current economic upheaval seems to be effecting both buyers and sellers. The evidence
suggest agents are having some transactions canceled due to stock market and job uncertainty, and some difficulty showing properties due to
the desire for social-physical isolation.  These conditions are quite sudden in the past two weeks prior the valuation date. Whether the impact is
very short-lived or more longer lasting is not possible to determine at this point.  Because these effects are only just now taking place, the only
market data available for use in this analysis took place before the Covid-19 phenomenon.  Therefore, while the analysis and conditions are
based on historical market data, it would be prudent to be aware of the current market uncertainty. It is highly probable there will be an impact
upon the local Real Estate market due to the covid 19 -coronavirus.  However there is no current data to determine what the effect will be.
After much consideration I have begun adding this comment to  the Market Conditions Comments in my reports:  The impact to the market by
both the covid 19 - coronavirus and the resulting decline in the stock market and increased unemployment are not yet known. Meaningful data is
not yet available. It was therefore not possible to reflect these issues in this report. 

The global outbreak of coronavirus” known as COVID-19 was officially declared a pandemic by the World Health Organization (WHO)
03/11/2020. The reader is cautioned, and reminded that the conclusions presented in this appraisal report apply only as of the effective date(s)
indicated. The appraiser makes no representation as to the effect on the subject property of any unforeseen event, subsequent to the effective
date of the appraisal.  

As of the valuation date its been more than 2.5 years since the covid-19 virus began effecting the local economy. As of the valuation date the
(CDC) Centers for Disease Control and Prevention have removed the mask requirements, the six foot social distancing requirements and  almost
all other covid-19 requirements.  At the time of the valuation date there is no market data to suggest the covid-19 pandemic has any discernable
effect upon the current market.
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American Valuation Company

Lester Caplan, Ca Certified General Appraiser

78206 Varner Road, Suite D-144

Palm Desert, Ca 92211

Ph (760) 574-5242, Fax (760) 406-5783

Javier and Virginia Botello

50020 Kenmore Street

Coachella, CA 92236

Re: Property: 50020 Kenmore St

Coachella, CA 92236

Borrower: N/A - Eminent Domain Negotiation Use

File No.: D23S02005LC

In Accordance With Your Request, We Have Appraised The Above Referenced Property.  The Report Of That Appraisal Is Attached.

The Purpose Of This Appraisal Is To determine fair market value of the property taken, see the 2021 California Code Eminent Domain Law Chapter 9, Artical 4, Measure of 

Compensation for Property Taken, to use in the settlement of a Eminent Domain Negotiation Between the owner Javier and Virginia Botello and the City of Coachella.

This Report Is Based On A Physical Analysis Of The Site And Improvements, A Locational Analysis Of The Neighborhood And City, And An Economic Analysis Of The Market For 

Properties Such As The Subject.  The Appraisal Was Developed And The Report Was Prepared In Accordance With The Uniform Standards Of Professional Appraisal Practice.

The Value Conclusions Reported Are As Of The Effective Date Stated In The Body Of The Report And Contingent Upon The Certification And Limiting Conditions Attached.

It Has Been A Pleasure To Assist You.  Please Do Not Hesitate To Contact Me Or Any Of My Staff If We Can Be Of Additional Service To You.

Sincerely,

Lester Caplan

CA Certified General Appraiser

AG001751, Expires 09/01/2024
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D23S02005LC

N/A - Eminent Domain Negotiation Use

50020 Kenmore St

Coachella Riverside CA 92236

Javier and Virginia Botello

I Have Estimated Reasonable  Exposure Time In Correlation To The Fair Market Value Definition As Provided In This Report To Be From 3 To 6 Months. This Was Estimated From Examination Of The 

Marketing Times Of The Comparables Utilized In This Appraisal. Also Statistical Analysis Of The General Market Area For The Neighborhood, Discussions With Local Real Estate Brokers And Current 

Economic Conditions. This Estimate Is Predicated Upon The Assumption That The Subject Property Offering Would Not Exceed A Listing Price 10% Above The Market Value Estimate Above This Appraisal. 

This Estimate Of Reasonable Exposure Time In Market Value Estimate Is Only For The Property Type That Is The Subject Of This Appraisal.

- The Statements Of Fact Contained In This Report Are True And Correct.

- The Reported Analyses, Opinions, And Conclusions Are Limited Only By The Reported Assumptions And Limiting Conditions And Are My Personal, Impartial, And Unbiased 

Professional Analyses, Opinions, And Conclusions.

- Unless Otherwise Indicated, I Have No Present Or Prospective Interest In The Property That Is The Subject Of This Report And No  Personal Interest With Respect To The Parties 

Involved.

- I Have No Bias With Respect To The Property That Is The Subject Of This Report Or The Parties Involved With This Assignment.

- My Engagement In This Assignment Was Not Contingent Upon Developing Or Reporting Predetermined Results.

- My Compensation For Completing This Assignment Is Not Contingent Upon The Development Or Reporting Of A Predetermined Value Or Direction In Value That Favors The Cause 

Of The Client, The Amount Of The Value Opinion, The Attainment Of A Stipulated Result, Or The Occurrence Of A Subsequent Event Directly Related To The Intended Use Of This 

Appraisal.

- My Analyses, Opinions, And Conclusions Were Developed, And This Report Has Been Prepared, In Conformity With The Uniform Standards Of Professional Appraisal Practice 

That Were In Effect At The Time This Report Was Prepared.

- Unless Otherwise Indicated, I Have Made A Personal Inspection Of The Property That Is The Subject Of This Report.

- Unless Otherwise Indicated, No One Provided Significant Real Property Appraisal Assistance To The Person(S) Signing This Certification (If There Are Exceptions, The Name Of 

Each Individual Providing Significant Real Property Appraisal Assistance Is Stated Elsewhere In This Report). Unless Otherwise Indicated In The Comments Below, I Have 

Performed No . ---  - Unless Otherwise Indicated In The Comments Below, I Have Performed No Services, As An Appraiser Or In Any Other Capacity, Regarding The Property That Is The Subject Of This Report Within The Three-Year Period Immediately Preceding Acceptance Of This Assignment.

Page 1 of the neighborhood section of the form has the question? property values, ( _ increasing, _stable, _declining).  I have consulted fannie mae and  Fha and neither organization has a definition of a 

stable property value.  Market values are always changing up or down.  The rate of change and the direction up or down is always changing.  Therefore a stable market of zero is not possible.  From my 

experience and discussions with many realtors I am of the opinion that a market that is changing at a rate of 5% or more per year is a rising or declining market.  At present the balance of market participants 

are in balance,  supply and demand would be considered in balance with slightly below normal marketing times of around 30 days to 60 days on the market with a 5 to 7 month supply of houses for sale on 

the market.  Currently the average marketing time is 67 days for the average sold sales and 68 days on the market for the listing on the market.  There is a 4.48 month supply of homes on the market.  So on 

my reports I mark the rising or declining box if the rate of change is 5% or greater and I note in my comments if the trend is appreciation or depreciation, increasing or decreasing property values.  I also report 

the actual rate of change from the 1 year comp farm and the zillow rate of change for the subject's zip code.  Sales will have a plus +2% appreciation rate applied from with a pending date after 30 days from 

the valuation date. Time adjustments are calculated from the pending date.  Zillow reported price increase of +7.5% over the prior year. The form 1004MC had a annual appreciation rate of +3.3%. The 

Coachella Valley housing statistics shows the median comparable price for homes in the city of Coachella depreciated -0.9% over the prior year.  The statistical sample from the form 1004MC is a large 

enough sample to make accurate statistical analysis. The Zillow report & Coachella Valley housing statistics rate of appreciation is less accurate but supports the reconciled appreciation rate from  the 

1004MC form and regression analysis. I estimate the rate of appreciation as of the valuation date to be plus +2.0% per year.  Sales will not have a market condition adjustment applied for any sale within 30 

days prior the valuation date.  The market condition adjustment made is calculated from the pending date.   I also made a regression analysis of the market condition adjustment from the pending date of the 

neighborhood sales market analysis. The market condition adjustment regression analysis indicated plus +$17.46 per day adjustment from the pending date for the sales comps. Then I converted the daily 

depreciation rate to a monthly rate and then to an annual rate. The annual regression analysis appreciation rate is plus +1.7%. I am of the opinion that the regression analysis is a better model of the 

expectations of the market participants than the zillow or Coachella Valley statistics. The regression analysis and form 1004MC market condition indicators very closely models my estimated annual 

appreciation rate of plus 2.0%. This gives good support for my estimated market condition adjustments" applied on the market grid at 2% annual or .00167% per month from the pending date.

Lester Caplan

03/20/2023

AG001751

CA

09/01/2024

03/06/2023
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USPAP ADDENDUM File No.

Borrower

Property Address

City County State Zip Code

Lender

This report was prepared under the following USPAP reporting option:

Appraisal Report This report was prepared in accordance with USPAP Standards Rule 2-2(a).

Restricted Appraisal Report This report was prepared in accordance with USPAP Standards Rule 2-2(b).

Reasonable Exposure Time

My opinion of a reasonable exposure time for the subject property at the market value stated in this report is:

Additional Certifications

I certify that, to the best of my knowledge and belief:

I have NOT performed services, as an appraiser or in any other capacity, regarding the property that is the subject of this report within the

three-year period immediately preceding acceptance of this assignment.

I HAVE performed services, as an appraiser or in another capacity, regarding the property that is the subject of this report within the three-year

period immediately preceding acceptance of this assignment. Those services are described in the comments below.

Additional Comments

APPRAISER:

Signature:

Name:

Date Signed:

State Certification #:

or State License #:

State:

Expiration Date of Certification or License:

Effective Date of Appraisal:

SUPERVISORY APPRAISER: (only if required)

Signature:

Name:

Date Signed:

State Certification #:

or State License #:

State:

Expiration Date of Certification or License:

Supervisory Appraiser Inspection of Subject Property:

Did Not Exterior-only from Street Interior and Exterior
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D23S02005LCRESIDENTIAL APPRAISAL REPORT
50020 Kenmore St Coachella CA 92236

Riverside Lot 1 MB 047/069 Tract 2731,  APN: 768-163-001-6

768-163-001-6

2022 3,900 0 N/A - Eminent Domain Negotiation Use

Javier and Virginia Botello

Detached single family home 0

Not in a named Development, MLS area 315 - Coachella 5471-B5 0457.07

fair market value/compensation. See attached definition.

The intended use of this appraisal is to assist the client, the owner Javier and Virginia Botello, determine the defined fair value/compensation to use in the settlement of a Eminent Domain Action 

between the owner, Javier and Virginia Botello and the City of Coachella.

The client, the owner, Javier and Virginia Botello

Javier and Virginia Botello 50020 Kenmore Street, Coachella, CA 92236

Lester Caplan 78206 Varner Road, Suite D-144, Palm Desert, CA 92211
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80
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Vacant 5

See attached addendum.  For comparable sales and 

immediate neighborhood market condition analysis the neighborhood is further restricted to non gated communities. The south neighborhood boundary is 52nd Avenue. The east neighborhood boundary is 

Highway (86).  The north neighborhood boundary is Avenue 48.  The west neighborhood boundary is Jackson Street.  

Please see the market value trends on the form 1004MC and detailed analysis in the general text addendum.  As shown by the market data and market analysis the appreciation rate in the neighborhood has 

started to decline from the top of the market which was about May and June 2022 when appreciation rates peeked at about 32.8% per year.  The market is now stable with the current rate of appreciation at about 

2%.  

Irregular - see enlarged plat map 6,941 sf

R-S Residential Single Family Zone Single family residential, full R-S zoning code is in the workfile

Detached single family residential detached single family residential

Detached single family residential is the highest and best use.  This is the current use and is the only legally permissible use..  The building style is detached single 

family ranch style 1 story home.  The ownership rights are fee simple ownership.  See the attached, detailed Highest & Best use analysis.

Public

Public

Public

Public & Connected

Public

Asphalt

Concrete

Concrete

Electric

None

Level pad, slightly above road grade

Typical for the development

Irregular, almost rectangular

Adequate

Other homes, no view amenity

X 06065C2270H 03/06/2018

There are no apparent adverse easements or encroachments. It is assumed that the subject site has typical utility easements.  The subject property has typical utilities as compared to other 

sites in the immediate neighborhood.  However a title report was not provided for the appraisers review.  Thus any easement or encroachment not noted on the plat map is unknown to the appraiser. Subject north 

side, sides a sidewalk, then a narrow greenbelt and then 50th Avenue beyond. This is an adverse location with traffic noise, 50th Avenue at the north side of the site is about 30 feet north of the home 

improvements.  See birds-eye view photo and addendum for details.

1

1

Ranch

58

35

Concrete/average

Stucco/average

Built-up T & G/avg

No/adq. overhang

Duel pane/good

Screens/average

Front Patio Covered Concrete/avg

Yes/100%

None

None

None

None

0

0

Central forced air

FAU

Gas

Central forced air

Yes

None

Tile/average

Drywall/average

Wood/average

Tile/Average

Tile/average

Hollow core/average

Bath Countertps Granite/average

None

Covered concrete

None

Front  cc prvt courtyard

Concrete block

in-ground gunite

Othr None

0

Floors Tile/average

Walls Drywall/average

Bth Floor Tile/average

Bth Wnsc Tile/average

Kit,Cntr. Formica/average

Fireplace None

4

2 Concrete

2 Concrete

Concrete

6 3 2.0 1,294

See attached addendum. The interior has upgraded tile flooring in the entire home. recessed lighting, ceiling fans, remodeled bathroom vanities with granite countertops in the 

bathrooms; in-ground gunite pool, automatic sprinkler system front and rear yard, attached 2 car garage with automatic garage door opener.

C4; Subject is in average condition having been built in the year 1965, The home has not 

been recently remodeled. From old MLS it appears the home was remodeled with new flooring and paint and new bathrooms in 2009 and has been kept up with no major deferred maintenance.  However the home 

has wear & tear and the tile floors are outdated, the home has warn interior and exterior paint.  Subject is maintained in average (C4) condition.  See the attached quality & condition definitions addendum. 

Combined carbon monoxide detectors & smoke alarms have been installed. The water heater is double earthquake strapped. The utilities were on and all other appliances besides the oven were working and there 

was good water pressure with good hot water. Subject home is built with average (Q4) quality materials and workmanship.  See the addendum for some additional upgrades.  The pool was green at the time of 

inspection.  Per the owner the pool equipment is working properly but he recently stopped pool service and has been servicing the pool himself with cleaning and chemicals and has fallen behind in the regular 

cleaning and chemical maintenance of the pool. 
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Project Type: PUD Condominium Cooperative Other (describe) HOA: $ per year per month

Market Area Name: Map Reference: Census Tract:
A

S
S

IG
N

M
E

N
T

The purpose of this appraisal is to develop an opinion of: Market Value (as defined), or other type of value (describe)

This report reflects the following value (if not Current, see comments): Current (the Inspection Date is the Effective Date) Retrospective Prospective

Approaches developed for this appraisal: Sales Comparison Approach Cost Approach Income Approach (See Reconciliation Comments and Scope of Work)

Property Rights Appraised: Fee Simple Leasehold Leased Fee Other (describe)

Intended Use:

Intended User(s) (by name or type):

Client: Address:

Appraiser: Address:

M
A

R
K

E
T

 A
R

E
A

 D
E

S
C

R
IP

T
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N

Location: Urban Suburban Rural

Built up: Over 75% 25-75% Under 25%

Growth rate: Rapid Stable Slow

Property values: Increasing Stable Declining

Demand/supply: Shortage In Balance Over Supply

Marketing time: Under 3 Mos. 3-6 Mos. Over 6 Mos.

Predominant
Occupancy

Owner

Tenant

Vacant (0-5%)

Vacant (>5%)

One-Unit Housing

PRICE

$(000)

Low

High

Pred

AGE

(yrs)

Present Land Use

One-Unit %

2-4 Unit %

Multi-Unit %

Comm'l %

%

Change in Land Use

Not Likely

Likely * In Process *

* To:

Market Area Boundaries, Description, and Market Conditions (including support for the above characteristics and trends):

S
IT

E
 D

E
S

C
R

IP
T

IO
N

Dimensions: Site Area:

Zoning Classification: Description:

Zoning Compliance: Legal Legal nonconforming (grandfathered) Illegal No zoning

Are CC&Rs applicable? Yes No Unknown Have the documents been reviewed? Yes No Ground Rent (if applicable) $ /

Highest & Best Use as improved: Present use, or Other use (explain)

Actual Use as of Effective Date: Use as appraised in this report:

Summary of Highest & Best Use:

Utilities Public Other Provider/Description Off-site Improvements Type Public Private

Electricity

Gas

Water

Sanitary Sewer

Storm Sewer

Street

Curb/Gutter

Sidewalk

Street Lights

Alley

Topography

Size

Shape

Drainage

View

Other site elements: Inside Lot Corner Lot Cul de Sac Underground Utilities Other (describe)

FEMA Spec'l Flood Hazard Area Yes No FEMA Flood Zone FEMA Map # FEMA Map Date

Site Comments:

D
E

S
C

R
IP

T
IO

N
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F
 T

H
E
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P
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S

General Description

# of Units Acc.Unit

# of Stories

Type Det. Att.

Design (Style)

Existing Proposed Und.Cons.

Actual Age (Yrs.)

Effective Age (Yrs.)

Exterior Description

Foundation

Exterior Walls

Roof Surface

Gutters & Dwnspts.

Window Type

Storm/Screens

Foundation

Slab

Crawl Space

Basement

Sump Pump

Dampness

Settlement

Infestation

Basement None

Area Sq. Ft.

% Finished

Ceiling

Walls

Floor

Outside Entry

Heating

Type

Fuel

Cooling

Central

Other

Interior Description

Floors

Walls

Trim/Finish

Bath Floor

Bath Wainscot

Doors

Appliances

Refrigerator

Range/Oven

Disposal

Dishwasher

Fan/Hood

Microwave

Washer/Dryer

Attic None

Stairs

Drop Stair

Scuttle

Doorway

Floor

Heated

Finished

Amenities

Fireplace(s) #

Patio

Deck

Porch

Fence

Pool

Woodstove(s) #

Car Storage None

Garage # of cars ( Tot.)

Attach.

Detach.

Blt.-In

Carport

Driveway

Surface

Finished area above grade contains: Rooms Bedrooms Bath(s) Square Feet of Gross Living Area Above Grade

Additional features:

Describe the condition of the property (including physical, functional and external obsolescence):
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Realist and RealQuest, no active MLS for the subject property. See addendum for 1 year listing history.

01/17/2019

$215,000

RealQuest/Realist/MLS# 218034134

06/09/2009

$75,000

RealQuest/Realist doc#09-291427

See Addendum For Detailed History Of Subject Property For 3 

Years And Comparable Sales For 1 Year.

The Sale Price To Listing Price Ratio For Sale 1 Was 100%. The C.O.E. was 03/31/2022 and the pending date was 02/19/2022. The Sale Price To Listing 

Price Ratio For Sale 2 Was 102%. The C.O.E.was 11/10/2022 and the pending date was 10/03/2022. The Sale Price To Listing Price Ratio For Sale 3 was 

100%. The C.O.E. was 03/01/2023 and the pending date was 02/21/2023.  The Sale Price To Listing Price Ratio For Sale 4 was 106%. The C.O.E. was 

09/16/2022 and the pending date was 08/09/2022.  The Sale Price To Listing Price Ratio For Sale 5 was 104%. The C.O.E. was 05/17/2022 and the pending 

date was 03/29/2022.  Comparable 6 is an active listing.

50020 Kenmore St

Coachella, CA 92236

0

Inspection / RealQuest

Owner / Inspection

N/A 

N/A

Inspection 03/03/2023

Fee Simple

Residential/sides street

6,941 sf

Resid.,no view amenity

Ranch

Average (Q4)

58

Average (C4)

6 3 2.0

1,294

No basement

None

Avg/No defer. maint.

Fau/Central

None

2 car attached garage

Covered patio

Fireplaces None

Pool & Spa, Bbq in-ground gunite pool

Interior Upgrades Tile Floors/Formica Cntp

Furniture No furniture included

D.O.M. / S.P. Ratio N/A - not a sale

51980 Calle Empalme

Coachella, CA 92236

0.98 MILES S

335,000

319.05

Doc#155442 MLS#219073745 ;DOM 41

Pr.-RealQuest/Realist/MLS-Realtor

Ctnl (FHA)

No concessions

pnd 02/2022 cls 03/2022 +7,000

Fee Simple

Residential/sides street

6,534 sf +5,000

Resid.,no view amenity

Ranch

Average (Q4)

48 0

Average (C4)

6 3 2.0

1,050 +15,000

No basement

None

Avg/No defer. maint.

Fau/Central

None

2 car attached garage

Covered patio

None

None +12,000

Tile Floors/Formica Cntp

No furniture included

41 Days / 100%

39,000

11.6

11.6 374,000

51872 Calle Techa

Coachella, CA 92236

0.91 MILES S

335,000

299.11

Doc#467632 MLS#219084603 ;DOM 17

Pr.-RealQuest/Realist/MLS-Realtor

Ctnl (conv)

No concessions

pnd 10/2022 cls 11/2022 +3,000

Fee Simple

Residential -5,000

6,534 sf +5,000

Resid.,no view amenity

Ranch

Average (Q4)

51 0

Good (C3) -10,000

6 3 1.1 +5,000

1,120 +11,000

No basement

None

Avg/No defer. maint.

Fau/Central

None

1 attached Carport +12,000

Patio slab +1,000

None

None +12,000

Tile-crpt Floors/Granite Cntp 0

No furniture included

17 Days / 102%

34,000

10.1

19.1 369,000

50419 Kenmore St

Coachella, CA 92236

0.16 MILES SE

384,000

349.09

Doc#059505 MLS#219085505 ;DOM 137

Pr.-RealQuest/Realist/MLS-Realtor

Ctnl (conv)

No concessions

pnd 02/2023 cls 03/2023 0

Fee Simple

Residential -5,000

6,098 sf +10,000

Resid.,no view amenity

Ranch

Average (Q4)

37 0

Good (C3) -10,000

6 3 2.0

1,100 +12,000

No basement

None

Avg/No defer. maint.

Fau/Central

None

2 car attached garage

Patio slab +1,000

None

None +12,000

Laminate Floors/Gran Cntp 0

No furniture included

137 Days / 100%

20,000

5.2

13.0 404,000

Sales 1, 4 & 5 are dated. Sales older than 6 months from the date of appraisal. Minimal rising price appreciation that shows up in the market grid since the 

market is flat with only 3% appreciation rate.  The overall trend is rising but at a pace that is slow enough that if sales less than 3 months are used time adjustment is not needed.  The proper notation on the 

neighborhood section of the report and in the market condition addendum is stable comparable sale prices since the rate of change is less than 5% per year.  The current appreciation rate at 2% is quite lower 

than 12 months ago in February 2022 when they were appreciating at 36.8% annual appreciation rate.  Also the sale price to listing ratio is at 100%. A few months ago they were around 103% to 104%.  Also the 

inventory of homes on the market has increased and there is currently a 4.48 month supply of homes in the inventory. A few months ago there was less than 1/2 month supply of homes on the market.  The 

appreciation rate of 2% equals a monthly rate of .02/12= .00167.  The market condition adjustment for sales with a pending date more than 1 month prior the valuation date will be adjusted at 2% annual or .00167 

or .167% per month from the pending date.

Subject site suffers external depreciation

The subject's north side wall of the site sides to a sidewalk and greenbelt and then 50th Avenue which is a busy street.  There was minimal traffic noise from inside the subject home when the doors and windows 

were closed.  There was loud traffic noise heard when in the back yard and north side yard.  I reviewed the Coachella Valley Traffic Count Map at the north side of the site there was a daily traffic count of 6,537 

cars going eastbound and 7,480 cars going westbound for a total daily traffic count of 14,017 cars.  To estimate the loss in market value due to external depreciation from siding to 50th Avenue I did hybrid paired 

sales analysis.  Using comp 1 which sides to 52nd Avenue which has similar traffic count as compared to 50th Avenue.  I compared this sales to sales 2, 3, 4, & 5.  From my analysis it appears the adverse traffic 

noise in the yard has minimal affect upon the market value or marketability. Comp 1 was only on the market for 41 days and sold for 100% of the asking price.  This indicates that in the current market there is little 

resistance to market value or marketability to a location like the subject that sides to a busy street.   Based upon this analysis I made a minimal adjustment of minus -$5,000 on the market grid and cost approach 

for external depreciation due to traffic noise from siding 50th Avenue.

386,000
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My research did did not reveal any prior sales or transfers of the subject property for the three years prior to the effective date of this appraisal.

Data Source(s):

1st Prior Subject Sale/Transfer

Date:

Price:

Source(s):

2nd Prior Subject Sale/Transfer

Date:

Price:

Source(s):

Analysis of sale/transfer history and/or any current agreement of sale/listing:
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SALES COMPARISON APPROACH TO VALUE (if developed) The Sales Comparison Approach was not developed for this appraisal.

FEATURE SUBJECT COMPARABLE SALE # 1 COMPARABLE SALE # 2 COMPARABLE SALE # 3

Address

Proximity to Subject

Sale Price $ $ $ $

Sale Price/GLA $ /sq.ft. $ /sq.ft. $ /sq.ft. $ /sq.ft.

Data Source(s)

Verification Source(s)

VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION +(-) $ Adjust. DESCRIPTION +(-) $ Adjust. DESCRIPTION +(-) $ Adjust.

Sales or Financing

Concessions

Date of Sale/Time

Rights Appraised

Location

Site

View

Design (Style)

Quality of Construction

Age

Condition

Above Grade Total Bdrms Baths Total Bdrms Baths Total Bdrms Baths Total Bdrms Baths

Room Count

Gross Living Area sq.ft. sq.ft. sq.ft. sq.ft.

Basement & Finished

Rooms Below Grade

Functional Utility

Heating/Cooling

Energy Efficient Items

Garage/Carport

Porch/Patio/Deck

Net Adjustment (Total) + - + - + -$ $ $

Adjusted Sale Price

of Comparables $ $ $

Summary of Sales Comparison Approach

Indicated Value by Sales Comparison Approach $

Copyright© 2007 by a la mode, inc. This form may be reproduced unmodified without written permission, however, a la mode, inc. must be acknowledged and credited.
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  The cost analysis below is also utilized to add support to the 

market grid condition adjustment and the living area square footage adjustment. Cost data used was from Marshall/Swift (MS) cost book. Sec. A, average quality (Q4) page Avg-19, section C for site data. The life 

expectancy was taken from the (MS) table on page E-7, depreciation was estimated using extended life theory & (MS) table on page E-19.  Estimated land value was extracted. See addendum. 

Marshall & Swift - Cost Handbook, 12/2022 Update

Average Dec - 2022

238,000

1,294 175.10 226,579

covered Patios 521 29.16 15,192

Appliances $4,916, Pool $30,000 34,916

472 58.31 27,522

304,209

136,894 5,000 141,894

162,315

25,000

425,000

See attached addendum.  

The estimated effective age is 35 years. The estimated life new of the improvements is 55 years. 

Depreciation from  the marshall & swift depreciation table is 45%.

The estimated remaining economic life is estimated to be 55 years - 45% = 30 years.

The depreciated cost of the improvements $124,618 or $96.30 per square foot

The depreciated cost of the 2 car garage is $15,137 or $7,569 per 1 car garage                                         

External depreciation is estimated to be $5,000.  This was estimated from 5 hybrid paired sales analysis 

utilizing sale 1 compared to sales 2, 3, 4, 5 & 6. This analysis is in my appraisal workfile and are not found 

in this report.

30

The Income Approach Is Not Applicable Due To A Lack Of Comparable Sales That Were Rental Properties With  

Gross Rent Multipliers. The Lack Of Data Makes This Approach Too Inaccurate Use.

Subject is not a P.U.D. project, no owners association or H.O.A. dues.

386,000 425,000

Most weight was given the sales comparison approach to value.  The cost approach to value supports the value estimate but is less reliable due to accrued depreciation and lack of land 

sales.  The income approach to value is not applicable due to A lack of relevant market data to apply this approach to value.

There are no conditions to the 

value estimate, other than those stated in the certification, contingent and limiting conditions.

386,000 03/06/2023

72

Scope of Work Limiting Cond./Certifications Narrative Addendum Photograph Addenda Sketch Addendum

Map Addenda Additional Sales Cost Addendum Flood Addendum Manuf. House Addendum
Hypothetical Conditions Extraordinary Assumptions Regression Analysis Subj. Birds-eye photo Plat & Location Maps

Javier and Virginia Botello Javier and Virginia Botello

kinabotello9@gmail.com 50020 Kenmore Street, Coachella, CA 92236

Lester Caplan

American Valuation Company

(760) 574-5242 (760) 406-5783

les@Desertavc.com

03/20/2023

AG001751 CA

SCREA, AGA, CA State Certified General Real Estate Appraiser

09/01/2024

03/06/2023
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COST APPROACH TO VALUE (if developed) The Cost Approach was not developed for this appraisal.

Provide adequate information for replication of the following cost figures and calculations.

Support for the opinion of site value (summary of comparable land sales or other methods for estimating site value):

ESTIMATED REPRODUCTION OR REPLACEMENT COST NEW

Source of cost data:

Quality rating from cost service: Effective date of cost data:

OPINION OF SITE VALUE =$

DWELLING Sq.Ft. @ $ =$

Sq.Ft. @ $ =$

Sq.Ft. @ $ =$

Sq.Ft. @ $ =$

Sq.Ft. @ $ =$

=$

Garage/Carport Sq.Ft. @ $ =$

Total Estimate of Cost-New =$

Less Physical Functional External

Depreciation =$( )

Depreciated Cost of Improvements =$

''As-is'' Value of Site Improvements =$

=$

=$

INDICATED VALUE BY COST APPROACH =$

Comments on Cost Approach (gross living area calculations, depreciation, etc.):

Estimated Remaining Economic Life (if required): Years
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INCOME APPROACH TO VALUE (if developed) The Income Approach was not developed for this appraisal.

Estimated Monthly Market Rent $ X  Gross Rent Multiplier = $ Indicated Value by Income Approach

Summary of Income Approach (including support for market rent and GRM):

P
U

D

PROJECT INFORMATION FOR PUDs (if applicable) The Subject is part of a Planned Unit Development.

Legal Name of Project:

Describe common elements and recreational facilities:

R
E

C
O

N
C
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T
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Indicated Value by: Sales Comparison Approach $ Cost Approach (if developed) $ Income Approach (if developed) $

Final Reconciliation

This appraisal is made ''as is'', subject to completion per plans and specifications on the basis of a Hypothetical Condition that the improvements have been

completed, subject to the following repairs or alterations on the basis of a Hypothetical Condition that the repairs or alterations have been completed, subject to

the following required inspection based on the Extraordinary Assumption that the condition or deficiency does not require alteration or repair:

This report is also subject to other Hypothetical Conditions and/or Extraordinary Assumptions as specified in the attached addenda.

Based on the degree of inspection of the subject property, as indicated below, defined Scope of Work, Statement of Assumptions and Limiting Conditions,

and Appraiser’s Certifications, my (our) Opinion of the Market Value (or other specified value type), as defined herein, of the real property that is the subject

of this report is: $ , as of: , which is the effective date of this appraisal.

If indicated above, this Opinion of Value is subject to Hypothetical Conditions and/or Extraordinary Assumptions included in this report. See attached addenda.
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S

A true and complete copy of this report contains pages, including exhibits which are considered an integral part of the report. This appraisal report may not be

properly understood without reference to the information contained in the complete report.

Attached Exhibits:

S
IG

N
A

T
U

R
E

S

Client Contact: Client Name:

E-Mail: Address:

APPRAISER

Appraiser Name:

Company:

Phone: Fax:

E-Mail:

Date of Report (Signature):

License or Certification #: State:

Designation:

Expiration Date of License or Certification:

Inspection of Subject: Interior & Exterior Exterior Only None

Date of Inspection:

SUPERVISORY APPRAISER (if required)

or CO-APPRAISER (if applicable)

Supervisory or

Co-Appraiser Name:

Company:

Phone: Fax:

E-Mail:

Date of Report (Signature):

License or Certification #: State:

Designation:

Expiration Date of License or Certification:

Inspection of Subject: Interior & Exterior Exterior Only None

Date of Inspection:
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50020 Kenmore St

Coachella, CA 92236

0

Inspection / RealQuest

Owner / Inspection

N/A 

N/A

Inspection 03/03/2023

Fee Simple

Residential/sides street

6,941 sf

Resid.,no view amenity

Ranch

Average (Q4)

58

Average (C4)

6 3 2.0

1,294

No basement

None

Avg/No defer. maint.

Fau/Central

None

2 car attached garage

Covered patio

Fireplaces None

Pool & Spa, Bbq in-ground gunite pool

Interior Upgrades Tile Floors/Formica Cntp

Furniture No furniture included

D.O.M. / S.P. Ratio N/A - not a sale

50080 Balboa St

Coachella, CA 92236

0.09 MILES S

380,000

295.03

Doc#396951 MLS#219081466 ;DOM 29

Pr.-RealQuest/Realist/MLS-Realtor

Ctnl (conv)

No concessions

pnd 08/2022 cls 09/2022 +4,000

Fee Simple

Residential -5,000

7,405 sf -5,000

Resid.,no view amenity

Ranch

Average (Q4)

56

Good (C3) -10,000

6 3 2.0

1,288

No basement

None

Avg/No defer. maint.

Fau/Central

None

2 car attached garage

Covered patio

None

None +12,000

Laminate Floors/Tile Cntp 0

No furniture included

29 Days / 106%

-4,000

1.1

9.5 376,000

50370 S Balboa St

Coachella, CA 92236

0.17 MILES S

366,000

332.73

Doc#228734 MLS#219075320 ;DOM 67

Pr.-RealQuest/Realist/MLS-Realtor

Ctnl (FHA)

No concessions

pnd 03/2022 cls 05/2022 +7,000

Fee Simple

Residential -5,000

6,098 sf +10,000

Resid.,no view amenity

Ranch

Average (Q4)

37 0

Average (C4)

6 3 1.1 +5,000

1,100 +12,000

No basement

None

Avg/No defer. maint.

Fau/Central

None

2 car attached garage

Covered patio

None

None +12,000

Tile Floors/Corian Cntp 0

No furniture included

67 Days / 104%

41,000

11.2

13.9 407,000

51872 Calle Techa

Coachella, CA 92236

0.91 MILES S

400,000

357.14

Listing MLS#CV-23016254 ;DOM 32

Pr.-RealQuest/Realist/MLS-Realtor

Active Listing

100% of listing price 0

Listed 01/30/2023 0

Fee Simple

Residential -5,000

6,534 sf +5,000

Resid.,no view amenity

Ranch

Average (Q4)

51 0

Good (C3) -10,000

6 3 1.1 +5,000

1,120 +11,000

No basement

None

Avg/No defer. maint.

Fau/Central

None

1 attached Carport +12,000

Patio slab +1,000

None

None +12,000

Tile-crpt Floors/Granite Cntp 0

No furniture included

32 Days / n/a listed

31,000

7.8

15.3 431,000

Comparable 6 is a active listing.  The price reported is the listing price,  Hence this comparable was adjusted for contract negotiation utilizing the sale price 

to listing price ratio reported in the neighborhood statistics.  This is 100% so no adjustment was applied.

The estimated condition takes into account any renovation, remodeling or updating that the subject and comparable sales may have had. The definitions of the C1 thru C6 condition rating note that the condition 

rating takes into account the effect the condition of a property has upon effective age.  For this reason I no longer make adjustments for age or effective age since due consideration for this is factored into the 

condition adjustment and making an age adjustment would be in effect making a double adjustment.  For this reason sometimes on the market grid you may see homes with a large difference  In age but no 

adjustment made since effective age was considered when I made the condition adjustment.   My observation from the interior photos and examination of the MLS comments for Comps 1 & 5 indicate these sales 

had been well maintained but were not recently remodeled and are considered to be in similar (C4) condition as compared to the subject's (C4) condition.  Comp 2, 3, 4 & 6 had recent remodeling completed and 

were in good (C3) condition and had less wear & tear and had some newer surface materials and are in superior (C3) condition.  From hybrid paired sales analysis and depreciated cost analysis I estimate the 

condition adjustment to be minus -$10,000.  

The market grid has a wider range of adjusted value indicators than preferred.  The reason there is a wide range in adjusted value indicators for the comparable sales is there are a wide range of variables for this 

property type.  The subject and comparables are older homes that are in different state of repair with much variation in effective age, living area, upgrade options and site amenities.  Do to this variation there is a 

wide range of market reaction to these items of variation and the value placed upon these items by the buyers and sellers.  However the differences between the subject and comparables are not always 

specifically delineated in the MLS which creates a wider than preferred range of adjusted values, since there are no specific items to make adjustment for on the market grid.  This makes appraising this type of 

property more subjective than an appraisal of a simple smaller tract home.  
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FEATURE SUBJECT COMPARABLE SALE # COMPARABLE SALE # COMPARABLE SALE #

Address

Proximity to Subject

Sale Price $ $ $ $

Sale Price/GLA $ /sq.ft. $ /sq.ft. $ /sq.ft. $ /sq.ft.

Data Source(s)

Verification Source(s)

VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION +(-) $ Adjust. DESCRIPTION +(-) $ Adjust. DESCRIPTION +(-) $ Adjust.

Sales or Financing

Concessions

Date of Sale/Time

Rights Appraised

Location

Site

View

Design (Style)

Quality of Construction

Age

Condition

Above Grade Total Bdrms Baths Total Bdrms Baths Total Bdrms Baths Total Bdrms Baths

Room Count

Gross Living Area sq.ft. sq.ft. sq.ft. sq.ft.

Basement & Finished

Rooms Below Grade

Functional Utility

Heating/Cooling

Energy Efficient Items

Garage/Carport

Porch/Patio/Deck

Net Adjustment (Total) + - + - + -$ $ $

Adjusted Sale Price

of Comparables $ $ $

Summary of Sales Comparison Approach
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The California Desert Association of REALTORS, Inc. MLS indicated 4 of 84 (4.8%) of the closed sales in the market area between 06/14/2021 and 06/14/2022 contained seller 

concessions.  Concessions ranged between $4 and $4,000, and the median concession was $1,600. For 7-12 months prior, 2 of 35 transactions (5.7%) had concessions. For 4-6 months prior, no transactions had 

concessions reported. For the 3 months prior to the effective date, 2 of 25 transactions (8.0%) had concessions.

There are few foreclosed, reo & short sale properties in the market place.  These distressed properties are not pervasive so that it is almost always possible to make an appraisal without using some of these 

distressed properties in the appraisal process. Sometimes it is necessary to utilize a distressed property to bracket a property feature of the subject. But less weight is given these distressed properties. The non 

distressed properties when they sell, their sale price is most often higher than distressed properties in very similar condition in the same neighborhood. For this reason these sales are not considered market 

comparables when doing a estimate of market value and these sales are omitted from analysis.

The Market Conditions Addenda was completed with data from California Desert Association of REALTORS, Inc. MLS with an effective date of 06/14/2022.

 Sales will have a plus +2% appreciation rate applied from with a pending date after 30 days from the valuation date. Time adjustments are calculated from the pending date.  Zillow reported price increase of 

+7.5% over the prior year. The form 1004MC had a annual appreciation rate of +3.3%. The Coachella Valley housing statistics shows the median comparable price for homes in the city of Coachella depreciated 

-0.9% over the prior year.  The statistical sample from the form 1004MC is a large enough sample to make accurate statistical analysis. The Zillow report & Coachella Valley housing statistics rate of appreciation is 

less accurate but supports the reconciled appreciation rate from  the 1004MC form and regression analysis. I estimate the rate of appreciation as of the valuation date to be plus +2.0% per year.  Sales will not 

have a market condition adjustment applied for any sale within 30 days prior the valuation date.  The market condition adjustment made is calculated from the pending date.   I also made a regression analysis of 

the market condition adjustment from the pending date of the neighborhood sales market analysis. The market condition adjustment regression analysis indicated plus +$17.46 per day adjustment from the pending 

date for the sales comps. Then I converted the daily depreciation rate to a monthly rate and then to an annual rate. The annual regression analysis appreciation rate is plus +1.7%. I am of the opinion that the 

regression analysis is a better model of the expectations of the market participants than the zillow or Coachella Valley statistics. The regression analysis and form 1004MC market condition indicators very closely 

models my estimated annual appreciation rate of plus 2.0%. Market condition adjustments"  are applied on the market grid at 2% annual or .00167% per month from the pending date.

Lester Caplan

American Valuation Company

78206 Varner Road, Suite D-144, Palm Desert, CA 92211

AG001751 CA

les@Desertavc.com

Form 1004MC2 - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE
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The purpose of this addendum is to provide the lender/client with a clear and accurate understanding of the market trends and conditions prevalent in the subject

neighborhood. This is a required addendum for all appraisal reports with an effective date on or after April 1, 2009.

Property Address City State ZIP Code

Borrower

Instructions: The appraiser must use the information required on this form as the basis for his/her conclusions, and must provide support for those conclusions, regarding

housing trends and overall market conditions as reported in the Neighborhood section of the appraisal report form. The appraiser must fill in all the information to the extent

it is available and reliable and must provide analysis as indicated below. If any required data is unavailable or is considered unreliable, the appraiser must provide an

explanation. It is recognized that not all data sources will be able to provide data for the shaded areas below; if it is available, however, the appraiser must include the data

in the analysis. If data sources provide the required information as an average instead of the median, the appraiser should report the available figure and identify it as an

average. Sales and listings must be properties that compete with the subject property, determined by applying the criteria that would be used by a prospective buyer of the

subject property. The appraiser must explain any anomalies in the data, such as seasonal markets, new construction, foreclosures, etc.

Inventory Analysis Prior 7–12 Months Prior 4–6 Months Current – 3 Months Overall Trend

Median Sale & List Price, DOM, Sale/List % Prior 7–12 Months Prior 4–6 Months Current – 3 Months

Total # of Comparable Sales (Settled)

Absorption Rate (Total Sales/Months)

Total # of Comparable Active Listings

Months of Housing Supply (Total Listings/Ab.Rate)

Median Comparable Sale Price

Median Comparable Sales Days on Market

Median Comparable List Price

Median Comparable Listings Days on Market

Median Sale Price as % of List Price

Increasing Stable Declining

Increasing Stable Declining

Declining Stable Increasing

Declining Stable Increasing

Overall Trend

Increasing Stable Declining

Declining Stable Increasing

Increasing Stable Declining

Declining Stable Increasing

Increasing Stable Declining

Seller-(developer, builder, etc.)paid financial assistance prevalent? Yes No Declining Stable Increasing

Explain in detail the seller concessions trends for the past 12 months (e.g., seller contributions increased from 3% to 5%, increasing use of buydowns, closing costs, condo

fees, options, etc.).

Are foreclosure sales (REO sales) a factor in the market? Yes No If yes, explain (including the trends in listings and sales of foreclosed properties).

Cite data sources for above information.

Summarize the above information as support for your conclusions in the Neighborhood section of the appraisal report form. If you used any additional information, such as

an analysis of pending sales and/or expired and withdrawn listings, to formulate your conclusions, provide both an explanation and support for your conclusions.

If the subject is a unit in a condominium or cooperative project , complete the following: Project Name:

Subject Project Data Prior 7–12 Months Prior 4–6 Months Current – 3 Months Overall Trend

Total # of Comparable Sales (Settled)

Absorption Rate (Total Sales/Months)

Months of Unit Supply (Total Listings/Ab.Rate)

Total # of Active Comparable Listings

Increasing Stable Declining

Increasing Stable Declining

Declining Stable Increasing

Declining Stable Increasing

Are foreclosure sales (REO sales) a factor in the project? Yes No If yes, indicate the number of REO listings and explain the trends in listings and sales of

foreclosed properties.

Summarize the above trends and address the impact on the subject unit and project.

Signature

Appraiser Name

Company Name

Company Address

State License/Certification # State

Email Address

Signature

Supervisory Appraiser Name

Company Name

Company Address

State License/Certification # State

Email Address
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 • General Purpose Form: neighborhood market factors 
The neighborhood has close proximity to typical community services such as schools, shopping, medical facilities, police and fire protection.  The neighborhood has
typical land use of average (Q4) quality single family tract homes ranging to large simi-custom tract homes. Several golf courses are in close proximity.   This adds
marketability and appeal to the area and does not have any adverse affect upon value or marketability.  The neighborhood is about 3 miles to the (10)  freeway making
this neighborhood accessible to employment centers. The subject's immediate neighborhood is known as Coachella is located on public streets.  Subject's immediate
neighborhood is in close proximity to Shopping and Dining at Harrison Street & 50th Avenue.

• General Purpose Form: neighborhood market conditions 
Marketing conditions and demand appear to be in balance at this time. As of the valuation date there is a 5.8 month housing supply in the Coachella Valley.  A housing
supply of 5 to 8 months is considered to be a market in balance. 

Page 1 of the neighborhood section of the form has the question? property values, ( _ increasing, _stable, _declining).  I have consulted fannie mae and  Fha and
neither organization has a definition of a stable property value.  Market values are always changing up or down.  The rate of change and the direction up or down is
always changing.  Therefore a stable market of zero is not possible.  From my experience and discussions with many realtors I am of the opinion that a market that is
changing at a rate of 5% or more per year is a rising or declining market.  At present the balance of market participants are in balance,  supply and demand would be
considered in balance with slightly below normal marketing times of around 30 days to 60 days on the market with a 5 to 7 month supply of houses for sale on the
market.  Currently the average marketing time is 67 day for the average sold sales and 68 days on the market for the listing on the market.  There is a 6.7 month supply
of homes on the market.  So on my reports I mark the rising or declining box if the rate of change is 5% or greater and I note in my comments if the trend is appreciation
or depreciation, increasing or decreasing property values.  I also report the actual rate of change from the 1 year comp farm and the zillow rate of change for the
subject's zip code.   Sales will have a plus +2% appreciation rate applied from with a pending date after 30 days from the valuation date. Time adjustments are
calculated from the pending date.  Zillow reported price increase of +7.5% over the prior year. The form 1004MC had a annual appreciation rate of +3.3%. The
Coachella Valley housing statistics shows the median comparable price for homes in the city of Coachella depreciated -0.9% over the prior year.  The statistical sample
from the form 1004MC is a large enough sample to make accurate statistical analysis. The Zillow report & Coachella Valley housing statistics rate of appreciation is less
accurate but supports the reconciled appreciation rate from  the 1004MC form and regression analysis. I estimate the rate of appreciation as of the valuation date to be
plus +2.0% per year.  Sales will not have a market condition adjustment applied for any sale within 30 days prior the valuation date.  The market condition adjustment
made is calculated from the pending date.   I also made a regression analysis of the market condition adjustment from the pending date of the neighborhood sales
market analysis. The market condition adjustment regression analysis indicated plus +$17.46 per day adjustment from the pending date for the sales comps. Then I
converted the daily depreciation rate to a monthly rate and then to an annual rate. The annual regression analysis appreciation rate is plus +1.7%. I am of the opinion
that the regression analysis is a better model of the expectations of the market participants than the zillow or Coachella Valley statistics. The regression analysis and
form 1004MC market condition indicators very closely models my estimated annual appreciation rate of plus 2.0%. This gives good support for my estimated market
condition adjustments" applied on the market grid at 2% annual or .00167% per month from the pending date.

The following is a brief history of the market;  values were stable between late 2006 to late 2007 and then prices started to drop.  Property values declined from late
2007 thru the middle of 2011.  In most areas of the coachella valley property value started to stabilize with most neighborhoods having flat values.  Then in the last
quarter of 2011 thru 2019 most neighborhood began a gradual rise in property values. Then in early 2020 values began a rapid rise in values. .Appreciation rates
peeked in May of 2022 and in the last 6 months the rate has been trending downward. Currently the rate of price appreciation is estimated to be 2.0% annually.
Currently it appears that this trend is continuing into the 1st quarter of 2023. The market is healthy with slight price increase at about 2%.  Most properties are at the
listing price or slightly below. It is no longer a panic market with rapid rising values so now few buyers are making an offer over the asking price.  Normal marketing
times rang from 60 to 120 days.  Currently the comparables in the report were selling in 67 to 68 days. 

Presently marking "declining market" on page 1 of the appraisals is not appropriate. The reason for this is the market where the subject is located prices are rising at
about 3%.  Sales older than 1 months from the date of appraisal are showing rising price appreciation that shows up in the market grid.  The overall trend is rising at a
pace that is slow enough that if sales less than 1 months are used time adjustment is not needed.  The proper notation on the neighborhood section of the report and in
the market condition addendum is stable comparable sale prices since the rate of change is less than 5% per year.  The current appreciation rate at 2% is quite lower
than 12 months ago in December 2021 when they were appreciating at 32.8% annual appreciation rate. See the Coachella Valley MLS Housing report for February
2022.   Also the sale price to listing ratio is at 100.0%. A few months ago they were around 103% to 104%.  Also the inventory of homes on the market has increased
and there is currently a 4.48 month supply of homes in the inventory. A few months ago there was less than 1/2 month supply of homes on the market.  

To demonstrate this  it is important to include analysis of pending sales and listings in the current valuation process. However analyzing pending sales and listings does
not mean that they will necessarily be reported on in the appraisal report. The overall market is considered stable. This is demonstrated by a normal marketing times of
less than six months and a normal gap between listing price and sale price of more than 95%.  Loan discounts, interest buydowns or other concessions are not typical
at this time. Cash or its equal or conventional financing are the typical purchase terms. There are some transactions where the seller is paying up to 3% of the buyers
non recurring closing cost.  However in the current soft market the seller is not able to raise the sale price to compensate.  Hence these seller concessions don't
typically need a market adjustment.  There is fha and va financing available on the conforming, non jumbo priced properties.     

The multiple listing service statistical report showed that the average single family home sold for 100.0% Of the listing price.  Thus based upon this information and our
discussion with local listing realtors any current listing utilized in this appraisal will have a minus 0% Adjustment made for contract negotiation.  Then the adjustment as
well as all  adjustments will be rounded to the nearest $1,000.  Analysis of the comparable sales we analyzed shows the median market exposure time for homes
similar to the subject was 67 days.   Analysis of the comparable current listings we analyzed shows the median marketing time for homes similar to the subject is 68
days. 

• General Purpose Form: site comments 
There are no apparent adverse easements or encroachments noted. It is assumed that the subject site has typical utility easements.  However a title report was not
provided for the appraisers review.  Thus any easement or encroachment not apparent from review of the plat map included in this report was not analyzed. Any affect
of a non-apparent easement was not analyzed.  The subject site is irregular in shape and at the corner of Balboa Street and 50th Avenue. Subject site fronts on a low
traffic residential,street.  The subject does side to a similar property along its south boundary but sides to Avenue 50 along its north boundary. Avenue 50 is a busy
street and the subject suffers external depreciation due to traffic noise.  The subject site does not have a view amenity that adds value. 

Subject site suffers external depreciation
The subject's north side wall of the site sides to a sidewalk and greenbelt and then 50th Avenue which is a busy street.  There was minimal traffic noise from inside the
subject home when the doors and windows were closed.  There was loud traffic noise heard when in the back yard and north side yard.  I reviewed the Coachella Valley
Traffic Count Map at the north side of the site there was a daily traffic count of 6,537 cars going eastbound and 7,480 cars going westbound for a total daily traffic count
of 14,017 cars.  To estimate the loss in market value due to external depreciation from siding to 50th Avenue I did hybrid paired sales analysis.  Using comp 1 which
sides to 52nd Avenue which has similar traffic count as compared to 50th Avenue.  I compared this sales to sales 2, 3, 4, & 5.  From my analysis it appears the adverse
traffic noise in the yard has minimal affect upon the market value or marketability. Comp 1 was only on the market for 41 days and sold for 100% of the asking price. 
This indicates that in the current market there is little resistance to market value or marketability to a location like the subject that sides to a busy street.   Based upon
this analysis I made a minimal adjustment of minus -$5,000 on the market grid and cost approach for external depreciation due to traffic noise from siding 50th Avenue.

• General Purpose Form: site comments continued 
Subject does not have any surplus land or excess land. Surplus land is defined as "land not necessary to support the highest and best use of the existing
improvement but, because of physical limitations, building placement, or neighborhood norms, cannot be sold off separately. Excess land is defined as
"land not needed to serve and support the existing improvement that can be separated and have a highest and best use of  its own.  Subject has a larger
than typical site.  However much of the site is utilized with value added site amenities.  but there is a large west side yard area not improved but nicely
landscaped.  For this reason the regression analysis indicated site adjustment was much lower than the estimated site value with little loss in value due to
diminishing return.

General Purpose Form: additional features 
Subject is built with average quality materials and workmanship (Q4). Subject home is upgraded with all tile floors; Formica countertops in the kitchen. granite
countertops in the bathrooms and tile bathroom wainscot;  LED recessed lighting; ceiling fans; rear covered concrete patio; in-ground gunite pool; covered front yard
patio;  automatic sprinkler system; attached 2 car wide garage and the garage has an automatic garage door opener. 
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• General Purpose Form: condition of improvements 
Subject is in average (C4) condition overall having been built in 1965.  Subject was remodeled with new flooring and paint, bathroom cabinets & granite bathroom
countertops in 2010. Newer duel pane windows were installed sometime between 2010 and 2019.  Subject has been well maintained with good maintenance.  I
estimate the subject's effective age to be 35 years. Subject is maintained in average (C4) condition.  Carbon monoxide detectors & smoke alarms have been installed.
The water heater is double earthquake strapped. The utilities were on. There was good water pressure with good hot water. 

• General Purpose Form: cost approach comments 
See the attached building sketch that shows the gross living area.

The Cost approach estimated building cost were derived from the marshall and swift residential cost handbook.  The information is found in section (a) main
improvements and section (c) yard improvements. Local and current cost multipliers were utilized.

Land Value was estimated by an extraction method due to limited vacant land sales of tract home sites.  The method i utilized to abstract land value is as follows: the
subjects total depreciated cost of all improvements is divided by the square footage of the subject's gross living area to determine a typical depreciated cost per square
foot of all improvements for properties with similar quality and effective age as the subject.  Then the typical depreciated cost per square foot is multiplied by the
comparable sales gross living area to estimate the approximate depreciated cost of the improvements for the comparable sale.  Then this figure is subtracted from the
sale price of the comparable sale to estimate the amount attributable to land value for this comparable sale.  After all sales have had their land value abstracted then a
reconciled estimate of land value is made.  Typically i do not report the land value analysis in the appraisal report, but this data is in the workfile, a copy of the workfile
can be made available to the  noted intended user of this appraisal, but the cost of this service was not included in the fee quote for the appraisal.  This is an additional
service and will be charged at my hourly rate of $150 per hour. I only report the final estimated land value in the appraisal report.

Physical Depreciation:  physical depreciation is estimated by the extended life theory  method.  Estimated life new from the marshall  & swift typical building life table
found on page e-7 is 55 years.  This is based upon a depreciation study of similar quality improvements performed by marshall & swift.  Marshall & swift also made a
study of the typical depreciation of a home  by percentage as related to its effective age.  This is the marshall & swift depreciation table on page e-17.   The U.S.
Treasury Department I.R.S Accelerated Cost Recovery Method uses a 27.5 Year life expectancy for single family home depreciation.   But this assumes straight line
depreciation with no maintenance.  The majority of homes have maintenance with replacement of some of the homes components such as flooring, paint, appliances
etc.  This maintenance increases the life expectancy.  A study done by the  American community survey (ACS) shows the median age home in  California is between
48 to 57 years.  This gives support to the marshall & swift life expectancy estimate of 55 years. A 55 year life expectancy is reasonable and supported by the market
data.

Depreciation is calculated as follows: the effective age is estimated by the appraiser after inspecting the subject home and looking at what home components have
been replaced and then looking at like properties that lack the need of any moderation or major repairs to determine the effective age of the subject.  Then the
appraiser goes to the marshall & swift depreciation table on page e-17 to determine the percentage of physical depreciation due to wear and tear. 

The remaining economic life is calculated by subtracting the estimated percentage of physical depreciation from the life expectancy new of 55 years.

Physical Depreciation, Due to the actual year built being late 1967 with an actual age 56 years. The home was remodeled in 2010. I estimate the subject's effective age
to be 35 years.  This equals 45% physical depreciation due to normal wear & tear. 

Functional Depreciation: none noted.

External Depreciation: is noted. Subject front a low traffic street but sides to 50th Avenue beyond. This is an adverse location, with traffic heard in the back yard.
Minimal traffic noise was heard from within the home with the doors and windows closed.  Subject's location siding to 50th Avenue is external depreciation.  See this
addendum site analysis for details on the external depreciation and information on how I estimate the $10,000 adjustment for location when comparing subject's
adverse location as compared to an interior location with no traffic noise.
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• General Purpose Form: sales comparison comments 

Selection of comparable sales
As the appraiser of the subject property my comparable sales search  begins with a public records search of all closed sales 1 year prior to the date of appraisal of all
sales within the subject's immediate neighborhood which is about 1/2 mile surrounding the subject property.  I do this to get a feel of the trends in the neighborhood and
to see all transactions even those that are not market sales to see if there are any non market transaction that could have an impact upon the subject property such as
a probate sale or foreclosure in close proximity.  After this I performed a MLS search for comparable sales.  Since this appraisal is an appraisal of a urban property I
have utilized my normal search criteria due to the availability of many sales with a healthy amount of sales activity. I searched an area within a one mile radius of the
subject property of all active, contingent sales, pending sales and closed sales going back 1 year from the date of appraisal.  I searched for sales within 25% of the
subjects living area and sales built within 20 years of the date of construction of the subject property.  This provided me with enough sales to get a statistical analysis for
the market conditions report included in the appraisal.  Then from this pool of sales I selected those sales that were closest in proximity with the most current sale date
that were most similar in property characteristics.  Then I inspected the 8 comparables that  in my opinion were most similar.  After I have completed the inspection of
the subject property and the comparable sales I go back to my office and begin the full verification process where I analyze all the public record and MLS data on the
nine sales I inspected and I talk to the realtors on some or all of the sales I deem necessary.  After this process I do further analysis and decide which are the best sales
to put in the report. Giving consideration to which sales will best bracket all of the subjects characteristics so I can do more accurate hybrid paired sales data analysis.  

How I estimate the proper adjustments utilizing hybrid paired sales analysis
The following market grid adjustments were determined from paired sales data analysis of the comparables as they were analyzed on the market grid.  This is how all
adjustments on the market grid are estimated. Paired sales data analysis is a process in which two or more market sales are compared to derive an indication of the
size of the adjustment for a single characteristic. In this appraisal there were several property characteristics that needed adjustment.  Therefore I undertook a series of
paired sales data analysis to isolate the effect of each property characteristic.

This Is done utilizing my appraisal software and the market grid. First I enter all the data for the subject and sales on the market grid.then I enter approximate
adjustments for all the differences in property characteristics.  For example I might estimate site area square footage adjustment at $3 per square foot.  Then after all
estimated adjustments are entered I do a hybrid paired sales analysis for each item that has been bracketed.  For site area square footage adjustment I would enter an
adjustment of $2/sf and then record the indicated value range and the amount of variation between the high and low indicator of value.  Then I repeat this process at
$3/sf, $4/sf, etc.  After each entry at the specific price per square foot adjustment I note the amount of deviation.  As I approach the market derived adjustment the
amount of deviation gets lower.  As I get farther away from the market derived adjustment then the deviation starts getting larger.  The lowest deviation is close to the
paired sales indicated market adjustment for that property characteristic.  

I do not include this analysis in my appraisal report. It would be very time consuming and would add dozens of market grid pages to the report that would be confusing
to a reader of the report.  If a client wishes to have this analysis added to the report this would be beyond the scope of the original fee quote for the appraisal and would
require additional fees at $175 per hour.

For a complete understanding of paired sales data analysis please see the appraisal institute  book, "the appraisal of real estate" pages 385-387 & pages 394-397.   

How I estimate the proper adjustments utilizing regression analysis
When I gather market data and sales comparison data  from the MLS  I export raw data into a comma separated value file (csv).  Then upload those files into the
Microsoft Excel Program.  Then I manipulate the data  into columns for the dependent and independent variables that I want to estimate such as closed sale price as
the dependent variable and gross living area as the independent variable.  I then remove the outlier data and then perform regression analysis on a scatter chart.

How I estimate the proper adjustments utilizing depreciated cost analysis
I estimate the cost new of the living area, appliances, fireplace, pool or spa as necessary, the garage and any other needed  items from the Marshall & Swift cost hand
book. I then estimate life expectancy and estimate effective age. I then estimate the percentage of depreciation.  Then I take each individual item that I would compare
on the market grid, like living area, garage, pool and spa and I estimate the depreciated cost of the item. 

Representative adjustments applied to this appraisal
Other small adjustments in this appraisal of $1,000 or less are representative adjustments. The representative adjustments are for items of variation between the
subject and comparable sale that exist but a specific adjustment is not specifically supportable by the market data. This is based upon the appraisal theory of
substitution. The theory is that if there were two identical properties next door to each other that were exactly the same for every feature except one small item like a
built-in outdoor bbq kitchen area. It is reasonable to assume that the majority of home buyers would be willing to pay some amount more for the home with the built-in
outdoor bbq area than the home with out it, even thou it is not directly provable by market data or statistics that such an item directly has an impact upon market value.
It is this type of variable that would receive a representative adjustment on the market grid.  The adjustment is in effect a qualitative adjustment and not a qualitative
adjustment even thou a small dollar adjustment is made.  The reason it is considered a qualitative adjustment is the adjustment is so small it has minimal impact upon
the final value estimate. Theses adjustments are supported by sound reasoning and is creditable (worthy of belief)

Conclusion to how I estimate the proper adjustments
In conclusion for all the main items of adjustment that are large adjustments and could impact the final value estimate I utilize some or all of the above methods to
estimate proper market adjustments for the market grid. For the smaller items that could be adjusted but there is a lack of market data to support such an adjustment I

then utilize qualitative adjustment as explained in the representative adjustments comment above.
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Explanation of specific adjustments made for this appraisal

The regression analysis of the site area adjustment for difference in site area square footage was $11.82 per square foot.  Site size adjustments were adjusted at
$11.82 per square foot for and difference greater than 500 square feet of effective site area after adjusting for site utility. I estimated land value for the site at $34.29 per
square foot.  Yet I only adjusted at $11.82 per square foot on the market grid for differences in site area greater than 500 square feet.  This difference is due to a
diminishing return.  After a buildable site has been developed with a adequate size home and site improvements the additional land left over has a diminishing value
since it has less and less value per foot as the additional land has less usefulness.  Thus the additional land was only adjusted at $11.82 per square foot.  This
adjustment was well supported by the regression analysis.

Condition of the property was adjusted at $10,000 for any difference between category C3 to C4 condition.  The estimated condition takes into account any renovation,
remodeling or updating that the subject and comparable sales may have had. The definitions of the C1 thru C6 condition rating note that the condition rating takes into
account the effect the condition of a property has upon effective age.  For this reason I no longer make adjustments for age or effective age since due consideration for
this is factored into the condition adjustment and making an age adjustment would be in effect making a double adjustment.  For this reason sometimes on the market
grid you may see homes with a large difference  In age but no adjustment made since effective age was considered when I made the condition adjustment.  My
observation from the interior photos and examination of the MLS comments for Comps 1 & 5 indicate these sales had been well maintained but were not recently
remodeled and are considered to be in similar (C4) condition as compared to the subject's (C4) condition.  Comp 2, 3, 4 & 6 had recent remodeling completed and were
in good (C3) condition and had less wear & tear and had some newer surface materials and are in superior (C3) condition.  From hybrid paired sales analysis and
depreciated cost analysis I estimate the condition adjustment to be minus -$10,000.  

From the cost approach I estimated the depreciated cost of the improvements to be $96.30 per square foot.  The depreciated cost per square foot of improvements
tends to set the upper limit to the market grid square footage adjustment.  The regression analysis of the square footage of living area adjustment was $60.65 per
square foot. See the attached regression analysis for gross living area adjustment.  Square footage was adjusted at $61 per square foot for any difference greater than
100 square feet.  Then the adjustment, as well as all adjustments, was rounded to the nearest $1,000.

The estimated depreciated cost of the pool was $16,500. There were no similar comparable sales with a pool so I adjusted at $12,000 for the pool amenity which is
about 27% below depreciated cost which would cover any loss in value to the pool for overimprovement for the neighborhood which might be likely given the lack of
homes with a pool amenity in this price range of home.

The subject had average quality interior upgrades consisting of average quality tile floors in the entire home with formica countertop in the kitchen and remodeled
granite countertops in the bathrooms; Most of the comps had similar quality flooring and countertops and needed no adjustments for differences in upgrades. Some of
the comps had laminate flooring or tile with carpet and tile or granite countertops. However in this price range of older home there is minimal market value difference for
these upgrades so no adjustments for upgrades was needed.

Comparable sales utilized were the most current sales with similar location, size and amenities available from the public records, via fares and dataquick.  We also
searched on-line mls and our own computerized appraisal plant.  All comparables utilized were relied upon.  But each was given its due weight in the analysis.

The closed comparable sales ranged in a price per square foot from a low of $295.03 Per square foot to a high of $349.09 Per square foot.  The subjects appraised
value estimate equates to a value per square foot of $298.30 square foot. This is within the range of the comparable sales.    Since the net and gross adjustments of
the comparable sales are low this indicates that the comparable sales are truly comparable to the subject and that the appraised value is reasonable and supported. 

In this appraisal equal weight was given all sales since no sale among the 5 closed sales sale stood out as being a better indicator of value over the other sales.  
Comparable six is a current listing and was considered to set the upper range of value for this analysis.
 
The Sales comparison analysis had adjustments applied to the comparable sales which reflect the market reaction to the differences in the properties, not the cost of
these differences.

General Purpose Form: Analysis of 3 year sale history and current agreement
According to the public records as shown by RealQuest and Realist. The subject property has been owned by the current owners for more than 3 years. The date that
title to the subject property last transferred was 01/17/2019. The reported sale price was $215,000. This is recoded in document number 19-019443.  This was a full
value grant deed transfer.  I reviewed the prior MLS and the subject was on the market for a total of 42 days before selling to the current owner and sold for just under
100% of the listing price. This was an arms-length market transfer.   The sale price was at full listing price and sold in only 42 days. There was no market resistance to
selling this home due to its location siding 50th Avenue at this price range.

Prior Listings in the prior year;
According to the MLS and the current owner, the subject property has been listed for sale within the year prior this appraisal. Subject was listed on 01/31/2023.  This
listing price was $409,000. Subject was on the market for 27 days before the listing was placed on hold on 02/27/2023 and the is still on hold.  The MLS listing number
was 219090194. No other listings in the year prior this valuation date.   

None of the comparable sales had any information on any market transfers in the year prior to the sale reported in this appraisal.
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Additional General notes:
note: whenever public record does not have recorded site size for comparable properties, appraiser utilizes online plat map measuring tool in order to determine site
size.  It is this number, when necessary, that is used in the sales comparison portion of the appraisal report.

note: Whenever appraiser is unable to gain access to comparable sales that are gated properties, appraiser utilizes knowledge of the market area, combined with, mls
and public record data, mls photos and, whenever possible, knowledge gained by speaking with real estate agents associated with those particular properties.  It is at
this point that appraiser makes an extraordinary assumption that the data sources utilized lend support to valid conclusions drawn by appraiser, as incorporated into the
appraisal report.

note:  Whenever appraiser believes a comparable property's mls photograph more accurately depicts what the property looked like at the time of sale, appraiser uses in
appraisal report that mls photograph in the appraisal report's comparable photo pages, as well as the appraiser's photograph of the comparable."  Also if a comparable
property was in a gated community and the appraiser was not granted access to the property then the appraiser will utilize an mls photo and a photo of the guard gate.

note: Whenever appraiser appraises a property for a purchase transaction, appraiser always requests a copy of the purchase agreement from the lender.  However, if
the lender does not supply a copy of the purchase agreement, and appraiser is able to obtain a copy from the listing agent associated with the pending sale transaction,
appraiser will utilize that purchase agreement by way of making an extraordinary assumption that the purchase agreement provided by the listing agent is exactly the
same as the purchase agreement the lender has.  If it is discovered after the appraisal is completed that both the lender's and listing agent's purchase agreements
differ from each other in any way, then the data reported on from the purchase contract in this appraisal report becomes null and void, and appraiser accepts no liability
in any way or form with regard to the pending sale transaction, or the sale information discussed in this appraisal report.

note: Payment of appraisal fee to appraiser/appraisal company is not contingent upon anything other than the client receiving the completed appraisal report.  Once
appraisal report is received by the client, appraisal fee is due and payable and expected to be paid in a timely manner. 

The fannie mae form 1004mc has on the form as the first point of analysis; "total# of comparable sales (settled)”. The fannie mae form 1004, top of page 2 has; "the
total comparable sales in the subject neighborhood within the past 12 month". These fannie mae forms are not allowed to be altered per fannie mae guidelines and
software capabilities.  However the appraiser  Lester  Caplan has disregarded from these form statement’s the word “comparable” . These sales and listings are only
neighborhood market data and each sale and listing in this group has not been analyzed to se if they are actually comparable to the subject property.

The reason for this is it is necessary to utilize a much larger pool of sales data to get accurate market statistics.  Only using sales that would meet the actual criteria of
being a comparable sale would generate a pool of data to small to utilize for market statistical analysis.

I Include in my appraisal the search criteria I utilized to search the entire neighborhood, not just the immediate neighborhood.  This search generates the 1 year comp
farm that I also include in my appraisal report.  It is from this comp farm that I select sales which are truly comparable to the subject property.  The use of the word
“comparable” on the above mentioned fannie mae forms is misleading, because most of the listings and sales from the comp farm are unsuitable to be utilized as
comparables for market value analysis of the subject.   But they are suitable to develop market area statistics.

The Data, conclusions, and opinions collected and rendered in this appraisal report are the intellectual property of the appraiser and provided to the specified client and
specified intended users of the report for the exclusive use relating directly to the use of the report as disclosed in this appraisal assignment. Any other use is forbidden.

The address reported on this appraisal form is according to us Postal Service records as required by uad format.  The title company reports the city or county address
and the title report may or may not match to USPS records.

env Report format:
If this report was delivered to the lender/client in env format as requested by the lender/client, the conversion from the original report into the env format does not always
include every page or all of the information contained in the original report.  As a result of this conversion process any resulting report(s) created from the env format
most likely will not contain all the data or pages needed for the reader to understand and follow the flow of data and full reasoning of the appraiser as intended in the
original copy of the full appraisal report.  The appraiser has no control over the final results of the env format report. The appraiser takes no responsibility for data that
may be  in reports in the env format or files created from the env format.  It is here recommended that the lender/client request and obtain a complete copy of the
original report in pdf format and also the xml format from the appraiser.  The appraiser will supply these to the lender/client free of charge. 

reasonable exposure time in market value estimates; uspap standard 1 rule 1-2 (b):
I have estimated reasonable exposure time in correlation to the market value definition as provided in this report to be from 3 to 6 months. This was estimated from
examination of the marketing times of the comparables utilized in this appraisal. Also statistical analysis of the general market area for the neighborhood, discussions
with local real estate brokers and current economic conditions. This estimate is predicated upon the assumption that the subject property offering would not exceed a
listing price 10% above the market value estimate above this appraisal. This estimate of reasonable exposure time in market value estimate is only for the property type
that is the subject of this appraisal.
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Javier and Virginia Botello 50020 Kenmore Street, Coachella, CA 92236

Lester Caplan 78206 Varner Road, Suite D-144, Palm Desert, CA 92211

See attached addenda.

Scope of the appraisal & scope of work

The scope of this assignment has included: (1) upon receiving the appraisal assignment, I send the client, owner or realtor involved in the transaction a pre-appraisal questionnaire to 

receive information on the subject property, then I begin researching property characteristics, zoning, site data etc. I do a preliminary estimate of the subject's highest and best use.  

Then I schedule the appraisal inspection.  (2) I research and make an investigation of current market conditions relative to the property type being appraised as well as the market 

sector with which the subject property is identified. I then research current market sales data relevant to the subject appraisal;  (3) I personally perform an inspection of the subject 

property, &  several similar property sales within the prior year of the inspection date and I drive the surrounding neighborhood and make an exterior inspection of the sales selected 

if they are not in a gated community; (4) interviews with brokers, property owners, appraisers and managers, as well as relevant public agencies and governing bodies; (5) 

collection, verification and analysis of market data and any other pertinent information necessary to the valuation process, then I select the best comparable properties to analyze and 

put in the report which includes viewing interior photos from the MLS of all the comparables utilized in the final analysis. (6) compilation of the descriptions, reasoning, analysis and 

explanations, leading to final value conclusions, within this report.

Lester Caplan  the appraiser's hereunder has personally inspected the property being appraised in this report. Mr. Caplan made an interior and exterior inspection of the subject and 

exterior inspection of comparable sales that are not in a gated community.   Mr. Caplan collected and analyzed the appropriate and available data that has been utilized in this report.  

 Mr. Caplan also verified all sales information relating to each of the comparable properties that have been identified and analyzed for comparison purposes under this report.  Mr. 

Caplan made  the analysis pertaining to the indicated adjustments that have been made with respect to each comparable sale that has been made under this report. The final estimate 

of value made in this report for the subject property was made solely by  Mr. Caplan.   Mr. Caplan completed the physical preparation of this report.  No other professional assistance 

was provided to Mr. Caplan by another person.

The california office of real estate appraisers will verify Mr. Caplan's California State Certified General Appraisal license numbered AG001751, expiration date September 1, 2024. Call 

the Bureau of Real Estate Appraisers at (916) 552 9000.

- F.I.R.R.E.A./U.S.P.A.P. addendum: scope   

The primary source of data searched is on-line MLS, on-line RealQuest and Realist property data reports, Riverside County parcel report.  We also have plat maps and zoning maps 

on-line. We also research zillow market analysis of the subject property zip code and MLS market conditions data.  A search is made to determine if the subject has been listed in the 

MLS in the year prior the date of appraisal.then a search is made for the most recent and current comparable sales and listings and pending sales in the subject neighborhood. Then 

the most similar 6 to 15 sales & listings are selected for a drive by inspection. Then the sales & listings are verified by a source familiar with the comparable sale 

(realtor/buyer/seller).  Then the most similar 3 to 9 sales & listings are selected to report upon. A minimum of three closed sales within 1 year of the date of appraisal  and at least 1 

listing or pending sale are reported upon in the appraisal report.   Then items of property characteristics which impact market value are identified and then appropriate adjustments 

are estimated from the market data.  Then the comparables are adjusted to the subject and then a market value estimate is made. A cost approach is also estimated where 

applicable.  If a cost approach is utilized i utilize the Marshall & Swift cost service to estimate improvement cost, and land value is estimated from either an extraction method or land 

sales.  And then these value estimates are reconciled to a final market value estimate for the subject. 
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Appraiser's certification

- I certify that, to the best of my knowledge and belief:- the statements of fact contained in this report are true and correct.- the credibility of 
this report, for the stated use by the stated user(s), of the reported analyses, opinions, and conclusions are limited only by the reported 
assumptions and limiting conditions, and are my personal, impartial, and unbiased professional analyses, opinions, and conclusions.

- I have no present or prospective interest in the property that is the subject of this report and no personal interest with respect to the parties 
involved.

- I have no bias with respect to the property that is the subject of this report or to the parties involved with this assignment.- my engagement 
in this assignment was not contingent upon developing or reporting predetermined results.

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

- My analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity with the uniform standards of 
professional appraisal practice that were in effect at the time this report was prepared.

- I did not base, either partially or completely, my analysis and/or the opinion of value in the appraisal report on the race, color, religion, 
sex, handicap, familial status, or national origin of either the prospective owners or occupants of the subject property, or of the present 
owners or occupants of the properties in the vicinity of the subject property.

- Unless otherwise indicated, I have made a personal inspection of the property that is the subject of this report.- unless otherwise indicated, 
no one provided significant real property appraisal assistance to the person(s) signing this certification.

- Unless otherwise indicated, I have performed no services, as an appraiser or in any other capacity, regarding the property that is the 
subject of this report within the three-year period immediately preceding acceptance of this assignment.

Definition of “fair market value of the property taken see the 2021 California Code Eminent 
Domain Law Chapter 9, Artical 4, Measure of Compensation for Property Taken,
to use in the settlement of a Eminent Domain Action”  Please see the complete definition on 
pages 5, 6 & 7 of  this appraisal

Javier and Virginia Botello Javier and Virginia Botello

kinabotello9@gmail.com 50020 Kenmore Street, Coachella, CA 92236

Lester Caplan

American Valuation Company

(760) 574-5242 (760) 406-5783

les@Desertavc.com

03/20/2023

AG001751 CA

SCREA, AGA, CA State Certified General Real Estate Appraiser

09/01/2024

03/06/2023
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Condition Ratings and Definitions

C1

The improvements have been recently constructed and have not been previously occupied. The entire structure and all components are new

and the dwelling features no physical depreciation.

Note: Newly constructed improvements that feature recycled or previously used materials and/or components can be considered new dwellings

provided that the dwelling is placed on a 100 percent new foundation and the recycled materials and the recycled components have been

rehabilitated/remanufactured into like-new condition. Improvements that have not been previously occupied are not considered “new” if they

have any significant physical depreciation (that is, newly constructed dwellings that have been vacant for an extended period of time without

adequate maintenance or upkeep).

C2

The improvements feature no deferred maintenance, little or no physical depreciation, and require no repairs. Virtually all building components

are new or have been recently repaired, refinished, or rehabilitated. All outdated components and finishes have been updated and/or replaced

with components that meet current standards. Dwellings in this category are either almost new or have been recently completely renovated and

are similar in condition to new construction.

Note: The improvements represent a relatively new property that is well maintained with no deferred maintenance and little or no physical

depreciation, or an older property that has been recently completely renovated.

C3

The improvements are well maintained and feature limited physical depreciation due to normal wear and tear. Some components, but not every

major building component, may be updated or recently rehabilitated. The structure has been well maintained.

Note: The improvement is in its first-cycle of replacing short-lived building components (appliances, floor coverings, HVAC, etc.) and is

being well maintained. Its estimated effective age is less than its actual age. It also may reflect a property in which the majority of

short-lived building components have been replaced but not to the level of a complete renovation.

C4

The improvements feature some minor deferred maintenance and physical deterioration due to normal wear and tear. The dwelling has been

adequately maintained and requires only minimal repairs to building components/mechanical systems and cosmetic repairs. All major building

components have been adequately maintained and are functionally adequate.

Note: The estimated effective age may be close to or equal to its actual age. It reflects a property in which some of the short-lived building

components have been replaced, and some short-lived building components are at or near the end of their physical life expectancy; however,

they still function adequately. Most minor repairs have been addressed on an ongoing basis resulting in an adequately maintained property.

C5

The improvements feature obvious deferred maintenance and are in need of some significant repairs. Some building components need repairs,

rehabilitation, or updating. The functional utility and overall livability is somewhat diminished due to condition, but the dwelling remains

useable and functional as a residence.

Note: Some significant repairs are needed to the improvements due to the lack of adequate maintenance. It reflects a property in which many

of its short-lived building components are at the end of or have exceeded their physical life expectancy but remain functional.

C6

The improvements have substantial damage or deferred maintenance with deficiencies or defects that are severe enough to affect the safety,

soundness, or structural integrity of the improvements. The improvements are in need of substantial repairs and rehabilitation, including many

or most major components.

Note: Substantial repairs are needed to the improvements due to the lack of adequate maintenance or property damage. It reflects a property

with conditions severe enough to affect the safety, soundness, or structural integrity of the improvements.

Quality Ratings and Definitions

Q1

Dwellings with this quality rating are usually unique structures that are individually designed by an architect for a specified user. Such

residences typically are constructed from detailed architectural plans and specifications and feature an exceptionally high level of workmanship

and exceptionally high-grade materials throughout the interior and exterior of the structure. The design features exceptionally high-quality

exterior refinements and ornamentation, and exceptionally high-quality interior refinements. The workmanship, materials, and finishes

throughout the dwelling are of exceptionally high quality.

Q2

Dwellings with this quality rating are often custom designed for construction on an individual property owner’s site. However, dwellings in

this quality grade are also found in high-quality tract developments featuring residence constructed from individual plans or from highly

modified or upgraded plans. The design features detailed, high quality exterior ornamentation, high-quality interior refinements, and detail. The

workmanship, materials, and finishes throughout the dwelling are generally of high or very high quality.

UAD Version 9/2011 (Updated 1/2014)
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Quality Ratings and Definitions (continued)

Q3

Dwellings with this quality rating are residences of higher quality built from individual or readily available designer plans in above-standard

residential tract developments or on an individual property owner’s site. The design includes significant exterior ornamentation and interiors

that are well finished. The workmanship exceeds acceptable standards and many materials and finishes throughout the dwelling have been

upgraded from “stock” standards.

Q4

Dwellings with this quality rating meet or exceed the requirements of applicable building codes. Standard or modified standard building plans

are utilized and the design includes adequate fenestration and some exterior ornamentation and interior refinements. Materials, workmanship,

finish, and equipment are of stock or builder grade and may feature some upgrades.

Q5

Dwellings with this quality rating feature economy of construction and basic functionality as main considerations. Such dwellings feature a

plain design using readily available or basic floor plans featuring minimal fenestration and basic finishes with minimal exterior ornamentation

and limited interior detail. These dwellings meet minimum building codes and are constructed with inexpensive, stock materials

with limited refinements and upgrades.

Q6

Dwellings with this quality rating are of basic quality and lower cost; some may not be suitable for year-round occupancy. Such dwellings

are often built with simple plans or without plans, often utilizing the lowest quality building materials. Such dwellings are often built or

expanded by persons who are professionally unskilled or possess only minimal construction skills. Electrical, plumbing, and other mechanical

systems and equipment may be minimal or non-existent. Older dwellings may feature one or more substandard or non-conforming additions

to the original structure

Definitions of Not Updated, Updated, and Remodeled

Not Updated

Little or no updating or modernization. This description includes, but is not limited to, new homes.

Residential properties of fifteen years of age or less often reflect an original condition with no updating, if no major

components have been replaced or updated. Those over fifteen years of age are also considered not updated if the

appliances, fixtures, and finishes are predominantly dated. An area that is ‘Not Updated’ may still be well maintained

and fully functional, and this rating does not necessarily imply deferred maintenance or physical/functional deterioration.

Updated

The area of the home has been modified to meet current market expectations. These modifications

are limited in terms of both scope and cost.

An updated area of the home should have an improved look and feel, or functional utility. Changes that constitute

updates include refurbishment and/or replacing components to meet existing market expectations. Updates do not

include significant alterations to the existing structure.

Remodeled

Significant finish and/or structural changes have been made that increase utility and appeal through

complete replacement and/or expansion.

A remodeled area reflects fundamental changes that include multiple alterations. These alterations may include

some or all of the following: replacement of a major component (cabinet(s), bathtub, or bathroom tile), relocation

of plumbing/gas fixtures/appliances, significant structural alterations (relocating walls, and/or the addition of)

square footage). This would include a complete gutting and rebuild.

Explanation of Bathroom Count

Three-quarter baths are counted as a full bath in all cases.  Quarter baths (baths that feature only a toilet) are not

included in the bathroom count.  The number of full and half baths is reported by separating the two values using a

period, where the full bath count is represented to the left of the period and the half bath count is represented to the

right of the period.

Example:

3.2 indicates three full baths and two half baths.

UAD Version 9/2011 (Updated 1/2014)
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Abbreviations Used in Data Standardization Text

Abbreviation Full Name Fields Where This Abbreviation May Appear

A Adverse Location & View

ac Acres Area, Site

AdjPrk Adjacent to Park Location

AdjPwr Adjacent to Power Lines Location

ArmLth Arms Length Sale Sale or Financing Concessions

AT Attached Structure Design (Style)

B Beneficial Location & View

ba Bathroom(s) Basement & Finished Rooms Below Grade

br Bedroom Basement & Finished Rooms Below Grade

BsyRd Busy Road Location

c Contracted Date Date of Sale/Time

Cash Cash Sale or Financing Concessions

Comm Commercial Influence Location

Conv Conventional Sale or Financing Concessions

cp Carport Garage/Carport

CrtOrd Court Ordered Sale Sale or Financing Concessions

CtySky City View Skyline View View

CtyStr City Street View View

cv Covered Garage/Carport

DOM Days On Market Data Sources

DT Detached Structure Design (Style)

dw Driveway Garage/Carport

e Expiration Date Date of Sale/Time

Estate Estate Sale Sale or Financing Concessions

FHA Federal Housing Authority Sale or Financing Concessions

g Garage Garage/Carport

ga Attached Garage Garage/Carport

gbi Built-in Garage Garage/Carport

gd Detached Garage Garage/Carport

GlfCse Golf Course Location

Glfvw Golf Course View View

GR Garden Design (Style)

HR High Rise Design (Style)

in Interior Only Stairs Basement & Finished Rooms Below Grade

Ind Industrial Location & View

Listing Listing Sale or Financing Concessions

Lndfl Landfill Location

LtdSght Limited Sight View

MR Mid-rise Design (Style)

Mtn Mountain View View

N Neutral Location & View

NonArm Non-Arms Length Sale Sale or Financing Concessions

o Other Basement & Finished Rooms Below Grade

O Other Design (Style)

op Open Garage/Carport

Prk Park View View

Pstrl Pastoral View View

PwrLn Power Lines View

PubTrn Public Transportation Location

Relo Relocation Sale Sale or Financing Concessions

REO REO Sale Sale or Financing Concessions

Res Residential Location & View

RH USDA - Rural Housing Sale or Financing Concessions

rr Recreational (Rec) Room Basement & Finished Rooms Below Grade

RT Row or Townhouse Design (Style)

s Settlement Date Date of Sale/Time

SD Semi-detached Structure Design (Style)

Short Short Sale Sale or Financing Concessions

sf Square Feet Area, Site, Basement

sqm Square Meters Area, Site

Unk Unknown Date of Sale/Time

VA Veterans Administration Sale or Financing Concessions

w Withdrawn Date Date of Sale/Time

wo Walk Out Basement Basement & Finished Rooms Below Grade

Woods Woods View View

Wtr Water View View

WtrFr Water Frontage Location

wu Walk Up Basement Basement & Finished Rooms Below Grade

UAD Version 9/2011 (Updated 1/2014)
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50020 Kenmore St
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Javier and Virginia Botello

The intended use of this appraisal is to assist the client, the owner of the subject property, Javier and Virginia Botello determine fair market value of the property taken. See the 2021 California Code Eminent Domain 

Law Chapter 9, Artical 4, Measure of Compensation for Property Taken, to use in the settlement of a Eminent Domain Negotiation Between the owner Javier and Virginia Botello and the City of Coachella.

The primary source of data searched is on-line MLS, on-line Realquest and Realist. A search is made to determine if the subject has been listed in the mls in the year prior the date of appraisal.  Then a search is made 

for the most recent and current comparable sales in the subject neighborhood.  Then the most similar 6 to 12 sales are selected for a drive by inspection. Then the sales are verified by a source familiar with the 

comparable sale (realtor/buyer/seller).  Then the most similar 3 to 9 sales are selected to report upon. A minimum of three closed sales within 1 year of the date of appraisal are required.  The sales are adjusted to the 

subject and then a market value estimate is made.  A cost approach is also estimated and then these value estimates are reconciled to a final market value estimate for the subject. 

The report is to be utilized to assist the owner, Javier and Virginia Botello to negotiate, mediate or litigate, a Eminent Domain Action between the owner Javier and Virginia Botello and the City of Coachella. This is the 

only intended use.  The intended user is the the property owner Javier and Virginia Botello.  No other user is authorized and any other use or user is not warranted by the appraiser.  This appraisal may not be utilized 

for a federal related loan transaction, since the appraiser was directly engaged by the property owner and not a lending institution.

See addendum for subject's 3 year sale history and 1 year listing history

See addendum for subject's 3 year sale history and 1 year listing history

The exposure time /marketing time in relation to the market value definition is estimated at three to six months.  With the property being offered at no more than 10% above its market value. See reconciliation 

comments addendum.

No personal property was given any consideration in this appraisal. No value was given the subject property for any personal property.  The value contribution of any personal property included with the purchase of a 

comparable sale was deducted on the market grid for that sale.

The full compensation for the appraisal is the amount agreed upon with the client $900, The invoice is attached. The full appraisal fee for this appraisal is $900.  No other compensation for this appraisal has been 

made.

- Unless otherwise indicated in the comments below, I have performed no services, as an appraiser or in any other capacity, regarding the property that is the subject of this report within the three-year period 

immediately preceding acceptance of this assignment.

This appraisal may not be utilized for a federal related loan transaction, since the appraiser was directly engaged by the property owners and not a lending institution. The appraisal was not prepared in accordance 

with the requirements of title XI of the Financial Institutions Reform, Recovery and Enforcement Act of 1989, (F.I.R.R.E.A..) as amended (12 u.s.c. 3331 et seq.), and any implementing regulations.

Lester Caplan

03/06/2023

Borrower

Owner

FIRREA / USPAP ADDENDUM

Property Address

City County State Zip Code

Purpose

Scope

Intended Use / Intended User

History of Property

Current listing information:

Prior sale:

Exposure Time / Marketing Time

Personal (non-realty) Transfers

Additional Comments

Certification Supplement

1. This appraisal assignment was not based on a requested minimum valuation, a specific valuation, or an approval of a loan.

2. My compensation is not contingent upon the reporting of a predetermined value or direction in value that favors the cause of the client, the amount of the value

estimate, the attainment of a stipulated result or the occurrence of a subsequent event.

Appraiser(s):

Effective date / Report date:

Supervisory Appraiser(s):

Effective date / Report date:



FHA/VA Case No. Page # 26 of 72

Form SKT.BLDSKI - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

Building Sketch

N/A - Eminent Domain Negotiation Use

50020 Kenmore St

Coachella Riverside CA 92236

Javier and Virginia Botello

The appraiser Lester Caplan measured the subject property utilizing the Square Footage-Method for Calculating: ANSI® Z765-2021 (American National Standards Institute®) Measuring Standard for measuring, 

calculating, and reporting gross living area (GLA) and non-GLA areas of subject property for this appraisal. 
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TOTAL Sketch by a la mode, inc. Area Calculations Summary

Living Area Calculation Details

First Floor 1294.16 Sq ft  46.2 × 24.8  = 1145.76

 3.5 × 21.8  = 76.3

 3.5 × 20.6  = 72.1

Total Living Area (Rounded): 1294 Sq ft

Non-living Area

2 Car Att Garage 472.39 Sq ft  21.8 × 20.6  = 449.08

 6.3 × 3.7  = 23.31

Cv Patio 86.26 Sq ft  3.8 × 3.5  = 13.3

 5.7 × 12.8  = 72.96

Cv Patio 434.39 Sq ft  35.9 × 12.1  = 434.39

Pool 416 Sq ft  30 × 12  = 360

 0.5 × 16 × 7  = 56

Property Address

City County State Zip Code
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Scope Of The Report

Appraisal Scope:

The Scope Of This Assignment Has Included: (1) Upon Receiving The Appraisal Assignment, I Send The Owner Or Realtor Involved In The Transaction A Pre-
Appraisal Questionnaire To Receive Information On The Subject Property, Then I Begin Researching Property Characteristics, Zoning, Site Data Etc. I Do A
Preliminary Estimate Of The Subject's Highest And Best Use.  Then I Schedule The Appraisal Inspection.  (2) I Research And Make An Investigation Of Current Market
Conditions Relative To The Property Type Being Appraised As Well As The Market Sector With Which The Subject Property Is Identified. I Then Research Current
Market Sales Data Relevant To The Subject Appraisal;  (3) I Personally Perform  An Inspection Of The Subject Property, &  Several Similar  Property Sales Within The
Prior Year Of The Inspection Date And I Drive The Surrounding Neighborhood; (4) Interviews With Brokers, Property Owners, Appraisers And Managers, As Well As
Relevant Public Agencies And Governing Bodies; (5) Collection, Verification And Analysis Of Market Data And Any Other Pertinent Information Necessary To The
Valuation Process, Then I Select The Best Comparable Properties To Analyze And Put In The Report Which Includes View Interior Photos From The Mls Of All The
Comparables Utilized In The Final Analysis. (6) Compilation Of The Descriptions, Reasoning, Analysis And Explanations, Leading To Final Value Conclusions, Within
This Report.

Lester Caplan  The Appraiser's Hereunder Has Personally Inspected The Property Being Appraised In This Report. Mr. Caplan Made An Interior And Exterior
Inspection Of The Subject And Comparable Sales.   Mr. Caplan  Collected And Analyzed The Appropriate And Available Data That Has Been Utilized In This Report.  
Mr. Caplan Also Verified All Sales Information Relating To Each Of The Comparable Properties That Have Been Identified And Analyzed For Comparison Purposes
Under This Report.  Mr. Caplan Made  The Analysis Pertaining  To The Indicated Adjustments That Have Been Made With Respect To Each Comparable Sale That
Has Been Made Under This Report. The Final Estimate Of Value Made In This Report For The Subject Property Was Made Solely By  Mr. Caplan.   Mr. Caplan
Completed The Physical Preparation Of This Report.  No Other Professional Assistance Was Provided To  Mr. Caplan By Another Person.

The California Office Of Real Estate Appraisers Will Verify Mr. Caplan´s California Certified General Appraisal License Numbered Ag001751, Expiration Date
September 1, 2024. Call The Office Of Real Estate Appraisers At (916) 552 9000.

The appraiser Lester Caplan measured the subject property utilizing the Square Footage-Method for Calculating: ANSI® Z765-2021 (American National Standards

Institute®) Measuring Standard for measuring, calculating, and reporting gross living area (GLA) and non-GLA areas of subject property for this appraisal. The

measurements are in compliance with the Fannie Mae guidelines that are in effect on April 1, 2022, for loans sold to Fannie Mae

 • Firrea/uspap Addendum: Scope   
The Primary Source Of Data Searched Is On-line Mls, On-line Realquest And Realist Property Data Reports, Riverside County Parcel Report.  We Also Have Plat
Maps And Zoning Maps On-line. We Also Research Zillow Market Analysis Of The Subject Property Zip Code And Mls Market Conditions Data.  A Search Is Made To
Determine If The Subject Has Been Listed In The Mls In The Year Prior The Date Of Appraisal.then A Search Is Made For The Most Recent And Current Comparable
Sales And Listings And Pending Sales In The Subject Neighborhood. Then The Most Similar 6 To 15 Sales & Listings Are Selected For A Drive By Inspection. Then
The Sales & Listings Are Verified By A Source Familiar With The Comparable Sale (Realtor/buyer/seller).  Then The Most Similar 3 To 9 Sales & Listings Are Selected
To Report Upon. A Minimum Of Three Closed Sales Within 1 Year Of The Date Of Appraisal  And At Least 1 Listing Or Pending Sale Are Reported Upon In The
Appraisal Report.   Then Items Of Property Characteristics Which Impact Market Value Are Identified And Then Appropriate Adjustments Are Estimated From The
Market Data.  Then The Comparables Are Adjusted To The Subject And Then A Market Value Estimate Is Made. A Cost Approach Is Also Estimated Where
Applicable.  If A Cost Approach Is Utilized I Utilize The Marshall & Swift Cost Service To Estimate Improvement Cost, And Land Value Is Estimated From Either An
Abstraction Method Or Land Sales.  And Then These Value Estimates Are Reconciled To A Final Market Value Estimate For The Subject. 
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Highest And Best Use Analysis

A Brief Description Of The Term Highest And Best Use, Would Be:

The Use, From Among Reasonable Probable And Legal Alternative Uses, Found To Be Physically Possible, Appropriately Supported,
Financially Feasible And That Results In The Highest Present Land Value. (See *1)

Implied Within This Definition Is Recognition Of The Contribution Of That Specific Use To Community Environment As To Community
Development Sales In Addition To Wealth Maximization. Also Implied Is That The Determination Of Highest And Best Use Results From The
Appraiser's Judgment And Analytical Skill, I.e. That The Use Determined Represents An Opinion, Not A Fact.

The Highest And Best Use Section Of This Report Is The Pivotal Point In The Appraisal Process. All Previous Data Is Used To Test The Four
Criteria, As Stated In The Definition: (1) Physically Possible, (2) Legally Permitted, (3) Economically Feasible And, (4) Maximally Productive.

In Analyzing The Highest And Best Use Of The Subject Property, The First Question Is: Is It Physically Possible To Develop The Subject
Property? The Answer Would Be Yes Since The Subject Site Is Capable Of Supporting The Existing Improvements Which Have Functional,
Useful Floor Plan And Site Plan.

The Answer To The Second Question Is Yes: Is It Legally Permissible For The Site To Be Utilized As A Single Family Residential Property. As
Stated In The Site Section Of The Report The Subject Site Is Zoned R-S - single family residential Which Does Permit The Existing Single
Family Residential Utilization Of The Land And Improvements And Is The Only Type Of Project That Could Legally Be Built.

The Third Question Asks: Is It Feasible To Develop The Site As Proposed? The Answer To This Question Would Also Be Yes. The Existing
Improvements Do Not Contribute To An Overbuilt Market. The Current Zoning And Development Trends Of The Area Dictate That The Only
Marketable Use For The Site Is That Of A Single Family Use And The Subject Site Could Be Developed For This Use And Still Sell At A Profit
Which Is The Measure Of Feasibility. The Level Of Profit Would Be High Enough To Attract Investor-developers In The Current Economic
Conditions As Evidenced By New Projects Under Development In Close Proximity To The Subject Community.

The Fourth And Final Question Asks: Is The Proposed Use Maximally Productive? Again The Answer Is Yes. After Analyzing The Subject Site
And The Development Trends Of The Neighborhood There Is Only One Type Of Development That The Site Would Support. This Is The
Development Of The Site As A Single Family Dwelling. Therefore, The Existing Development Of The Subject Site As A Single Family Dwelling
Is The Maximally Productive Use That Would Supply The Greatest Return To The Land. The Existing Improvements Are Developed To The
Maximum Density That The Site And Zoning Will Accommodate.

In Summary, The Existing Utilization Of Land And Improvements Meets All The Criteria Of All Four Tests. Therefore, It Is Our Opinion That The
Highest And Best Use For The Subject Site Is The Present Utilization Of The Land And Improvements As A Single Family Dwelling.

*1) American Institute Of Real Estate Appraisers, The Appraisal Of Real Estate, Ninth Edition, Pg. 244.
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Scope Of Environmental Investigation Addendum:

I Did Not Observe Any Adverse Environmental Conditions. No Adverse Environmental Conditions Were Disclosed To Me During The Course Of My Investigation. The
Scope Of My Environmental Investigation Is As Follows: I Made A Visual Inspection Of The Site And Surrounding Area For Any Apparent Adverse Environmental
Conditions And I Asked The Subject Property Owner/occupant If They Were Aware Of Any Adverse Environmental Conditions In The Neighborhood. I Also Asked The
Realtors I Spoke With If They Were Aware Of Any Adverse Environmental Conditions. They All Replied No. The Appraiser Assumes No Responsibility For The
Possible Presence Of Lead Paint, Asbestos, Urea Formaldehyde, Radon Or Other Toxic Or Hazardous Materials On Or About The Property. If The Presence Of Such
Material Is Known To Me, All Comments Regarding Such Conditions Would Be Found Here. If The Subject Improvements Were Built Prior To 1980then It Is Possible
That There Is Lead Based Paint Or Asbestos On Site. I Am Not A Professional Environmental Inspector. If Hazardous Materials Are On Site Then There Could Be Cost
Associated With These Materials That Are Not Considered In This Value Estimate And The Value Could Be Lower Than Reported In This Appraisal. If The Reader Of
The Report Has Any Concern At All With Environmental Conditions, Then It Is Recommended That They Order An Environmental Inspection By A Professional
Environmental Inspector. This Type Of Inspection Is Outside Of The Scope Of My Professional Experience.

There Are Frequent Earthquakes In Southern California. We Have Made An Inspection Of The Subject Property And It Appears To Be Free Of Structural Damage
Related To Recent Earthquakes And After Shocks. All Utilities Servicing The Property Appear To Be Functioning Properly. Although The Inspection Revealed No
Apparent Indications Of Significant Damage To The Property . It Is Noted That The Appraiser Is Not An Expert Of Structural Integrity Or Utility Related Fields. Thus The
Appraiser Does Not Warrant The Structural Integrity Or Utilities.

Appraiser Recommends Inspection By A Structural Or Civil Engineer If Concerned With Damages Potentially Undetected By Appraisers Very Limited Earthquake
Inspection. I Have Not Searched The Public Records To See If The Subject Site Is Within An Earthquake Zone. If Subject Site Is Within An Earthquake Zone This
Could Impact The Value Estimate. Reader Is Advised To Determine This Information For Them Self Since This Appraisal Makes No Warranty As To The Effect Upon
Value Of An Earthquake Zone.

As Of The Date Of The Appraisal Inspection There Was No Apparent Flood Or Water Damage.

"HEALTH AND SAFETY FACTORS: 
The subject property description in this report including any building plans, plat maps, and photo addenda is based on my physical inspection of
the subject property, data available in public information sources, and statements of persons associated with the subject property. As a Real
Estate Appraiser, I have no competence as a Soils Engineer, Civil Engineer, Building Trades Contractor, Building Inspector, or Environmental
Hazards Inspector. I have no qualifications to certify any health and safety factors regarding the subject property including but not limited to soils
stability, seismic risks, water supply, wastewater system, building and site elements structural integrity, utility systems, smoke, carbon-monoxide
detectors or any alarm systems, or environmental hazards. Accordingly, users of this report cannot rely upon it for any certification of subject
property health and safety factors. For such certification, the users of this report must engage the services of licensed professional health and
safety inspectors."

The inspection performed is an appraisal inspection for an estimate of value. "USPAP Advisory Opinion 2, ASB Advice: Purpose of an
Inspection" states

"The primary reason for inspecting the subject property is to gather information about the characteristics of the property that are relevant to its
value."  Italics added for emphasis. 
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0
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51980 Calle Empalme

0.98 MILES S

335,000

1,050

6

3

2.0

Residential/sides street

Resid.,no view amenity
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Average (Q4)
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1.1

Residential
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1,120
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1.1

Residential

Resid.,no view amenity

6,534 sf

Average (Q4)

51
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This analysis of prices in the subject market 

from 03-10-2022 to 03-01-2023 yields a 

price range of $309,000 to $440,000 for 

properties in the subject market as of 

03-06-2023.
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N/A - Eminent Domain Negotiation Use

50020 Kenmore St

Coachella Riverside CA 92236

Javier and Virginia Botello

This analysis of the price per sq ft. in the 

subject market from 03-10-2022 to 

03-01-2023 yields a range of $294/sf to 

$363/sf for properties in the subject market 

as of 03-06-2023.

This graph represents sales prices versus 

living area in the subject market from 

03-10-2022 to 03-01-2023 and shows a 

likely value for a property of 1,294 sf to be 

between $390,000 and $440,000.

This chart demonstrates the median sales to 

list price ratio for transactions in the market 

area between 03-07-2022 and 03-06-2023.
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N/A - Eminent Domain Negotiation Use

50020 Kenmore St

Coachella Riverside CA 92236

Javier and Virginia Botello

This chart shows the median days on 

market for sales and active listings during 

each month starting 03-07-2022 through 

03-06-2023.

For each month from 03-07-2022 to 

03-06-2023 this chart shows the median 

price per square foot for both sales and 

listings in the subject market.

This graph demonstrates the months of 

housing supply per month by taking the 

active number of listings during that month 

and dividing by the average number of sales 

per month over the 12 months trailing.

Form PIC3TACHART_LT - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

Borrower

Owner

Property Address

City County State Zip Code



FHA/VA Case No. Page # 60 of 72

Coachella Valley Housing Statistics February 2023 - Page 1

Form SCNLGL - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE



FHA/VA Case No. Page # 61 of 72

Coachella Valley Housing Statistics February 2023 - Page 2

Form SCNLGL - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE



FHA/VA Case No. Page # 62 of 72

Coachella Valley Housing Statistics February 2023 - Page 3

Form SCNLGL - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE



FHA/VA Case No. Page # 63 of 72

Coachella Valley Housing Statistics February 2023 - Page 4

Form SCNLGL - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE



FHA/VA Case No. Page # 64 of 72
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