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CITY OF SANTA ROSA PLANNING AND ECONOMIC DEVELOPMENT
ZONING ADMINISTRATOR MEETING

2 JANUARY 16, 2020
PROJECT NAME: PLAZA TEMPORAL - MITOTE FOOD PARK
z DECLARATION OF JOHN PAULSEN
5 I, John Paulsen declare:
6 1. I was born in Santa Rosa in 1956 and lived in Roseland and attended school in Roseland.
7 My father owned the eastern half of Roseland Village since the 1940s.
8 2. Ever since I can remember I walked around the Roseland Shopping Center, speaking with
9 | the shop owners and patrons. When I was not even a teenager, I helped my father with
10 miscellaneous maintenance and repair activities at Roseland. Accordingly, I have an
11 intimate daily relationship with Roseland Villdge Shopping Center. I still go there almost
12 daily.
13 3. At all times I saw the commercial and patron, vehicular and pedestrian access and parking
14 across the back and front of the buildings and parking lot. At all relevant times I was
15 aware of the parking and traffic reciprocal easements negotiated by Santa Rosa Mayor
16 Hugh Codding and my father to allow orderly development and use of Roseland Village.
17 The 1956 Reciprocal Recorded Easements is attached as Exhibit 1. It has been in effect
18 since I can remember and honored.
19 4. I looked at the Preliminary Title Report secured by the CDC when negotiating to
20 purchase the Baugh property in 2010. It clearly identifies the Recorded Easement. I also
21 looked at the Baugh Lease documents. The Baugh Lease documents clearly identify the
22 existence of not only the recorded easements, but the existing and obvious historical
23 access and parking common area shared by both halves of the Roseland Village Shopping
24 Center. Exhibit 2. The CDC was aware of these before its purchase.
25 5. I looked at the appraisal secured by the CDC in 2010. From the attached pages the
26 following are obvious.
- 27 A. The CDC intentionally withheld from the Appraiser the existence of the recorded
28 Reciprocal Easements. Exhibit 3.
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1 B. Even in the intentional CDC document manipulation, the Appraisers or a casual

2 visit could observe the actual prescriptive use by both halves of the Roseland

3 Village center for access and parking across the other, Exhibit 3. This condition is

depicted in, for example, the photos. Exhibit 4.

5 0. The vehicular access across the asphalt in front of the old Albertons’ concrete pad is 27

6 feet wide. [ personally measured it. Considering there will be more, not fewer, vehicles

7 driving across the shopping center once food trucks and bar arrive, the existing 27 ft.

8 wide driveway, and existing parking must be maintained. Neither can be legitimately

9 blocked. Doing so will be a direct violation of the Recorded and Historical presumptive
10 easements, and a clear violation of the City of Santa Rosa Planning recommendations.
11 7. The failings of the CDC as an “absentee” landlord are glaring and dangerous. The
12 attached photos (Exhibit 5) show the CDC indifference to trash, lack of maintenance, and
13 blight. The past is the best predictor of the future. Strict standards must be articulated and
14 an enforcement mechanism provided. The CDC track record of stewardship is abysmal
15 for the past nine (9) years. [ and my business Lessees and patrons have been forced to
16 tolerate CDC indifference, that requires me to ask for months, over a dozen times, for
17 even the simplest maintenance and cleanup to be performed.
18 8. My business Lessees include:
19 El Primo Express; Camacho Market; Casa Del Samartiano Christa.
20 Chula's Party Supplies; EL Patron Fashion; El Favrito Restaurant.
21 Herbalife; Max's Tamales; Income Tax Services; Peckham Law Offices (Immigration).
22 [ ask that the City of Santa Rosa require any CDC or MidPen or Mitote Application related
23 || representations to the City of Santa Rosa to be placed in writing and under Penalty of Perjury. This is
24 || one way to distinguish Palaver from Truth, and any presumed Good versus demonstrated Bad Faith of
25 || these Applicants statements.
26 Be very clear, I do not appose the concept of the Mitote Food Park. It could be easily placed on
27 || the old Albertson’s site, and still maintain the existing traffic flow, fire truck access and parking,.
28 || Similarly, it could be placed adjacent to the Dollar Store on the site of prior commercial activity, without

2

DECLARATION OF JOHN PAULSEN
SCV-264327




[\

O 00 N O w»n B~ W

10
11
12
13
14
15
16
17

violating the Deeded and Historical access and parking and comply with City of Santa Rosa standards
and regulations. Thank you.
[ declare under penalty of perjury under the laws of the State of California that the foregoing

is true and correct. Executed this Zt{i'_‘l day of January, 2020 in Santa Rosa, California.

'AULSEN, Plainfiff
AULSEN, ROSELAND VILLAGE, PAULSEN LAND
C

18
19
20
21
22
23
24
25
26
27
28

3

DECLARATION OF JOHN PAULSEN
SCV-264327




~ EXHIBIT



THIS AGREDMUNT mad? this 25th day a
be brepn:  ROSTILAND vtLLAGm, a!Otllrornra Gorpd

l
. raferrad Lo as "Pirat party"; and GODDING ENE%

.. Cerperation, her;inarbor referrod to a8 WSeoom;

Jowrw YBsSEa H

! '
WHDRERS, t e first part owns &and hd
{ng dosoribed Teal proparty, - %ooaﬁed in the Gg

"lor Gal;iornia, foenils ;
. . . ¥

Being s portlon of Ehe Rancho Cabes
Resa, beginning at point in the N
line of the-County Road Lleading from
to Sebastopol, (Hebustopol Avenue),
thereon: Nopth 73° 2l! Mast Ole.82 fq
old sbtalle Bt the Southwest corner of
of land debded by Charles J, Buokladd
teo J. H. Brush by doed dated Septemisr
and rocordtd in Boolk 161 of Deeds, j
Sonoma Couhty Records; thence alont
srly line of Sewastg pol Ayenue No )
.. TBask 567,18 Teot; thenos Yorth 16
6147.8” feoti o ths goutherly line af’]

|
i

GRANT 'OF RECTPROGAT, BASFUFNTE‘
l

b , .
LI - .
b tdvie to the fotbous

.

BRISES,

i
i
i
4
e
]
i
i

Pan by
N i '

s
o

,&nb& of Sonda, Sﬁﬁﬁo

:
; ¢

anta Roga
a%ant

’t from an

the trach

‘and wife

1! 1892,
Ge’ élB;

- 6 Santa
6 nérLy

173 2l
36 West
fhn Rebpht

P

ruly, 1956, by, aﬁa'
iaitlon, hareinafbaﬁ

& Caliiornia-

ghe North- *

5 w1467 mesfﬂf)

of way of mne Sebad opol Branch of {
westberm Paj ific Rai road, ' the true’ p
“weginning pr the, payeal to bo herelr;
thenoce retbrnlmg Sohith 16° 36! Baat |B
to &he Norbherly line of Ssbastopol
thence alohg. thesNotherly line of §
Avenue Nokth 72°% 15" Bagt 200 feet

he Novth«
olnt of
desarlbad,
7.8, feat
jenu@,
agbopol -
henge

Worth 2 west 127, Tjteot; thenge Noz
. Bast L ’aeb' thenoce. Norfh 5° Wes
5 thencé %oubh 73 50) West 91 8 faot
. North 5. VWpat 370 faet to'the Southg

. 8ald Railrfoad Riahﬁgoi Wey; thence

I 35! West outherly line o

© posd RighY of Way 235 feot, more or
_the point of boglnnlng. Containing
more or less; and - -

i . i

-d‘wdﬂ—«?

10
2 feet,
nence

Y ling of
th 79" ¢
wid Rail»

less, to
‘u9 acres,




aamfifﬁf}”i ms£416‘

‘r!l‘:lt)rt‘b‘ﬂs, t:\e second- parb‘y 1s the owner and possesuor of
_that cert&in resl property lor"atoc’i in the Oounty of Sonomn, S%&‘:

of Ce.lii‘or‘nla, more parblcular]y. described- as follows, t.o-—wj.’c' -
. . " ) f :x
Béing a porbion of- the Rancho Caboza de Santa
‘Rosa; beglmning ab i “point in the Northerly .
line of the Gounty ebd leading from Santa Rosg
< be Sabae}tonol, e‘oesbopol Avenue), dlstant -h
thereon’ North 73 2%' Bast B[16.82 fest from ail

old stake, at the Southwest. cprner of the traet:
of land dsoded by CHarles J,. Buckland add Wil
o J, H. Brush by dqed. datedLSep’cember 1898,
- and recorded in Book 161 .of Deeds, page 613 i
" Sonema County Records; thenoe Nowtd $° 35t We L.
" 596 feat to the Sousherly line rof the Right.of"
“Way of ‘the Sebastappl Branch of the Northwesthrn|
Pacific Raillroad,’ bpa tiue poilt off Veglmning! '
of the parcel t & herain describei, hence o~ -
turning South .5 ‘ Bast 896 Teot bo the Nonihs
Ay Line of S-bnstbuol Avenud; thencs North. 6
é:l Weat SW7.8 footr o tho Woubhowly line of 1
aa 14 Railroad right: of way; thence South 79° JS'-'
Hest -along the outherly line of said Railroad *
Right of Way 50 .fobt more or less: to the poipt
of veginning. Gontginiug 669" soros mors or |
l'ess;.and i i

P -
WHEREAS , seld prumbties are adjacanb to eaohliothér ad,
that the .\'ast line of the prolparty of ‘the first purby £ mn.fs the'\
. eaat 114ne of tha proparty of .}Lhe seeond uarﬁy, and - .
\IHDRDAS both of galid properties: are now emplpyad and L_x‘sed

; L an t:ho sibe of various sbtore :“Duil.dinga, cbrr{prksing a sho 3p:Lng contox .

+

known a's- ROSELAND VILLAGE; and - A f;

St pn ebies herets r‘mnhrm Lo gnmﬂ‘ Ho__sach n'f"‘rmh'
:

B

§
reoiproaal oagements over that portj on of said real pr Fert‘y whioh

haa‘b,eqn, and will e in the future, set agide for ‘veh culay parlcing

“lots, and drive-ways; , ‘ iy ;

wow, {L‘HBRLEORL, in cunsideration or the reci rooal rights

here in granted vy -each par-tyrtc the othex', e.nd of tho nuf».ual oovenanta‘.,‘-"

- ugvaemomts, oondltions, and s;mpu]u’ciona harein contaiged,' Lt lg -

) nmbua).ly sovenanted, lsupule.‘?ed, and agrosa g f‘ollowas
B [

i

(2)

], |




sior 857 med 7
1. The first party hereby grants unto sec6nd'party, or-
iés Assigns, a non-exclusive easement to wse and to allow the usajofl
the vehlcular warking lots and ii£¢e~waya which wresently uxisb, or
Jall be ﬁevelopad hereaftor, on the propcrby of the first party s
’ herolnabove deauribod for the benefib of Ltsels and its Lnviteed and
‘lioenseas, for tha Yngress, egrass, and parking of motov E@hialeu, for
al] propor purnoaes connected w;th the operation of retail’ buslnes?'_'
asbablishments by the granbee, Lts Leasess, tenants, or agents, suonk_vi
sasement to be on, the real property of the grantor, the first pa“by
hevsin, and uhicb is mowe specifieally deaoribad herainanovo as: tﬁe
preperty of tho first party. | . . B . 1'1

7 2 Thelseoond parLy hereby grants unto firet. parby, or

'
s

EXT waslgne, e non-exolusive easemﬂnb Lo wos and to allow Lha uge of
-tho vehloular parking -lots and drive~ways whioh prepenblﬁ axiyty or'7

" will be davaiopad hereafted, on thg property of the 'second parby as
herelnabove descplbed, for the beneflt .of Ltself and its invib.es $nd

,‘licenSGQJ, for the ingress, sgrens, and parking of motor vahloleu,

* far all proper purposes connectai with the oparabion.of vretall buainesd
eatabliﬂnmenta by the grantee, 1Ls losaaas, tenants, or agenﬂa, such

H.t eastmant L6 be on”the'real proporty of bné o}antor, the second narby

' . herein, and which L9 more specifiocally dascrlbed haretnabovu as Lhe

_ property of the -seoond party. . ]
* I
3.

B—Fb ‘S‘hud rebood—and—agrosd by nebwaen Jthie part;as\
hereto that.the easements grantad herein are to be held Py the naaneoB
“Hlve grantaes, thelr asslgns or succwasors, as abpurtoﬁant to. Lhﬁ “'ﬁ
land ovned by . Lho sald regpective grantan. 1

u, It s furthor understood and agread by and oahwaen the o

partlaa naratc that the flrst party will ¢are for and maintdin, and

«shall pay for sald care and maintonance, the parking lobs andﬂdrmvg~- ji

weys upon bthe. aaid propevty of the first party, and that said:seoond,

[

(3)




‘ inurby will care for and maintain, aFd shall pey for gafd card and

.nof the second party. ' . B ! \ : L T

*. Lo We ucﬁnqwledgpd.

= . . L . . K X, v : ‘
oL o ROSELAND. VILLAGE, a. Oamwmxa? .

S W@m Y 4

ehall LT oonumderad ag an ori¢inal document, and has oauaed bhe 5ame

o467 uedls P

] L}
maintsnance, the psrkxnp Lots and drive- Ways upou the salad pjopeity.

¢

fS- Phis. agreomonb has been oxecutbed in dupllcata bylthe

parties herebo, and saoh party hes’ ‘oxequboed & copyltheraof théh

3

'-IN WITNESS WHBRUOF, “the parﬁ&es hereto have heroun o BoL

thelr hands the dey and year first Abovo writben.

+

Pest Party:

Cowporation,

Sebﬁdﬁ Eartgt-

OODDXNG‘ENTPRPPISES, & Oalif~
ornia Corporatiion,

.‘ . T ) ) , . ‘ i . ‘
o - ” \‘aeconom
SYE “ . i 647? Mﬁ%w‘eﬁgﬁjﬂ‘

. + ‘f;‘ll )
L, o mggg}ﬁg TRE UEST:d
o fo . it WIR, PAST ‘7“1
’ ' Wf}//lsoom !FO '

“SEP 114

. rsé’mﬁ'amx'/w/ L

S ram

S W S
: . . " 4 A .
- , S ¥ - T
: . . o Lo J
. l T .



EXHIBIT



Members of tha
Commission

Housing Authority ¢ Redevelopment Agency
1440 Guerneville Road, Santa Rosa, CA 95403-4107 Efren cag;l‘g;:

Shirtea Zane
Vica Chair

March 18, 2011 Valetie Brown
David Rabbitt

Mike McGulre

Leslie Q. Hudson
Escrow Officer Kathicen H. Kane
Fidelity National Title Company Executive Director
1309 College Ave. #100

Santa Rosa, CA 95404

RE: 665 Sebastopol Rd., Santa Rosa, CA
Escrow Number 0490504723

Escrow Instructions

Dear Ms. Hudson:

This letter constitutes escrow instructions to you on behalf of the Sonoma
County Community Development Commission ("Commission") in connection
with the above-referenced escrow. | am authonzed to execute these
instructions on behalf of the Commission.

Through this escrow, the Sonoma County Community Development
Commission, a public body, corporate and politic, will purchase the property
located at 665 Sebastopol Road, Santa Rosa, CA, APN 125-111-037-000,

commonly know as Roseland Village, from James T. Baugh, Trustee of the
i i i maore

particularly in the Fidelity National Title Company (Escrow Holder) preliminary ezzsmetss=zsc.
report, dated as of February 7, 2011 (the "Preliminary Report").

The Commission previously submitted into escrow two checks in the amount of
$25,000 and $3,500,000, for a total of $3,525,000, to be credited towards the
acquisition and closing costs of the Property. Proceeds of Commission’s
$3,525,000 are to be used for payment of the purchase price of $3,490,000 and
for the payment of a CLTA Owners policy of title insurance in the amount of
$6,505, escrow fees in the amount of $3,350, and other escrow expenses as
approved by the Commission. All remaining funds from Commission's fund
balance not used through this escrow shall be returned to Commission.

L. DEPOSITS IN ESCROW.

A. Funds in the amount of $3,500,000, previously deposited into
escrow on March 16, 2011, copy of receipt enclosed.,.

B. Funds in the amount of $25,000, previously deposited on July
26, 2010, copy of receipt attached.

@ Telephone (707) 565-7500
FAX (707) 566-7583 « TDD (707) 565-7555



Visik Us on our Webslte! www,faticcom

Fidelity National Title Company

ISSUING OFFXCE: 3075 Prospect Park Orive, Sulte 130 « Rancho Cordava, CA 95670

FOR SETTLEMENT INQUIRIES, CONTACT: Rdulity Natianal Tile Company + Downtown
'1309 Callege Ava., Suitn 100 » Santa Ros3, CA 95404

707 541-0300 « FAX 707 5417300
PRELIMINARY REPORT
Amended
Title Officer: Katherine rat Title No.: 10-490504723-G-RF
Escrow Officers_Leslie Q, Hudson lacate No.: CAFNT0949-0949-0005-T9T5TA723
Escrow No.: 10-480504723-LQH
TO:  Sonoma County Community Redevelopment Agen
1440 Guemevllle Rd &4 pment Agency
Santa Rosa, CA 95406
ATTN: Bab Branson
PRORERYY ADDRESS: 665 Sebastopo! Rd, Santa Rosa, California
EFFECTIVE DATE: February 7, 2011, 07:30 A.M.
‘The form of paticy ar pelicies of title Insuranca contemplated by this repart is:
ALTA Gwner's Policy (6/17/06)
L THE ESTATE OR INTEREST IN THE LAND HEREINAFTER DESCRIBED OR REFERRED TO COVERED BY
THIS REPQRT IS; .
A Fee

2. TITLE TO SAID ESTATE OR INTEREST AT THE DATE HEREOF 1S VESTED IN:
James T, Baugh, Trustee of tha Baugh Survivor's Trust (Trust 1)

3. THE LAND REFERRED TO IN THIS REPORT IS DESCRIBED AS FOLLOWS:
SEE EXHIBIT A" ATTACHED HERETO AND MADE A PART HEREOF

AB\AB 04/19/2010

CLTA Ardimnary Repot Romm - Modified (11/17/06)



TTEMS: (continued) ' Tithe No. 10490504723-C-KF

Locate No. CAFNTU949-0943-0005-0490504721

Matters contained in that certain document entitled "Grant of Reciprocal Easements" dated

8.
September 12, 1956, executed by Roseland Village, 2 California corparation recorded Septamber 12,
1956, Instrument No, €-92442, Book 1467, Page 415, af Official Records, which document, among Sl
other things, contains or provides for: parking and driveway .
Lol S M)
Reference 8 hereby made to sald document far full particulars.
9, Easemnent(s) for the purpose(s) shown below and rights Incidental thereto as granted in a
document.
Granted to: City of Santa Rosa
Purpase: Public utilities
Recorded: May raés 1958, Instrument No, F-4143S, Book 1588, Page 390, of Official
Recol
Affects: As described therein
10, Easement{s) for the purpose(s) shbwn below and rights incidental thereto as granted In a
document.
Granted to: Pacific Gas and Electric Company
Purpose: Underground gas main or pipeline
Recorded: m 1958, Instrument No. F-48201, Beok 1606, Page 10, of Officiatl
Affects: 10 feet (n width, as desaribed theseln
11,  Intentionally Oeleted
12,  Thafact that said land is included within a project area of the Redevelopment Agency shown befow,
and that proceedings for the redevelopment of sald project have been Instituted under the
Redevelopment Law (such redevelopment ta proceed anly after the adoption of the redevelopment
plan) as disclosed by a document.
Redevelopment.
Agency: Roseland Redevelopment Project
Recorded: November 29, 1984, Instrument, No, 84-79109, of Official Records
Amended by instrument recorded January 27, 2000 under 2000-8311, Senoma County Recards.
13, Easement{s) for the purpose(s) shown below and rights incidental thereto as granted in a

document,

Granted to: Paclfic Gas and Eectric Company
Purpose: Utilitles and maintenance
Recorded: August 3, 2000, Instrument No, 2000-77981, of Official Records
Affects: 10 feat in width in the Westerly portion of said land
4

CLYA Prefminaty Report Form - Modbad (21/37/05)
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MEMORANDUM OF LEASE

665 Sebagto )

Memorandum of L.eane, made September 20, 1969,

byandhetﬁecn Wilson Baugh Ente rpries
"Laadlord, " and ALPHA BETA ACME MARKETS, INC,, '"Tenant. "
WITNESSETH: '

That Landlord owns that certain parcel of real property described
in the attached Exhibit A, which parcel Landlord intends to improve as @

shopping center, '

pia:a Lense whereby

That Landlord and Tenant have entered,

Tenans has - ndlord b 2 b
& market building for the operation of a supermarketand other lewlul
buginess, for a term of twenty (20) Liease years and incl uding
certain options to extend, Said L.eage provides in part ss follows: '

"Landlord covenantsdand.agregs that the portion of t q:_a‘,hoppiqg,' gentor
% d"’vé{;‘,‘fé.-d@‘&v (I 7 co ﬁps“s&).;-ﬁln%wmm«»é- Lo T m

cated 33 parking an -Arsan shall rematn as sich through:
SGEThe teFa Of thts LoRsE, P Reenr a4 heraid otheruine providen

mmon.ar i) 58

nd thit except A herein otherwise p
ao building, fence, wall, signs, or other obstructions shall be erectad
SFMRatAined UPGATARY BOF LGN tHEF @Ot rmmammmam TS TR U TR

o WW; = Tt %ﬂmmmwm .

@ '"Landlord hereby grants to Tenant for the duration of the term of this
1 L.ease a nonexclusive easement, appurtenantto the demised premises,
. over and upon that portion of the shopping center designated as parking
" and common areas for the purpose of vehicular ingress and egress, and
the parking of the motor vehicl es of the customers, patrons, auppliers,
and employees of Tenant, its subtenants, and concesslonairesa. It is
understood and ag reed that with respect to that portion of the parking

oz
2L

RS

PSS

and-common-area included within the demised premiaes, if any, Land-
lord hereby reserves a nonexclusive easement for the purpose of vehicular
{ngreas and egregd, and the parking of the motor vehicles of the cuatomers,
patrons, suppliers, and employees of any other business conducted upon
the shopping centez, "

W

ViR At g

A

priv

P

All other terms and conditions of said Liease are incorporated
herein by reference, .

WILSON BAUGH ENTE

2

“ulhll,“
4,
'

PRISES  ALPHA BETA ACME MARKETS, INGs. /"7

JoANDLORD

Recording requested by
Alpha Beta Acme Markets, Inc,

When recorded, mail to
RESIDENT COUNSEL

Alphs Bota Acme Markets, [nc. (Signatures must be acknowiedged,)
777 South Harbor Boulevard .
La Habrs, California 90631  RECORDED AT REQUEST OF )79
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CRANT O HROIPROCAL RASKMRNTS

. .

TAIS AGRERENY, made this 25th dey of Jaly, 1958, by e2d
batvesnr ROSBIASD VILLA(R, & California Corporetlion, heroinaftor
reforrad to a3 Plrst Party™; end éommo ENTEBFRISES, & Californle
Corporation, boreloafter roforrad to sa "3ecdnd Purty®,

v

VITEEBASE

. VHEREAS, tbs firat party ovns end hay title to the follow-
Ing de3eribod rorl proparty, looated Im ths Covaty of Boacaa, Jtate

of Califorala, to-witt

Haing a portion of tho Rancho Gadaza Je¢ Santa
Rosa, bog:.uus at s polnt in tho Northarly
1ins of County Road leoeding from Santa Ross
$0 Sebastopol, [gebastopol Avenue}, dlatent
thoraon Worth 73° 24t Besy 846,02 fest frem wn
old stako nt tho Southuoat cornex of the tract
of lend deadod by Charlos J. Buckland apd wife
to Jo Ho Brush by dond dated Sogtmbor 6, 1892,
and procorded {n Book 161 of Doeds, page 413,

4 Sopcna Uounty Recordsy thance along tho,a'arth-
arly line of Sobastopol Avonna Nopth 73 200

East 567.18 foot; thenca Aorth 16" 161 West
ot to Southerly line of the Hizh%

@ (]
of way of ths Sedaatopol Branch of tha Horthe
¥ostara Paclfie Ratlroad, thoe trus point of
boglnning of tho percal %g bo horoin dessribadg
fhenca raturniog South 15° 36% Best )7,8 feat
to ths Rorthorly line of Sebastupol Avoano}
thon¢s along ths Berthorly Lino of Sebastopol
Avonua Xorth 72° 457 Hast 200 fest thange
North 5° Waat 127,7 feaky thangs North 82" 100
Baat 1b,5 foat)y thonea Horth Weah 62 fouts
thense gauth 73° 501 Wast 918 feet; thopes
Horth 5% Wast 370 feat to the Scouthsrd ling of
3aid Hallroad Right of Wayy ttoncs Sou
351 Weat along ths Soatharly line of ¢s1d Refl-
road ALght of Wey 235 foat, mors or lass, to -
tha polnt of beginning, Conteining 2,49 scres,
wors or Lassg and -
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SBANY OF HEGTPROUAL BAXEMENTS

.

THIY SCRERMBNY, mude thie 25th duy of Jaly, 1954, by end

ROSELAND YILLAGE, & Californis Corporatton, heralnaftor

reforred to 83 “Pirst Farty®; and CODDING EXIZHPRISES, m Californis
Corporatlon, horafoafter raferrad to ma “3oeond Party¥,

.

I EEBAABEH

.

WHERFAS, tka firsb party owny and bay title to tha follow-

Ing deverlved roul propadty, locatad fu ths Couaby of Bonax, Jtato

of Californls, tow-uity

Helng a porkion of tbe Rancho Cabexa de Santa
Bowt, bepinatng at & polut L the Horthaprly
1809 of the Gounby Boad Lssding froo Sanks Bose
to Bebnstopol, (gsbastopol Aysnua}, dlstant
tharnon Worth 737 2t East 846,82 foot from wn
old stsks st tha Southwest cornor of the bracy
of Yend deoded Dy Chxrles Y. Huskland apd wife
ko Je Ho Hrosh by dand dated Saptember &, 1892,
and pecordsd In Book 161 of Dssds, page 413
Soncsa County Reaopds) thenss along tba‘!i'ax‘th-
arly Line of Sobustopol Avouus Kopth 73 Elé'
Baat 567,18 faoty thanae Horth 16° 361 Was

178 fuok to tha Soulbuily dine—of—tha—Hieht

e & 1 113 P 4 ROV LR w
of wey of the Sebastopol Hranch of the Yorbhe
vestern Pasific Ralirosd, the Yrue point of
voglnning of tha parcel. bg be hapein deseribad;
thanca reburning South 16% 36¢ Easty $h7.9 rest
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thenes along ths Northorly line of Ssbastopal
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Horth Woak 327,71 reat] thancs Nopth 82 149
Brat 16,5 featy thenes North West 62 fanty
thence Soqkh 73" 507 Wash 91,0 feets thanca
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“

Yo The Sfirat party hereby grents unto second parky, or

L&3 a3slgns, & non-exolualve sasexent to use s54 to ALloW tha use of
the vohlaular parking lots end drive.ways which prasently extst, or
wilk te devalopad horaaftar, on the proporty or tha Yirst party e
harolnabovs deveribaed, Cor the honafit of Itaely and 1ts invliteos snd
Llesnsyes, for the lagrass, ezrssy, aud parking of molow vehlelaw, for
all propar purposas copkacled with tha oporation of retell businoss
e3tadbllshroents by tha graantes, Lts lasseoy, ¢onsnty, or agents; such
az3emant to tie oo the real proparty of the grantor, the flrst pax;w
hevafn, &5d uhieh 1d more spoctfleally deseribed hersinabaya ay’ the
property of tho Lirst party.

. 2. Thos swpcond parby hareby grants unto first party, or
1ty saslpns, o non-excluslve sasemont to use snd to sllovw the uze ol
ths vehleular parking lots and drive-ways whieh prasently exfst, or
will ba doveloped horeufiow, on tha property of ths sscond parbty as
barainsbovs daserited, for thu besellt of Ltyolf and Lty fnvitzes and
Yicensecas, for the Ingresa, sgreyy, snd parking of wotor wvehlales,
for all proper purpdsecs soanacted with tha operation of ratall business
astablisfrsants by tha grantes, ibs lewsees, tonants, o agents: such
vaxsment to be on tha rasl proparty off the grantor, the swecund party
kapala, gnd whleh L4 mors speslifcally deserlbed Barelnstowe a3 the

praparty ol the second party,

——ta W

3, It L2 underitood and mgresd by ond bativesn tha pertles
harotao that ths essermonty granted herain ars ta be hald by thw rasgec~
tivs granteas, their csslpgns or suscessora, ad sppurtensnt to @.}:.a

lend owrsd by ths sald raspeativs grantess, .
Yo 1t L3 furbhor understood and agrecd by and botwean the
partles hareto tha®k ths first party will care for and maintaln, and
Shall pay for sald tars and mintcua::ca, tha parking lots el driva~
weys upon tho 3842 proparby of the Tirst psrty, and that m&& second
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A SUMMARY APPRAISAL REPORT
of

Roseland Village Shopping Center
A 90,230 Rentable Square Foot
Shopping Center
Situated On A 6.89 Acre Site
665 Sebastopol Road
Santa Rosa, CA 95407

VALUATION DATE
February 26, 2010

PREPARED FOR

Bob Branson

Section-Supervisor

Sonoma County Community Development Commission
1440 Guerneville Road
Santa Rosa, CA 95403

(707) 565-7901

PREPARED BY

Ryan C. Ward
Howard R. Levy, MAI
Moward Levy Appraisal Group, Inc.
811 Third Street
Santa Rosa, CA 95404

(707) 675-7778
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665 Sebastopol Road INTRODUCTION

Date of Inspection/Valuation

The date of inspection is February 26, 2010. The date of valuation is February 26,
2010,

L.egal Description

A complete legal description may be found in t the ALTA/ACSM Survey and the Quitclaim
O&Eg; both-contamed n the Addenaa.

Real Property Tax and Assessment Data

As a result of the passage of Proposition 13, or the Jarvis Gann initiative in 1978, real
property taxes in the State of California are limited to 1% of market value based upon
the Assessor's market value estimate for the 1975 base year, unless there is a transfer
of ownership, new construction, or the property is leased on a long-term basis.
Whenever any of the foregoing occurs, the property is reassessed at full market value.
If there is no reassessment, the assessed value is increased at 2% annually. Assessed
values in California rarely have any relationship to market value due to the increase
limit. Thus, comparison to other similar properties is irrelevant since the assessed
values are not based upon current market value.

Proposition 13 limits the annual real property taxes to 1% of the assessed value, plus
an amortized amount for voter approved bonded indebtedness. The voter approved
bonded indebtedness can take the form of a percentage of value or as a fixed per
parcel charge. Inaddition, special tax assessments which have a finite life are collected

with the regular tax roll and_represent a_supplemental debt to the owner that can be paid
off in one lump sum or over time.

The subject property is identified by the Sonoma County Tax Collector/Treasurer's
Office as Assessor's Parcel Number 125-111-037, located in Tax Rate Area 150-009,
with a 2009/10 tax rate of 1.08100% of assessed value plus $41,055.58 in direct
charges. The subject is not encumbered by any special assessments.

The following tax data for the subject property was provided by the Sonoma County Tax
Collector/Treasurer's Office:

Real Property Taxes

Special
Assegsed Valuos Taxos Assessments
APN Land Improvements Total Variable Direct Total Payaft
S 1,376,000 § 14875 § 41,056 § 85931 §

25 111 037 646,891 $ 730.109 $

ATEI000IR SHe A 4878 s S A 0Ba R S ITe B g 3T S RIGEY
urer's Office and Howard Levy Appraisal Group, Inc.;

February 2010

Howard Levy Appraisal Group, Inc.: 10-36-34 Page 16 of 68



663 Sebastopol Road

SITE ANALYSIS

Off-Site Improvements:

Access:
Bt e

Soil Conditions:

untouched. The retail building at the back and the
auto-repair building at the front have been vacant
for some time as well.

The Dollar Tree interior is typical of a retail store
with vinyl tile floors, fluorescent lighting and an
open interior. The improverments have not been
renovated in several years and considering that the
lease expires in just over five years it is unlikely that
the tenant will make any improvements to the site
for the remainder of their lease term.

The streets surrounding the subject are improved
with curbs, gutfers, streetlights and sidewalks along
the subject frontage.

There is a single curb-cut to the subject property
from Sebastopol Road to the subject site. Also, the
subject appears.fo.be accessed g;a easem ent over

tha adjacg%g;opeﬂyto which may also:
be accessad the

The appraisers are not qualified as soils experts
and do not possess the skills to determine if the site

Biotic Resources:

is contaminated in any manner which might have a
negative impact on the overall value of the subject
property. The reader of this report is advised to
determine the development potential of the site and
ensure that no soil contamination exists prior to
making any financial commitments aon the subject
property. This appraisal assumes that the site can
be improved to its highest and best use, and that no
contamination exists which would negatively impact
the subject property.

The appraisers are unawate of any identified biotic
resources or wetlands on the subject site, but are
not qualified biologists and do not possess the skills
necessary to determine if the site is impacted in any
manner which might have a negative effect on the
overall value of the subject property. The reader of

Howard Levy Appraisal Group, Inc.: 10-36-34 Page 41 of 68




665 Sebastopol Road SITE ANALYSIS

this report should satisfy himself/herself as to the
accuracy of these assumptions before any loan
commitments are made.

Scenic Resources: Nane

Aviation Constraints: None

Riparivan Corridors: ~ None

Archaeological Resources: None

Easement Issues: No

EasementsDescriptmn The appraisers reviewed the survey provided by the .

Slent-and.found.no.exeeptions to title that would

materially impact market value,

Encroachments: The survey notes several encroachments of the
subject buildings onto the adjacent property to the
north. No effect is noted, since the highest and
‘best use is for redevelopment of the site.

Covenants, Conditions and
Restrictions: Unknown

Conclusion

The subject is a level, functional site that is served by all public utilities. There are no
known adversa conditions likely to negatively impact value and prevent the subject from
being developed to its highest and best use.

Howard Levy Appraisal Group, In¢.: 10-36-34 Page 42 of 68



665 Sebastopol Road SALES COMPARISON APPROACH

Analysis and Conclusion
Economic adjustments are made as follows:

Real Properly Rights Conveyed. A transaction price is always predicated on the real §
property interest conveyed. In the case of the comparable sales, all the sales sold as §
fee simple interests, the appraised subject site interest, and thus, no real property rights
adjustments are required. '

Financing Terms: All of the sales utilized were sold either with all cash to the seller or
with seller financing at market rates and thus required no cash equivalency
adjustments.

Conditions of Sale: Adjustments for conditions of sale usually reflect the motivations of
the buyer and the seller. When non-market conditions of sale are detected in a
transaction, an adjustment may be required. The market for the subject property is
active, and there were no unusual market conditions or atypical motivations during the
period in which the sales occurred. Site Listing Number 1 is adjusted downward by
20% for its status as a listing.

Other Sale Adjustments: Site Sale Number 4 is adjusted upward for toxic issues cited
by the buyer. Site Sale Number 7 is adjusted upward for extraordinary off-site costs.

Market Conditions: Comparable sales that occurred under different market conditions
than those applicable to the subject on the date of value require adjustment for any
differences that affect their values.

Market conditions have undergone significant changes over the last few years, and in
particular, the last 18 months. The land development market has been hampered by a
lack of capital available for development, low loan-to-value ratios for bridge loans and
other effects of the turmoil in the credit markets.

The market for retail properties has abruptly changed fortunes as the economy has
weakened and consumer consumption patterns have changed in a substantive way. As
the recession began negatively affecting retail sales, buyers have become increasingly
wary of retail -properties. Downward adjustment for market conditions is clearly
warranted and is supported by the following data:

¢ One of the most reliable quantitative methods for deriving a market conditions
adjustment is by paired sale analysis. This method compares multiple sales with
similar overall characteristics with one factor that is different, in order to extract
an adjustment for the factor. The most relevant paired sale consists of two
adjacent retail sites located on or near Santa Rosa Avenue just south of
downtown. Both sites were purchased by the same buyer, the owner of a Nissan

Howard Levy Appraisal Group, Inc.: 10-36-34 ' Page 60 of 68
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