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Henry Vuu
Re:

Restricted Use Consultation Report (Boundry Inspection)
Vacant Land

APN: 0435‐142‐08
Job No. 13‐111 LL Apple Valley(County), San Bernardino County
Dear Mr. Vuu:
At your request and authorization, the appraiser has conducted the inspection and analysis of the above
referenced property. This Restricted Use Appraisal Consultation Report was requested to assist in the
determination of boundries and the associated impact on the utility of the land and the value of the land
portion of the subject property. The inspection and assoctiated valuation was limited to Inspection of
the subject property, including identification of boundaries and determination of legal access and access
to utilities as well as potential enchrochment issues as requested in the Scope of Work by the Client.
My inspection of the parcel has lead me to determine that the subject parcel is suitable for homesite
development conforming with development. It has dedicated access on the west side, no source of
electricity. Natural gas is not available and propane is conforming for the subject property. Water is
available by well and no public sewer or water source is available to the property. The subject parcel
consists of approximately 10.00 acres according to County Records. No improvements were noted
during inspection, and therefpre no valuation of the improvements was made. The SW and the NE
corner had been previously marked with a survey stake and Metal Pin. None of the other corners
showed evidence of havig been previously surveyed. The Restricted Use report, commemorates the oral
report given to the clients representative in the field.
Respectfully submitted,

ASSUMPTIONS AND LIMITING CONDITIONS
The analyses and opinions set forth in this appraisal are subject to the following assumptions and
limiting conditions:
No responsibility is assumed by the appraisers for matters which are legal in nature. A preliminary title
report was not provided to the appraiser. The appraiser assumes that there are no easements, liens,
encroachments, encumbrances or other property restrictions which would adversely affect the value of
the subject property as estimated herein, other than typical utility easements.
All areas and
dimensions furnished are presumed to be correct. The markers provided on the property were for the
purpose of identification and inspection as part of the valuation only and not for the purpose of survey.
The markers are not intended to assist with development or any other improvement to the property.
If a licensed surveyor establishes legal markers that are different than the approximated boundry
idenfification markers utilized for this report, the appraiser will differ to those markers and assume
those to be correct. The appraiser advises the client to have a survey completed prior to development.
The appraiser assumes for purposes of this appraisal that the soil conditions are adequate to support
the subject's existing improvements and that there are no toxic elements or substances associated with
the subjects soils. No representations, however, are made concerning soil conditions.
Information contained in this appraisal consultation has been gathered from sources which are believed
to be reliable, and, where feasible, has been verified. No responsibility is assumed for accuracy of
information supplied by others.
No engineering survey has been made by the appraiser. Except as specifically stated, data relative to
size and area was taken from sources considered reliable.
Should further information become available which differs from the numbers used, the appraiser
reserves the right to adjust the opinions of value accordingly. No encroachment of real property
improvements is considered to exist, however it appear that a portion of the South west side of the
subject may suffer from minimal enchroachment. The property will need to be surveyed to determine
the amount or severity of the enchroachment.
Maps, plats and exhibits provided are for illustration only, as an aid in visualizing matters discussed
within the appraisal. They should not be considered as surveys nor relied upon for any other purpose,
nor should they be removed from, reproduced, or used apart from this report.
No opinion is expressed as to the value of sub‐surface oil, gas, or mineral rights, or whether the property
is subject to surface entry for the exploration or removal of such materials except, as is expressly stated.
No opinion is intended to be expressed on matters which require legal expertise or specialized
investigation or knowledge beyond that customarily employed by real estate appraiser.

The appraiser has inspected, as far as possible, by observation, the land; however it was impossible to
personally inspect the conditions beneath the soil; therefore, no representations are made as to these
matters unless specifically considered in the appraisal consultation.
No consideration has been given in this Appraisal Consultation to personal property (if any) located on
the site; only the real estate has been considered, unless otherwise specified. This also excludes the
value of any items of a historical, archaeological or biological nature.
The appraiser shall not be required, by reason of this Appraisal Consultation, to give testimony or to be
in attendance in court or any governmental or other hearing with reference to the property without
prior arrangements having first been made with the appraiser relative to such additional employment.
This Consultation is further contingent upon the assumption that no hazardous waste is located in, on,
or near the subject site, such that value or utility would be negatively affected.
Therefore, except as hereinafter provided, the party for whom this appraisal was prepared may not
distribute copies of this appraisal consultation, in its entirety, without the prior written consent of the
signatory of this appraisal.
Neither all nor any part of the contents of this report shall be conveyed to any person or entity, other
than the appraisers’ client, through advertising, solicitation materials, public relations, news, sales, or
other media for public or private communication without the written consent and approval of the
signatory of this appraisal.
Furthermore, this report is for the sole use of the client. Further, the appraiser assumes no obligation,
liability, or accountability to any third party. If this report is placed in the hands of anyone but the client,
client shall make such party aware of all the assumptions and limiting conditions of the assignment. It is
assumed there are no deed restrictions to a single use. If there are such restrictions, it could adversely
impact site value.
Sales (if any) included in this report are provided to give a range of values only. Should a valuation of the
parcel be requested, The appraiser reserves the right to make such adjustments to the valuation herein
reported, as may be required by the consideration of additional data or more reliable data that may
become available.

CERTIFICATION
I, the undersigned, certify that, to the best of My knowledge and belief:
‐

The statements of fact contained in this report are true and correct.

‐

The reported analyses, opinions, and conclusions are limited only by the reported Assumptions
and Limiting Conditions, and is my personal impartial, unbiased professional analyses, opinions
and conclusions.

‐

I have no present or prospective interest in the property that is the subject of this report, and I
have 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 including assigning a value to the property inspected. No Valuation was
made for this parcel.

‐

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

‐

I have made a personal inspection of the property that is the subject of this RESTRICTED report.

‐

The reported analysis, opinions and conclusions were developed, and this report has been
prepared in conformity with requirements of the Uniform Standards of Professional Appraisal
Practice.

‐

The appraisers’ signing this appraisal report has not previously provided appraisal service
regarding the subject property.

John C Miller, AT
AT 039910
Expiration Date August 09, 2014

My inspection of the parcel revealed that the subject has legal access. The property is covered with
native vegetation and no evidence of desert Tortoise was noted. The soil is primary decomposed
granite and appears suitable for home site development. No signs of contamination were noted and the
property did not appear to have any junk or refuse on it at the time of inspection. The west side of the
portion shaded in the below aerial image is impacted by High Tension Power Lines. No residential
development will be directly in the area shaded. The shaded are represents approximately 1.5 acres.
Overall the property appears to be suitable for development conforming to the zoning. The subject is
vacant. No valuation was made of the improvements.

Aerial Map of the subject parcel
The parcel is zoned LV/RL which allows for 2.5 acre minimum lot size. A Highest and Best use analysis
has not been performed on the subject as it is beyond the scope of the assignment, and further study
should be completed prior to subdividing the property to establish the financial feasibility of subdividing
the lot.

Zoning

Subject

The subject zoning is LV/RL according to the county of San Bernardino Land Use services Department.
This allowed for the development of one unit per 2.5 Gross acres. Therefore it is the opinion of the
Appraiser that the subject can be subdivided conforming to the zoning standard.

Sales History
This property was previously sold on April 17, 2012. It was listed on the VVMLS for 77 days. The selling
agent was Gary Grove of Paramount Properties 760‐963‐1719
Listing #411817
$13,000 (LP)
$8,000 (SP)
Price/Acre: 800.00
SP % LP: 61.54

It is currently listed by Christine E Jones with Real Living Hamilton Landon in Apple Valley. The listing
price is $15,000 or $1,500 per acre. It has been listed on VVMLS for 257 Days.

Subject Photos

Photo taken Facing north from the southwest corner of the subject property

Photo Taken from the northwest boundary facing west.

Photo of Canyon View Rd. facing SW, which is the primary access road for the western side of the
property.

Photo Taken from the center of the subject facing north. There are no improvements on the subject.
The High Tension power lines will have an impact on the utility of the land.

Photo facing east from the southwest corner of the subject. The southern boundary of the subject has
physical access on an unnamed rd.

Photo facing northwest from the southeast corner of the subject. The eastern boundary of the subject
has physical access by way of an unnamed road.

Photo taken of the unnamed road on the eastern boundary of the subject., facing north.

Conclusion
Overall the subject has good access and appears to be suitable for homesite development. No water is
available and there is no access to power. There are newer homes in the area and the property appears
to be conforming. The scope of the assignment precludes a Highest and Best Use analysis of the subject,
However it appear that the highest and best use of the subject is speculative land for future
development conforming with zoning. The High Tension power lines will have an impact on the value of
the land. No dedication of easement or right of way was noted and the appraiser was not furnished with
a copy of the preliminary report. No opinion of value was determined for the subject property as it was
beyond the scope of the assignment.

John Miller

AT 039910

