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Riggs Appraisal Services

ESIDENTIAL APPRAISAL REPORT FileNo: 16043

|

Property values: [ | Increasing X Stable ["] Declining ] Tenant 1250 Low 0 Mutti-Unit 5%| * To:

Property Address: 25736 Punto De Vista Dr City: Calabasas State: CA Zip Code: 91302
— County: Los Angeles Legal Description: See attached public record
S Assessor's Parcel #: 4456-035-013
= Tax Year: 2023 R.E. Taxes: $ 26,321 Special Assessments: $ 0 Borrower (if applicable): N/A
2 | Current Owner of Record: Grossman Jay S (TE), Grossman Trust Occupant. D<) Owner  [] Tenant [ ] Vacant | [ ] Manufactured Housing
Project Type: [ JPUD [ ] Condominium [ ] Cooperative [ | Other (describe) HOA:$ 0 [ peryear  [] per month
Market Area Name: Monte Nido Map Reference: 31084 Census Tract:  8002.02
The purpose of this appraisal is to develop an opinion of: X Market Value (as defined), or || other type of value (describe)
This report reflects the following value (if not Current, see comments): X Current (the Inspection Date is the Effective Date) [ ] Retrospective [ ] Prospective
£ | Approaches developed for this appraisal: X Sales Comparison Approach [ ] Cost Approach [ ] Income Approach  (See Reconciliation Comments and Scope of Work)
“EJ Property Rights Appraised: X Fee Simple [ ] Leasehold [ ] Leased Fee [ ] Other (describe)
g Intended Use:  Estimation of current market value for internal decision making.
7]
&’ Intended User(s) (by name or type): Jay Grossman
Client:  Grossman Jay S (TE), Grossman Trust Address: 11980 San Vicente Blvd #507 Los Angeles CA 90049
Appraiser:  Jeff Riggs Address: 318 Avenue | #119 Redondo Beach CA 90277
Location: | ] Urban X Suburban | ] Rural Predominant One-Unit Housing Present Land Use Change in Land Use
Buit up: D over75% [ ]25-75% [ ] Under25% Occupancy PRICE AGE | One-Unit 85 %| [] Not Likely
Growth rate: [ Rapid X Stable ] Slow [ Owner $(000) (yrs) | 2-4 Unit 5%|[ ] Likely * [ ] InProcess *

Demand/supply: [ ] Shortage X InBalance [ ] Over Supply [[] Vacant (0-5%) | 8,000 High 120 |Comm'l 5%

Marketing time: D¢ Under 3 Mos. [ ] 3-6Mos. [ ] Over 6 Mos. |[ ] Vacant(>5%) | 3,150 Pred 50 %

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

for

the subject is estimated to be under six months, with property values stable. The subject's neaighborhood was searched for all sfr sales in

the prior 12 months and returned 19 sales with a median sale price of $2,490,000. The same search the prior 12 months ('24-'25) returned

16 sales with a median sale price of $3,713,000. It is noted that the median sale price in the earlier period is higher than in the later period.

However, the median home size is also larger in this period (4426 square feet vs 3014 square feet). The subject is south of the city limits,

west of Topanga Canyon, north of Piuma Road and east of Malibu Lake.

MARKET AREA DESCRIPTION

Dimensions: _Irregular See Plat Map Site Area: 22,214 sf

Zoning Classification: LCA11 Description: ~ Ag (sfr ok)

Zoning Compliance: D Legal [ ] Legal nonconforming (grandfathered) [ ] llegal [ ] No zoning

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

Highest & Best Use as improved: X Presentuse, or [ ] Other use (explain)

Actual Use as of Effective Date: SFR Use as appraised in this report: SFR
= Summary of Highest & Best Use: The subject's current use (sfr) is physically possible, legally permissable and maximally productive and
g constitute its highest and best use.
o
g Utilities Public ~ Other Provider/Description Off-site Improvements Type Public Private | Topography ~ Generally Level
B|Eecticty D[] Street Asphalt X [ (S Typical
S Gas X O Curb/Gutter  None J O [Shape Irregular |
= | Water X O Sidewak  None [J [ |Drainage Adequate
D|sanitary Sewer [] [] Sep/Typical Clbs | Street Lights None I O Mountain
Storm Sewer [ ] [ Alley None ] [
Other site elements: [ Inside Lot [ ] ComerLot [ ] CuldeSac [ ] Underground Utilities [ ] Other (describe)
FEMA Spec'l Flood Hazard Area [ ] Yes D No FEMA Flood Zone X FEMA Map # 06037C1529G FEMA Map Date  12/21/2018

Site Comments:  The subiject is a typical interior residential lot.

General Description Exterior Description Foundation Basement [ ] None Heating
# of Units 1 [ Acc.Unit | Foundation Slab Slab Conc AreaSg.Ft. 0 Type FAU
# of Stories 2 Exterior Walls Wood Crawl Space None % Finished 0 Fuel Propane
Type DK Det. [ ] At [ ] Roof Surface C-Sh Basement  None Ceiling
Design (Style) ~ Traditional Gutters & Dwnspts.  Alumn Sump Pump [ ] Walls Cooling
X Existing [ ] Proposed [ ] Und.Cons. [ Window Type Wd/Vin Dampness [ ] Floor Central  CAC
o | Actual Age (Yrs.) 63 Storm/Screens Yes Settlement Outside Entry QOther
E Effective Age (Yrs.) 20 Infestation
g Interior Description Appliances Attic [ None | Amenities Car Storage ] None
&) Floors Hdwd/Stone Refrigerator D<) Stairs [{Fireplace(s) # 1 Woodstove(s) # 0 Garage #ofcars ( 5 Tot)
8 Walls Drywall Range/Oven (X[ Drop Stair [ J|Patio  Brick Attach.
& | TimfFinish  Wd. Paint Disposal X|Scuttle  DX]|Deck  Balc Detach. 2
1 | Bath Floor Tile Dishwast | Doorway [ ]|Porch  Brick Bit-m
,3_: Bath Wainscot  Tile Fan/Hood | Floor [J{Fence  Wood Caport
3 Doors wd Microwave [ ]|Heated [ ]| Pool Inground Driveway 3
= Washer/Dryer [ ]| Finished [ ] Surface Asphalt
g Finished area above grade contains: 10 Rooms 4 Bedrooms 3 Bath(s) 3,230 Square Feet of Gross Living Area Above Grade
Q. | Additional features: None
3
@ Describe the condition of the property (including physical, functional and external obsolescence): The subject is good quality and in good overall condition

throughout. The subject has been very well maintained and updated and remodeled throughout. The subject 3004 square feet per

Corelogic. However, at the time of inspection the subject was measured and found to be slightly larger at approximately 3230 square feet.

The reason for the discrepancy is unknown. All square footage was functional and had been completed in a workmanlike manner with no
health or safety hazards noted. For the purpose of this report the subject has been appraised as observed at 3230 square feet.
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ESIDENTIAL APPRAISAL REPORT File No:

My research | | did [X] did not reveal any prior sales or transfers of the subject property for the three years prior to the effective date of this appraisal.

16043

E Data Source(s):  Realist, MLS
o 1st Prior Subject Sale/Transfer Analysis of sale/transfer history and/or any current agreement of sale/listing: The subject has not transferred
5 Date: ownership in the previous 36 months, according to Realist. There was no indication of any current
i Price: market listing of the subject at the time of inspection. Per its owner and mls the subject has not been
w Source(s): Realist offered for sale in the prior 12 months.
%’ 2nd Prior Subject Sale/Transfer
§ Date:
= Price:
Source(s):
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 25736 Punto De Vista Dr 959 Crater Oak Dr 554 Mountain Green Dr 551 Mountain Green Dr
Calabasas, CA 91302 Calabasas, CA 91302 Calabasas, CA 91302 Calabasas, CA 91302
Proximity to Subject 0.17 miles W 0.66 miles W 0.69 miles SW
Sale Price $ [$ 3,700,000 [$ 2,650,000 [$ 3,580,000
Sale Price/GLA $ /saft]s  1,185.14 /sqt. | $  1,345.18 /sqft $  935.95 /sqt |
Data Source(s) Inspection CRMLS#25561929;DOM 73 CRMLS#25533001;DOM 127 CRMLS#25521431;DOM 59
Verification Source(s) Realist Doc#646903 Doct#654688 Doc#517576
VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION +(-) § Adjust. DESCRIPTION +(-) $ Adjust. DESCRIPTION +(-) § Adjust.
Sales or Financing ArmLth ArmLth ArmLth
Concessions Conv;0 Conv;0 Conv;0
Date of Sale/Time 09/2025 09/2025 07/2025
Rights Appraised Fee Simple Fee Simple Fee Simple Fee Simple
Location Residential Residential Residential Traffic +200,000
Site 22,214 sf 43,058 sf 0]24,666 sf 0]43,560 sf 0
View Mountain Mountain Mountain Mountain
Design (Style) Traditional Contemp 0|Contemp 0|Traditional
Quality of Construction Good Good Good Good
Age 63 58 0[49 o[68 0
Condition Good Good Good Good
Above Grade Total Bdrms‘ Baths | Total Bdrms‘ Baths +30,000/ Total Bdrms‘ Baths +30,000/ Total Bdrms‘ Baths -30,000
Room Count 0] a] 3 [ol3] 21 +150000 9 [ 3 [ 21 +15.000[ 11 [ 5 | 4.1 -45,000
Gross Living Area 3,230 sqft. 3,122 sqft. +37,800 1,970 sq.ft. +441,000 3,825 sqft. -208,250
Basement & Finished Osf Osf Osf Osf
Rooms Below Grade
Functional Utility Good Good Good Good
Heating/Cooling FAU/CAC FAU/CAC FAU/CAC FAU/CAC
= Energy Efficient Items None None None None
3 Garage/Carport 2 Garage Open +60,000|Open +60,000|2 Garage
8 Porch/Patio/Deck Patio/Porch Patio/Porch Patio/Porch Patio/Porch
& Amenties Pool Pool/Studio -50,000|Pool Pool/Studio -50,000
<|Pad 20,000 35,000 -300,000/20,000 40,000 -400,000
3
2}
2
&
= | Net Adjustment (Total [J+ X- |$ 207200 X+ []- |8 546,000 [1+ DX - |$  -533,250
8 Adjusted Sale Price
& | of Comparables § 3,492,800 § 3,196,000 § 3,046,750
;t‘ Summary of Sales Comparison Approach The subject is noted for its relatively large level and improved pad area. Comp selection was therefore
7}

limited to the extent possible to sales similar in this regard. The most weight was given to comp #1-3. Comparable 1-3 were selected for their
proximities, pad areas, and sale dates. Due to lack of similar recent sales in the area it was necessary to utilize sales that were smaller than the
subject and in excess of typical guidelines as well as sales of variant lot size. Lot size adjustments were not d due to lack of market
reaction to lot size alone. The subject is in a hillside neighborhood where many homes are on lots with considerable slope that offers little added
utility. Level pad area does influence sale prices in the area and was adjusted for as noted below. Pad sizes were estimated based on mls data
exterior observation, and satalite immagery. The comp sales provided were of similar market appeal with similar amenities, and deemed the best
available at the time of inspection.

Location influences sale prices in the area. Comp 3 is adjacent to traffic and therefore considered inferior in location appeal and adjusted.

Pool and studio amenities also influence sale prices in the area. Additional adjustments were therefore assessed for variances in those amenities
as noted in the sales grid.

Adjustments: GLA $350psf; Pad $20psf; Bed/Bath/Garage $30,000per.
See attached Addendum for further comments.

Indicated Value by Sales Comparison Approach $ 3,200,000
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ESIDENTIAL APPRAISAL REPORT FileNo: 16043

COST APPROACH TO VALUE (if developed) X 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 OPINONOFSITEVALUE _________ . . ___.__ =$
5 Source of cost data: DWELLING St @$ __..=$
g Quality rating from cost service: Effective date of cost data: So.Ft. @ $ .=
E Comments on Cost Approach (gross living area calculations, depreciation, etc.): So.Ft. @ $ .=
g Soft. @ $ =
& Soft.@$ =
o
o
Garage/Carport St @$
Total Estimate of Cost-New
Less Physical \ Functional \ External
Depreciation | \ =§( )
Depreciated Cost of Improvements =$
"As-is" Value of Site Improvements  ________ . =$
=$
Estimated Remaining Economic Life (if required): Years |INDICATED VALUE BY COSTAPPROACH . ________ =$
= | INCOME APPROACH TO VALUE (if developed) X The Income Approach was not developed for this appraisal.
&’ Estimated Monthly Market Rent $ X Gross Rent Multiplier =$ i Value by Income App!
8 Summary of Income Approach (including support for market rent and GRM):
&
<
w
=
o
o
-

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

Legal Name of Project:

PUD

Describe common elements and recreational facilities:

Indicated Value by: Sales Comparison Approach$ 3 200,000  Cost Approach (if developed) $ Income Approach (if developed) $

Final Reconciliation ~ The sales comparison approach was utilized in estimating the subject's market value as it best represents the actions of
buyer's and sellers in the subject's neighborhood. The cost approach was not developed due to the ambiguities associated with the
estimation of accrude depreciation on older construction. The income approach was not developed due to lack of income investor motivated
sale data.

RECONCILIATION

This appraisal is made DX "asis", [ | 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.  The subject report is
made "as is" with no conditions.

[ 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: § 3,200,000 ,asof: 02/24/2026 , 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.

® A true and complete copy of this report contains 24 pages, including exhibits which are considered an integral part of the report. This appraisal report may not be
z properly understood without reference to the information contained in the complete report.
= | Attached Exhibits:
§ L] Scope of Work [J Limiting Cond./Certifications [ Narrative Addendum [ Photograph Addenda [J Sketch Addendum
E| T Map Addenda [J Additional Sales L Cost Addendum L] Fiood Addendum [ Manut. House Addendum
<| [ | Hypothetical Conditions [ Extraordinary Assumptions [ ] L] L]
Client Contact: Client Name: Grossman Jay S (TE), Grossman Trust
E-Mail: Address: 11980 San Vicente Blvd #507 Los Angeles CA 90049
APPRAISER SUPERVISORY APPRAISER (if required)
or CO-APPRAISER (if applicable)
n
o ,
= Supervisory or
52| Appraiser Nawe: /' Jeff Riggs Co-Appraiser Name:
& | company: 3, as/Agpraisal Services Company:
| Phone: 310-921-9256 Fax: Phone: Fax:
E-Mail: riggsappraisalservices@gmail.com E-Mail:
Date of Report (Signature):  02/24/2026 Date of Report (Signature):
License or Certification #: ~ AR027849 State:  CA License or Certification #: State:
Designation:  Certified Residential Designation:
Expiration Date of License or Certification: 03/04/2027 Expiration Date of License or Certification:
Inspection of Subject: X Interior & Exterior [ "] Exterior Only [ ] None |Inspection of Subject: {1 Interior & Exterior [ Exterior Only [ ] None
Date of Inspection: 02/24/2026 Date of Inspection:

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.
R ES | D E NTl AL Form GPRES2 - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE 32007



ADDITIONAL COMPARABLE SALES FileNo: 16043

FEATURE SUBJECT COMPARABLE SALE # 4 COMPARABLE SALE # 5 COMPARABLE SALE # 6
Address 25736 Punto De Vista Dr 1045 Cold Canyon Rd
Calabasas, CA 91302 Calabasas, CA 91302
Proximity to Subject 0.45 miles NE
Sale Price s [ 3.825.000 Is Is
Sale Price/GLA $ /saft]s  093.51 /sqit.| $ /sq.t.| $ Jsq.t. |
Data Source(s) Inspection CRMLS#26635355;D0M 47
Verification Source(s) Realist Agent
VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION +(-) $ Adjust. DESCRIPTION +(-) $ Adjust. DESCRIPTION +(-) § Adjust.
Sales or Financing Listing
Concessions Mkt Disc -115,000
Date of Sale/Time Active
Rights Appraised Fee Simple Fee Simple
Location Residential Residential
Site 22,214 sf 43,560 sf 0
View Mountain Mountain
Design (Style) Traditional Contemp 0
Quality of Construction Good Good
Age 63 25 0
Condition Good Good
Above Grade Total Bdrms‘ Baths | Total Bdrms‘ Baths -30,000] Total ‘ Bdrms‘ Baths Total ‘ Bdrms‘ Baths
Room Count 0] 4] 3 [11] 5] a4 30,000 | |
Gross Living Area 3,230 sq.ft. 3,850 sq.ft. -217,000 sq.ft. sq.ft.
Basement & Finished Osf Osf
Rooms Below Grade
Functional Utility Good Good
Heating/Cooling FAU/CAC FAU/CAC
Energy Efficient ltems None None
Garage/Carport 2 Garage 2 Garage
Porchy/Patio/Deck Patio/Porch Patio/Porch
Amenties Pool Pool
Pad 20,000 30,000 -200,000
Net Adjustment (Total) 1+ X- |8 592000 [1+ []- 8 (I+ []- 8
Adjusted Sale Price
of Comparables $ 3,233,000 $ $

Summary of Sales Comparison Approach

SALES COMPARISON APPROACH
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Assumptions, Limiting Conditions & Scope of Work FileNo: 16043

Property Address: 25736 Punto De Vista Dr City: Calabasas State: CA Zip Code: 91302
Client:  Grossman Jay S (TE), Grossman Trust Address:
Appraiser.  Jeff Riggs Address:

STATEMENT OF ASSUMPTIONS & LIMITING CONDITIONS

- The appraiser will not be responsible for matters of a legal nature that affect either the property being appraised or the title to it. The appraiser
assumes that the title is good and marketable and, therefore, will not render any opinions about the title. The property is appraised on the basis
of it being under responsible ownership.

- The appraiser may have provided a sketch in the appraisal report to show approximate dimensions of the improvements, and any such sketch
is included only to assist the reader of the report in visualizing the property and understanding the appraiser's determination of its size. Unless
otherwise indicated, a Land Survey was not performed.

- If so indicated, the appraiser has examined the available flood maps that are provided by the Federal Emergency Management Agency (or other
data sources) and has noted in the appraisal report whether the subject site is located in an identified Special Flood Hazard Area. Because the
appraiser is not a surveyor, he or she makes no guarantees, express or implied, regarding this determination.

- The appraiser will not give testimony or appear in court because he or she made an appraisal of the property in question, unless specific
arrangements to do so have been made beforehand.

- If the cost approach is included in this appraisal, the appraiser has estimated the value of the land in the cost approach at its highest and best
use, and the improvements at their contributory value. These separate valuations of the land and improvements must not be used in conjunction
with any other appraisal and are invalid if they are so used. Unless otherwise specifically indicated, the cost approach value is not an insurance
value, and should not be used as such.

- The appraiser has noted in the appraisal report any adverse conditions (including, but not limited to, needed repairs, depreciation, the presence
of hazardous wastes, toxic substances, etc.) observed during the inspection of the subiect property, or that he or she became aware of during the
normal research involved in performing the appraisal. Unless otherwise stated in the appraisal report, the appraiser has no knowledge of any
hidden or unapparent conditions of the property, or adverse environmental conditions (including, but not limited to, the presence of hazardous
wastes, toxic substances, etc.) that would make the property more or less valuable, and has assumed that there are no such conditions and
makes no guarantees or warranties, express or implied, regarding the condition of the property. The appraiser will not be responsible for any
such conditions that do exist or for any engineering or testing that might be required to discover whether such conditions exist. Because the
appraiser is not an expert in the field of environmental hazards, the appraisal report must not be considered as an environmental assessment of
the property.

- The appraiser obtained the information, estimates, and opinions that were expressed in the appraisal report from sources that he or she
considers to be reliable and believes them to be true and correct. The appraiser does not assume responsibility for the accuracy of such items
that were furnished by other parties.

- The appraiser will not disclose the contents of the appraisal report except as provided for in the Uniform Standards of Professional Appraisal
Practice, and any applicable federal, state or local laws.

- If this appraisal is indicated as subject to satisfactory completion, repairs, or alterations, the appraiser has based his or her appraisal report
and valuation conclusion on the assumption that completion of the improvements will be performed in a workmanlike manner.

- An appraiser's client is the party (or parties) who engage an appraiser in a specific assignment. Any other party acquiring this report from the
client does not become a party to the appraiser-client relationship. Any persons receiving this appraisal report because of disclosure requirements
applicable to the appraiser's client do not become intended users of this report unless specifically identified by the client at the time of the
assignment.

- The appraiser's written consent and approval must be obtained before this appraisal report can be conveyed by anyone to the public, through
advertising, public relations, news, sales, or by means of any other media, or by its inclusion in a private or public database.

- An appraisal of real property is not a 'home inspection' and should not be construed as such. As part of the valuation process, the appraiser
performs a non-invasive visual inventory that is not intended to reveal defects or detrimental conditions that are not readily apparent. The presence
of such conditions or defects could adversely affect the appraiser's opinion of value. Clients with concerns about such potential negative factors
are encouraged to engage the appropriate type of expert to investigate.

The Scope of Work is the type and extent of research and analyses performed in an appraisal assignment that is required to produce credible
assignment results, given the nature of the appraisal problem, the specific requirements of the intended user(s) and the intended use of the
appraisal report. Reliance upon this report, regardless of how acquired, by any party or for any use, other than those specified in this report by
the Appraiser, is prohibited. The Opinion of Value that is the conclusion of this report is credible only within the context of the Scope of Work,
Effective Date, the Date of Report, the Intended User(s), the Intended Use, the stated Assumptions and Limiting Conditions, any Hypothetical
Conditions and/or Extraordinary Assumptions, and the Type of Value, as defined herein. The appraiser, appraisal firm, and related parties assume
no obligation, liability, or accountability, and will not be responsible for any unauthorized use of this report or its conclusions.

Additional Comments (Scope of Work, Extraordinary Assumptions, Hypothetical Conditions, etc.):
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Certifications File No.. 16043

Property Address: 25736 Punto De Vista Dr City: Calabasas State: CA Zip Code: 91302
Client:  Grossman Jay S (TE), Grossman Trust Address:

Appraiser.  Jeff Riggs Address:

APPRAISER'S CERTIFICATION

| 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.
- | 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.

- Unless otherwise indicated, | 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.

- 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.

- | 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, | 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.

Additional Certifications:

DEFINITION OF MARKET VALUE *:

Market value means the most probable price which a property should bring in a competitive and open market under all conditions requisite
to a fair sale, the buyer and seller each acting prudently and knowledgeably, and assuming the price is not affected by undue stimulus.
Implicit in this definition is the consummation of a sale as of a specified date and the passing of title from seller to buyer under conditions
whereby:

1. Buyer and seller are typically motivated;

2. Both parties are well informed or well advised and acting in what they consider their own best interests;

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

4. Payment is made in terms of cash in U.S. dollars or in terms of financial arrangements comparable thereto; and

5. The price represents the normal consideration for the property sold unaffected by special or creative financing or sales concessions
granted by anyone associated with the sale.

* This definition is from requlations published by federal requlatory agencies pursuant to Title XI of the Financial Institutions

Reform, Recovery, and Enforcement Act (FIRREA) of 1989 between July 5, 1990, and August 24, 1990, by the Federal Reserve System
(FRS), National Credit Union Administration (NCUA), Federal Deposit Insurance Corporation (FDIC), the Office of Thrift Supervision (0TS),
and the Office of Comptroller of the Currency (OCC). This definition is also referenced in requlations iointly published by the OCC, 0TS,
FRS, and FDIC on June 7, 1994, and in the Interagency Appraisal and Evaluation Guidelines, dated October 27, 1994.

SIGNATURES

Client Contact: Client Name: Grossman Jay S (TE), Grossman Trust
E-Mail: Address:
APPRAISER SUPERVISORY APPRAISER (if required)
or CO-APPRAISER (if applicable)
Supervisory or
Appraiser N Co-Appraiser Name:
Company: raisal Services Company:
Phone: 310-921-9256 Fax: Phone: Fax:
E-Mail: riggsappraisalservices@gmail.com E-Mail:
Date Report Signed: 02/24/2026 Date Report Signed:
License or Certification #: ~ AR027849 State:  CA License or Certification #: State:
Designation: Certified Residential Designation:
Expiration Date of License or Certification: 03/04/2027 Expiration Date of License or Certification:
Inspection of Subject: X Interior & Exterior [ "] Exterior Only [ ] None |Inspection of Subject: ["] Interior & Exterior [ Exterior Only [ ] None
Date of Inspection: 02/24/2026 Date of Inspection:
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Building Sketch
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Property Address 25736 Punto De Vista Dr
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TOTAL Sketch by a la mode

Area Calculations Summary

Living Area
First Floor

Second Floor

Total Living Area (Rounded):
Non-living Area

Garage

1909.5 Sq ft

1320.5 Sq ft

3230 Sq ft

409.5 Sq ft

Calculation Details

29 x 29.5= 855.5
85x4 = 34
34 x30 = 1020
5x4 = 20
5x4 = 20
5x4 = 20
31x18 = 558
22.5 x 21= 472.5
20 x 11.5= 230

21 x 19.5= 409.5
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25736 Punto De Vista Dr, Calabasas, CA 91302-2154, Los Angeles County
APN: 4456-035-013  CLIP: 7301609010

OWNER INFORMATION

Owner Name
Owner Name 2
Mail Owner Name
Tax Billing Address

LOCATION INFORMATION

Zip Code
Carrier Route
Zoning

Tract Number

School District

TAX INFORMATION
APN

% Improved
Tax Area

Legal Description

ASSESSMENT & TAX
Assessment Year
Assegsed Value - Total
Assessed Value - Land

Assessed Value - Improved
YOY Assessed Changs ($)
YOY Assessed Change (%)

Tax Year
2023
2024
2025

Special Assessment
Safe Clean Walter83
Solid Waste Foe 62
Flood Control 62
County Library 56
Brush Int Inspec62
Septic Systm Fee88
Mwd Standby #1 86
Lvusd Measure E 84
Las Virgones WiB8
Msasure E-Cafire32
La Co Fira Dept 21
Rposd Measure A 83
La We'st Mosq Ab 31
Trauma/Emerg Stv86

Total Of Special Assessments

CHARACTERISTICS

MLS Beds

4

MLS Sq Ft
3,004

1

Lot Sq Ft
22,214

Grossman Jay S (Te)
Grossman Trust

Grossman Jay S (Te)

11980 San Vicente Bivd Ste 507

$2,232.516
$1,276,264
$956,252
$43.774
2%

Total Tax
$24.322
$24,892
$26.321

Property Delalls coutssy ot Juit igps. Rigys Azpraisal Barvices. Caitornis Negranal HLS

e duta wanin this repon & camyiled by ComLogi fram pabilc snd privats pouszes. The duts is deemed ralialile, hut i H0r gusravmed. The Sccurdy of (T dia contANaa Hurmin e2n o

indegondenily veitfied by tha raciphent of Ihis report wit the spplicably county o municipality.

MLS Full Baths

Half Baths Sale Price Sale Date
N/A $1,595,000 05/03/2005
MLS Yr Built Type
1963 SFR
Tax Billing City & State Los Angeles, CA
Tax Billing Zip 90049
Tax Billing Zip+4 6603
Owner Occupied No
Comm College District Code Los Angeles City
Census Tract 800202
Topography Rolling/HHly
owﬂvlt’mn 250 Feet of Multiple FloodZ ~ No
Lot 7
Water Tax Dist Las Virgenes Imp
Fire Dept Tax Dist Consolidated Co
2024 2023
§2,188,742 $2,145,826
$1,251,240 $1,226,706
$937,502 $919,120
$42,916
2%
Change (5) Change (%)
$570 234%
$1.429 574%
Tax Amount
$109.10
$3.51
$63.03
$35.23
$151.00
$5.00
$8.02
$98.00
$10.00
$180.24
§78.18
$57.37
$11.33
$189.25
$909.26
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County Land Use Singte Family Resid Full Baths Tax: 3MLS: 1
Universal Land Use SFR Water Public
Lot Acies 051 Sewer Septic Tank
Lot Area 22214 Heat Type Central
Lot Shape Irreguiar Coaling Type Central
Bullding Sq Ft 3,004 Parking Spates MLS: 6
Storles MLS: 2 Year Built 1963
Total Units 1 Eftective Year Built 1984
Bedrooms 4 Building Type Type Unknown
Total Baths 3 # of Buildings 1
MLS Totai Baths 3
SELL SCORE
Aating WModerate Value As Of 2026-02-22 06:33:05
Sell Score 615
ESTIMATED VALUE
AealavM™ $2,713,500 Confidense Score 80
AealAVM™ Range $2,440,500 - $2,986,500 Forecas: Standard Deviation 10
Value As Of 02082026
( s Cosotoglos i o o i wppenised.
() Th z B the extont fir which e diti, peoperty infoemition, and oo rsbie ke s ppo (e propoty vaiwation analysis proceun. The snfiance e rwigo i 50 « 100, Clanr sod
st Guats iy whibe bwne Wndicae diwvsiy Hownr quatity nd quantify of dat, y "
comparmbie b,

The FS0 )

£9) Thu 5D domoton contidann b mn AVM esthiniu and by sungo or dingrorsion an AVM
Domsend o0 e L a Y.

wvniloble ko the AVM 1t e of wstlosriion.

LISTING INFORMATION
MLS Listing Number SR21251023 MLS Curren! List Price $2,700,000
MLS Status Canceled MLS Original Lis! Price $2,800,000
MLS Soutce cAmM MLS Listing Agent ﬁrﬂzomms&n Hadlkhan Harss
MLS Arca CLB - CALABASAS MLS Listing Broker EQUITY UNION
MLS Staws Change Date 04006/2022
MLS Listing # Fr1a71877
MLS Status Cilosed
MLS Listing Date 03122005
MLS Listing Price $1,695,000
M.S Ong Listing Price $1,695,000
MLS Close Daie 04/30/2005
MLS Listing Close Price §1,695,000
MLS Source History CAM
LAST MARKET SALE & SALES HISTORY
Recording Date 06022005 Sale Type Full
Sale Dae 0503/2005 Deed Typo Gront Deed
Sale Price §1,595,000 Owner Name Grossman Jay S (Te)
Price Par Square Feet $530.96 Owner Name 2 Grossman Trust
Dotument Number 1286533 Seller Oster Family Trust
HRecording Date 0B/24/2005 DBRAO2/2005 06/02/2005 05/30/1897 009/26/1986
Sale Date 06/14/20056 05/03/2005 0517/2005 08/1886
Sale Price $1,585,000 $620,000 $321,000
Nominiat Y h 4
Buyer Name GrossmanJS & B F19  Grossman Briar F Grossman Briar F Oster Vincent M & Marl  Urbiscl Rocco N
95 Trust am
Salier Name Grossman Briar F Oster Family Trust Grossman Jay Urbisci Rocco N Dupes Randall C
Document Numbes 1492475 1286533 1286532 803331 1286572
Document Type Grant Deed Grant Deed Quit Claim Deed Grant Deed Grant Deed
MORTGAGE HISTORY
Marigage Daze DBI02/2005 DB2/2005 11/19/2002 07/11/2001 12/06/2000
Morigage Amaunt 51,000,000 $435,500 $641,000 $656,000 $100,000
Morigage Lender ;l.nhlngton Mutual Bk :Imlngwn Mutual Bk Union Bk/Ca Na Union BK/Ca Na National Cty Bk
a
Morigage Code Conventional Ci C Conventional Conventional
Proporty Dotnils Chartuny of Juft Riggs. ity s Appeiiond Sursbams.. Culllimbe Puaghoau] HLS Ganotated o0 022826
Thur e witlilnn Bnu repoet in oy Bt b it T oy O Vv <ol cxatyBommnndd Tromwrin =i by Page 2/3

"
Indopanidantly verited try tise soijwnt of

Conlungic v The
ThiTk T it T b cously (e mimnicipualty
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Marigage Date 10/06/1998 06:27/1997 05/30/1997

Morigage Amount $576,000 $100,000 $496,000
Morigage Lender Chase Manhattan Mtg Headlands Mig Inc Nationsbanc Mtg Corp
Morigage Code Conventional Conventional Conventional

Genotatod on: 0223426

Proporty Details | courtuy of Jult Rigys. figgyx Appruiied Sirvices, Cilllmibe Puyioni ML
Page 373

i dw withisy Briw report i it by Convlagic weniri. T Tt b The wiury om0 oy
ndoprndently verifed by i 1hiln oot wi 1l y o
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Location Map

Borrower N/A

Property Address 25736 Punto De Vista Dr

City Calabasas County Los Angeles State  CA Zip Code 91302
Lender/Client N/A
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Subject Photo Page

Borrower N/A

Property Address 25736 Punto De Vista Dr

City Calabasas County Los Angeles State CA Zip Code 91302
Lender/Client N/A

Subject Front
25736 Punto De Vista Dr

Sales Price
Gross Living Area 3,230
Total Rooms 10

Total Bedrooms 4
Total Bathrooms 3

Location Residential
View Mountain
Site 22,214 sf
Quality Good

Age 63

Subject Rear

Subject Street
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Subject Photo Page

Borrower N/A

Property Address 25736 Punto De Vista Dr

City Calabasas County Los Angeles State CA Zip Code 91302
Lender/Client N/A

View
25736 Punto De Vista Dr
Sales Price
Gross Living Area 3,230
Total Rooms 10
Total Bedrooms 4
Total Bathrooms 3

Location Residential
View Mountain
Site 22,214 sf
Quality Good
Age 63
Yard
Pool
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Subject Photo Page

Borrower N/A
Property Address 25736 Punto De Vista Dr
City Calabasas County Los Angeles State CA Zip Gode 91302

Lender/Client N/A

== e | office
e Y ST , . 25736 Punto De Vista Dr
it R % . = = Sales Price
-— r i Gross Living Area 3,230

1E e s e Total Rooms 10
A & e 2 \7 Total Bedrooms 4
A4 - / Total Bathrooms 3
E f L &8 Location Residential
ff\’ o~ A £-5 == View Mountain
= gl 5 Site 22,214 sf

| Wi e Quality Good

\ Age 63

Bath

Family
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Subject Photo Page

Borrower N/A
Property Address 25736 Punto De Vista Dr
City Calabasas County Los Angeles State CA Zip Code 91302

Lender/Client N/A

Den
25736 Punto De Vista Dr
Sales Price
Gross Living Area 3,230
Total Rooms 10
Total Bedrooms 4
Total Bathrooms 3

Location Residential

View Mountain

Site 22,214 sf

Quality Good

Age 63
Kitchen
Dining
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Subject Photo Page

Borrower N/A
Property Address 25736 Punto De Vista Dr
City Calabasas County Los Angeles State CA Zip Gode 91302

Lender/Client N/A

|-

-

SURE S

) S v

Living
25736 Punto De Vista Dr
Sales Price
Gross Living Area 3,230
Total Rooms 10
Total Bedrooms 4
Total Bathrooms 3

Location Residential
View Mountain
Site 22,214 sf
Quality Good
Age 63
Bath
Bed
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Subject Photo Page

Borrower N/A
Property Address 25736 Punto De Vista Dr
City Calabasas County Los Angeles State CA Zip Gode 91302

Lender/Client N/A

Bath
25736 Punto De Vista Dr
Sales Price
Gross Living Area 3,230
Total Rooms 10
Total Bedrooms 4
Total Bathrooms 3

Location Residential
View Mountain
Site 22,214 sf
Quality Good
Age 63
Bed
Bed
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Subject Photo Page

Borrower N/A
Property Address 25736 Punto De Vista Dr
City Calabasas County Los Angeles State CA Zip Gode 91302

Lender/Client N/A

Bed
25736 Punto De Vista Dr
Sales Price
Gross Living Area 3,230
Total Rooms 10
Total Bedrooms 4
Total Bathrooms 3

Location Residential

View Mountain

Site 22,214 sf

Quality Good

Age 63
Laundry
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Comparable Photo Page

Borrower N/A

Property Address 25736 Punto De Vista Dr

City Calabasas County Los Angeles State CA Zip Code 91302
Lender/Client N/A

Comparable 1
959 Crater Oak Dr
Prox. to Subject 0.17 miles W

Sale Price 3,700,000
Gross Living Area 3,122
Total Rooms 9

Total Bedrooms 3
Total Bathrooms 2.1

Location Residential
View Mountain
Site 43,058 sf
Quality Good

Age 58

Gomparable 2
554 Mountain Green Dr
Prox. to Subject 0.66 miles W

Sale Price 2,650,000
Gross Living Area 1,970
Total Rooms 9

Total Bedrooms 3
Total Bathrooms 2.1

Location Residential
View Mountain
Site 24,666 sf
Quality Good

Age 49

Gomparable 3
551 Mountain Green Dr
Prox. to Subject 0.69 miles SW

Sale Price 3,580,000
Gross Living Area 3,825
Total Rooms 11

Total Bedrooms 5
Total Bathrooms 4.1

Location Traffic
View Mountain
Site 43,560 sf
Quality Good

Age 68
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Comparable Photo Page

Borrower N/A

Property Address 25736 Punto De Vista Dr

City Calabasas County Los Angeles State  CA Zip Code 91302
Lender/Client N/A

Comparable 4
1045 Cold Canyon Rd
Prox. to Subject 0.45 miles NE

Sale Price 3,825,000
Gross Living Area 3,850
Total Rooms 11

Total Bedrooms 5
Total Bathrooms 4

Location Residential
View Mountain
Site 43,560 sf
Quality Good

Age 25

Comparable 5

Prox. to Subject
Sale Price
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Location

View

Site

Quality

Age

Comparable 6

Prox. to Subject
Sale Price
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Location

View

Site

Quality

Age
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ACORD’
-

CERTIFICATE OF LIABILITY INSURANCE

DATE (MMIDDIYYYY)
08/07/2025

THIS CERTIFICATE IS ISSUED AS A MATTER OF INFORMATION ONLY AND CONFERS NO RIGHTS UPON THE CERTIFICATE HOLDER. THIS
CERTIFICATE DOES NOT AFFIRMATIVELY OR NEGATIVELY AMEND, EXTEND OR ALTER THE COVERAGE AFFORDED BY THE POLICIES
BELOW. THIS CERTIFICATE OF INSURANCE DOES NOT CONSTITUTE A CONTRACT BETWEEN THE ISSUING INSURER(S), AUTHORIZED

REPRESENTATIVE OR PRODUCER, AND THE CERTIFICATE HOLDER.

IMPORTANT: If the certificate holder is an ADDITIONAL INSURED, the policy(ies) must have ADDITIONAL INSURED provisions or be endorsed.
if SUBROGATION IS WAIVED, subject to the terms and conditions of the pollcy. certain pollcles may require an endor A on

this certificate does not confer rights to the certificate holder in lieu of such endor

PRODUCER
BIBERK

P.0. Box 113247
Stamford, CT 06911

INSURED
Jeff Riggs

Riggs Appraisal Services

2728 Via La Selva

Palos Verdes Estates, CA 90274

| TA% joy 203-654-3613

NAIC #
INSURER A - National Unt‘aluty & Fire Insiranca Caﬁ\mny | 20052
INSURER B |
| INSURERC
INSURER D :
INSURERE :
INSURER F -

COVERAGES CERTIFICATE NUMBER:

REVISION NUMBER:

THIS 1S TO CERTIFY THAT THE POLICIES OF INSURANCE LISTED BELOW HAVE BEEN ISSUED TO THE INSURED NAMED ABOVE FOR THE POLICY PERIOD
INDICATED. NOTWITHSTANDING ANY REQUIREMENT, TERM OR CONDITION OF ANY CONTRACT OR OTHER DOCUMENT WITH RESPECT TO WHICH THIS
CERTIFICATE MAY BE ISSUED OR MAY PERTAIN, THE INSURANCE AFFORDED BY THE POLICIES DESCRIBED HEREIN IS SUBJECT TO ALL THE TERMS,

EXCLUSIONS AND CONDITIONS OF SUCH PO

CIES. LIMITS SHOWN MAY HAVE BEEN REDUCED BY PAID CLAIMS.

INSR| “TADDLISUBR] POLICY EFF | POLICY EXP
{ TYPE OF INSURANCE INSD | WVD POLICY NUMBER L_mgm“m umITs
COMMERCIAL GENERAL LIABILITY EACH OCCURRENGE s
™ | BAMAGE TO RENTED T
| ctamsmaoe | | occur | AR Lo, s
| | MED EXP {Any ono petson) | §
] { PERSONAL BADVINJURY | §
GENLAGOREGATE LIMIT APPLIES PER | GENERALAGGREGATE | §
pocy | |FEF | | | PRODUCTS - COMPIOP AGG | §
OTHER s
AUTOMOBILE LIABILITY ?EgN'I%lCNED SINGLEUMIT | ¢
ANY AUTO BODILY IMJURV (Perperson) | §
| owNED SCHEDULED Booi T
| AUTGS ONLY | AUTOS | LY INJURY (Per m:idcm); £
| MNONOWNED PROPERTY DAMAGE '3
| AUTOS ONLY | AUTOS ONLY | (Per scadent)
5
UMBRELLALIAB | | ocouR | EACH DCCURRENGE i3
| EXCESS LIAB CLAIMS-MADE | | AGAREGATE 2]
DED RETENTIONS s
WORKERS COMPENSATION TPER. ToiH-
| | STATUTE |
|AND EMPLOYERS' LIABILITY Yin LSTATUIE | LER_ |
| ANYPROPRIETORPARTNERIEXECUTIVE £ L EACH ACCIDENT s
| OFFICERMEMBER EXCLUDED! D NIA i T
|(Mandatory in NH) E L DISEASE - EA EMPLOYEE §
v describe under IS T T R e
RIFTICN OF CPERATIONS befow EL DISEASE - POLICY LIMIT | §
Professional Liability (Errors & ‘ Per Occurrence/ $1,000,000/
3 NSPL353503 08/12/2025,08/12/2026 4 4
Omissions): Claims-Made A2/ 108/32/ Aggregate $1,000,000

DESCRIPTION OF OPERATIONS | LOCATIONS / VEHICLES (ACORD 101, Additional Remarks Schedule, may be attached If more space is required)

Additional Named Insured:Riggs Appraisal Services

CERTIFICATE HOLDER

CANCELLATION

Jeff Riggs
2728 Via La Selva
Palos Verdes Estates, CA 90274

SHOULD ANY OF THE ABOVE DESCRIBED POLICIES BE CANCELLED BEFORE
THE EXPIRATION DATE THEREOF, NOTICE WILL BE DELIVERED IN
ACCORDANCE WITH THE POLICY PROVISIONS.

AUTHORIZED REPRESENTATIVE & 6. +,! |

ACORD 25 (2016/03)

© 1988-2015 ACORD CORPORATION. All rights reserved.

The ACORD name and logo are registered marks of ACORD
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