AGENDA
Special Board Meeting
Thursday, May 12, 2022
9:15 AM
4260 54th Street, San Diego, CA, 92115
Teleconference Locations:
4736 Finchley Terrace, San Diego, CA, 92130
1251 Via Mil Cumbres, Solana Beach, CA, 92075
7013 Via Calafia, Carlsbad, CA, 92009
16755 Coyote Bush Drive, San Diego, CA, 92127
5785 Odessa Ave, La Mesa, CA, 91942

I. Call to Order
II. Public Comment
AGENDA ITEMS: Any person may address the Board concerning any item on the agenda and may,
at the discretion of the Board, be granted (5) minutes to make a presentation to the Board at the
time a specific item is under discussion. Additional time may be granted if circumstances permit.
The total time per agenda item devoted to presentation to the Board shall be determined based
on the number of speakers wishing to address the board. However, this time will not exceed onehalf (1/2) hour unless additional time is granted by the Board. All presentations shall be heard by
the Board prior to the formal discussion of the agenda topic under consideration.
III. Approval of Agenda
IV. Discussion/Action Items
A. Review and Discuss Fair Market Rent Appraisal
B. Review and Approve 3-Year Facility Lease Extension

V.

Adjournment

NOTICES
I, Elias Vargas, School Director, herby certify that this agenda was posted as regulated by law on Wednesday,
May 11, 2022, by 9:15 a.m. City Heights Preparatory Charter School does not discriminate on the basis of
disability in the admission or access to, or treatment in employment in its programs or activities. Dr. Elias
Vargas, School Director, has been designated to receive requests for disability-related modification or
accommodation in order to enable individuals with disabilities to participate in City Heights Preparatory
Charter School’s open and public meetings. Please notify Dr. Elias Vargas at (619) 795-3137 twenty-four (24)
hours in advance, or as soon as possible, prior to disability accommodation being needed in order to
participate in the meeting.
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April 29, 2022
Mr. Elias Vargas
School Director
4260 54th St.
San Diego, CA 92115
Re: Appraisal Report, Real Estate Appraisal
4260 54th St., San Diego,
San Diego County, CA, 92115
Dear Mr. Vargas:
I am pleased to submit the accompanying appraisal of the referenced property. The purpose of the
appraisal is to develop an opinion of the fair market rent of the property. The client for the
assignment is City Heights Prep Charter School, and the intended use is for asset valuation purposes
or a fair market rent analysis. The intended user is the City Heights Prep Charter School. Please
note that this appraisal is not intended for lending purposes or for negotiation purposes. The report
cannot legally be used for any other purpose than the above stated use.
The appraisal is intended to conform with the Uniform Standards of Professional Appraisal Practice
(USPAP), the Code of Professional Ethics and Standards of Professional Appraisal Practice of the
Appraisal Institute, applicable state appraisal regulations.
To report the assignment results, I use the Appraisal Report option of Standards Rule 2-2(a) of
USPAP. As USPAP gives appraisers the flexibility to vary the level of information in an Appraisal
Report depending on the intended use and intended users of the appraisal, I adhere to internal
standards for an Appraisal Report – Standard Format. This format summarizes the information
analyzed, the appraisal methods employed, and the reasoning that supports the analyses, opinions,
and conclusions.
The subject is an existing office/educational property containing 8,518 square feet of rentable area.
The improvements were constructed in 1965 and are 100% leased, as of the effective appraisal date.
The site area is 1.29 acres or 56,192 square feet (per public records). Only the market rent for the
property will be analyzed in this report.

Mr. Vargas
City Heights Prep Charter School
April 29, 2022
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Based on the appraisal described in the accompanying report, subject to the Limiting Conditions and
Assumptions, Extraordinary Assumptions and Hypothetical Conditions (if any), I have made the
following value conclusion(s):

Value Conclusion
Appraisal Premise
Fair Market Rent

est Appr
Fee Simple

Date of Value

Value Conclusion

March 30, 2022

$1.55/SF/Mo Modified Gross or
$13,202.90/Mo Modified Gross

Extraordinary Assumptions and Hypothetical Conditions
The value conclusions are subject to the following extraordinary assumptions that may affect the
assignment results. An extraordinary assumption is uncertain information accepted as fact. If the
assumption is found to be false, as of the effective date of the appraisal, I reserve the right to modify my
value conclusions.
1. None.
The value conclusions are based on the following hypothetical conditions that may affect the assignment
results. A hypothetical condition is a condition contrary to known fact on the effective date of the
appraisal but is supposed for the purpose of analysis.
1. None.

The market exposure time preceding March 30, 2022 would have been 4 to 8 months and the
estimated marketing period as of March 30, 2022 is 4 to 8 months.
The opinions of value expressed in this report are based on estimates and forecasts that are
prospective in nature and subject to considerable risk and uncertainty. Events may occur that could
cause the performance of the property to differ materially from my estimates, such as (but not
limited to) changes in the economy, interest rates, capitalization rates, financial strength of tenants,
and behavior of investors, lenders, and consumers. Additionally, my opinions and forecasts are based
partly on data obtained from interviews and third party sources, which are not always completely
reliable. Although I am of the opinion that my findings are reasonable based on available evidence, I
am not responsible for the effects of future occurrences that cannot reasonably be foreseen at this
time.

Mr. Vargas
City Heights Prep Charter School
April 29, 2022
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As of the date of this report, the COVID-19 outbreak has resulted in an unprecedented impact on the
world economies. My value conclusions are predicated on my understanding of current economic
conditions as of the appraisal’s date of value. While I have noted impact to leasing and marketing
times, I have not noted any detrimental value impact to properties similar to the subject.
Additionally, financial and real estate markets are in a state of uncertainty associated with COVID19. The COVID-19 health crisis has been evolving rapidly and the effects on real estate markets, as
well as the overall economy, are unclear. The opinions, conclusions and analysis account for market
perceptions based on all available information as of the appraisal report date. Your attention is
drawn to Assumptions & Limiting Conditions #17, #26, #27 and #28.
An increase in the vaccination population rate will most likely seen in increase in job/economic
growth. The economic benefit of getting vaccinated may be a greater ability to safely return to work.
This will likely have a positive effect on the demand for commercial properties such as the subject.
The extent of the impact on the real estate market is unknown as buyers, sellers, and some market
participants may still be hesitant to engage in transactions until there is more economic certainty. I
am carefully monitoring transactional data, listings, and other metrics to properly account for any
tangible impact on the local real estate market.
If you have any questions or comments, please contact me. Thank you for the opportunity to be of
service.
Respectfully submitted,

_____________________
David Burningham, MAI
Certified General Real Estate Appraiser
CA Certificate #AG036349, Exp: 02/08/23
E-mail: d_burningham@yahoo.com
Phone: 858 373-8175
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Summary of Important Facts and Conclusions
GENERAL
Subject:

4260 54th St., San Diego,
San Diego County, CA, 92115
The subject is an existing office/educational property
containing 8,518 square feet of rentable area. The
improvements were constructed in 1965 and are 100%
leased, as of the effective appraisal date. The site area is
1.29 acres or 56,192 square feet (per public records). Only
the market rent for the property will be analyzed in this
report.

Property Owner:

Pham 54th, LLC

Legal Description:

An abbreviated legal description is found within the body
of this report.

Date of Report:

April 29, 2022

Intended Use:

The intended use is for internal valuation purposes or for a
fair market rent analysis.

Intended User(s):

City Heights Prep Charter School

Land:

Parcel ID

Gross Land
Area (Acres)
147-284-06
1.29
Source: Public records.

Land Summary
Gross Land
Area (Sq Ft) Topography
56,192
Level

Shape
Roughly rectangular

Improvements:

Building Name/ID
4260 54th St.

4260 54th St., San Diego, CA

Building Summary
Year Built
1965

Rentable Area
8,518
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PROPERTY SUMMARY
Zoning:
Highest and Best Use of the Site:
Highest and Best Use as Improved:
Type of Value:

RM-1-3 – The City of San Diego
A multi-family development
The current use
Market Value – Fair Market Rent

VALUE INDICATIONS
Reconciled Value(s):

Market Value

Value Conclusion(s)

$1.55/SF/Mo Modified Gross or
$13,202.90/Mo Modified Gross
March 30, 2022
Fair Market Rent

Effective Date (s)
Valuation

4260 54th St., San Diego, CA
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General Information
Identification of Subject
The subject is an existing office/educational property containing 8,518 square feet of rentable
area. The improvements were constructed in 1965 and are 100% leased, as of the effective
appraisal date. The site area is 1.29 acres or 56,192 square feet (per public records). Only
the market rent for the property will be analyzed in this report.

Current Ownership and Sales History
The owner of record is Pham 54th, LLC. According to public records, this party acquired
the subject more than three years ago.

Pending Transactions
To the best of my knowledge, the property is not subject to an agreement of sale or an option
to buy, nor is it listed for sale, as of the effective appraisal date.

Type of Value, Property Rights and Effective Date
The purpose of the appraisal is to develop an opinion of the “As Is” market value of the Fair
Market Rent of the property, as of March 30, 2022. The date of the report is April 29, 2022.
The appraisal is valid only as of the stated effective date or dates.

Definition of Market Value
Market value is defined as:
“The most probable price which a property should bring in a competitive and open market
under all conditions requisite to a fair sale, the buyer and seller each acting prudently and
knowledgeably, and assuming the price is not affected by undue stimulus. Implicit in this
definition is the consummation of a sale as of a specified date and the passing of title from
seller to buyer under conditions whereby:
 Buyer and seller are typically motivated;
 Both parties are well informed or well advised, and acting in what they consider their
own best interests;
 A reasonable time is allowed for exposure in the open market;
 Payment is made in terms of cash in U.S. dollars or in terms of financial
arrangements comparable thereto; and
 The price represents the normal consideration for the property sold unaffected by
special or creative financing or sales concessions granted by anyone associated with
the sale.”
(Source: Code of Federal Regulations, Title 12, Chapter I, Part 34.42[g])

4260 54th St., San Diego, CA
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Market rent may be defined as:
“The reasonable rent expectancy if the property were available for lease; the price being paid
for comparable space as distinguished from contract rent. The base rent justifiably payable
for the right of occupancy of the premises.”
Market rent may also be defined as the amount of money per month or year, which a tenant
or a landlord would agree to pay and receive for certain space, provided both are
knowledgeable about other comparable spaces and tenants in the marketplace and have an
average but not exigent motivation to locate the lease. It is analogous to the term “market
value of rent.”

Definition of Property Rights Appraised
Leased fee interest is defined as, “A freehold (ownership interest) where the possessory
interest has been granted to another party by creation of a contractual landlord-tenant
relationship (i.e, a lease).”
Lease is defined as: “A contract in which rights to use and occupy land or structures are
transferred by the owner to another for a specified period of time in return for a specified
rent.”
(Source: The Dictionary of Real Estate Appraisal, Fifth Edition, Appraisal Institute,
Chicago, Illinois, 2010)

Client, Intended User and Intended Use
The client and intended user is the City Heights Prep Charter School. The intended use is for
determining the fair market rent of the existing leased area by the client as is. The appraisal
is not intended for any other use or user. This report is specifically not intended to be used
for negotiations and/or to make a lending decision. Additionally, this report is not intended
to be used to determine whether to hold, sell or improve the subject property. No party or
parties other than the City Heights Prep Charter School may use or rely on the information,
opinions, and conclusions contained in this report.

Applicable Requirements
This appraisal is intended to conform to the requirements of the following:
 Uniform Standards of Professional Appraisal Practice (USPAP);
 Code of Professional Ethics and Standards of Professional Appraisal Practice of the
Appraisal Institute;
 Applicable state appraisal regulations.

Prior Services
USPAP requires appraisers to disclose to the client any services they have provided in
connection with the subject property in the prior three years, including valuation, consulting,

4260 54th St., San Diego, CA
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property management, brokerage, or any other services. I have performed no other services,
as an appraiser or in any other capacity, regarding the property that it the subject of this
report within the three-year period immediately preceding acceptance of this assignment.

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

Valuation Methodology
Appraisers usually consider the use of three approaches to value when developing a market
value opinion for real property. These are the cost approach, sales comparison approach, and
income capitalization approach. Use of the approaches in this assignment is summarized as
follows:

Approaches to Value
Approach
Cost Approach
Sales Comparison Approach
Income Capitalization Approach

Applicability to Subject

Use in Assignment

Not Applicable
Not Applicable
Applicable

Not Utilized
Not Utilized
Utilized

The income capitalization approach is the most reliable valuation method for the subject
due to the following:
 There is sufficient market data regarding rental rates for similar type properties in the
subject’s submarket. Therefore, I have elected to use a portion of this approach to
determine a fair market rent for the subject.
The sales comparison approach is not applicable to the subject because:
 This approach does not reflect the primary analysis undertaken by a fair market rent
analysis.
The cost approach is not applicable to the subject considering the following:
 This approach does not reflect the primary analysis undertaken by a fair market rent
analysis of the subject’s building.
Other Research and Analysis
Additional steps taken to gather, confirm, and analyze relevant data, are detailed in
individual sections of the report.
Data Research and Analysis
The process employed to collect, verify, and analyze relevant data is detailed in individual
sections of the report. This includes the steps I took to verify comparable sales, which are
4260 54th St., San Diego, CA
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disclosed in the comparable sale profile sheets in the report. Although I made a concerted
effort to confirm the arms-length nature of each sale with a party to the transaction, it is
sometimes necessary to rely on secondary verification from sources deemed reliable.
Property Inspection
David P. Burningham, MAI conducted an interior and exterior inspection on March 30,
2022.
Report Format
To report the assignment results, I use the Appraisal Report option of Standards Rule 2-2(a)
of USPAP. As USPAP gives appraisers the flexibility to vary the level of information in an
Appraisal Report depending on the intended use and intended users of the appraisal, I adhere
to internal standards for an Appraisal Report – Standard Format. This format summarizes the
information analyzed, the appraisal methods employed, and the reasoning that supports the
analyses, opinions, and conclusions.

4260 54th St., San Diego, CA

11

Economic Analysis
SAN DIEGO MSA AREA ANALYSIS
Metropolitan Areas are designated by OMB ("Standards for Delineating Metropolitan and
Micropolitan Statistical Areas") based mainly on Census Bureau-sourced data. Metropolitan
areas are defined as Metropolitan Statistical Areas (MSA) and Micropolitan Statistical Areas
(MISA). MSAs and MISAs are also referred to a Core-Based Statistical Areas (CBSAs).
Contiguous CBSAs are defined as Combined Statistical Areas (CSA).
By definition, metropolitan areas are comprised of one or more contiguous counties.
Metropolitan areas are not single cities and typically include many cities. Metropolitan areas
are comprised of urban and rural areas and often have large expanses of rural territory. A
business and demographic-economic synergy exists within each metro; metros often interact
with adjacent metros. The demographic-economic make-up of metros vary widely and
change often.
San Diego County is located in Southern California approximately 124 miles south of Los
Angeles. It is 4,210 square miles in size and has a population density of 793 persons per
square mile. San Diego County is part of the San Diego-Carlsbad, CA Metropolitan
Statistical Area, hereinafter called the San Diego MSA, as defined by the U.S. Office of
Management and Budget.

4260 54th St., San Diego, CA
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Population

Income

4260 54th St., San Diego, CA
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Major employers in San Diego County are shown as follows:

Gross Domestic Product
As of 2020, the San Diego region was home to more than 3.3 million residents, the second
largest county in California in terms of population according to the U.S. Census Bureau
(“Annual Estimates of the Resident Population for Counties: April 1, 2010 to July 1, 2019.”)
In 2020 the San Diego metropolitan region accounted for more than $240.4 billion, or 8.3
percent of California’s GDP, based on data from the BEA and 8.5 percent of the State’s
population, based on U.S. Census Bureau data.
The San Diego region includes the largest concentration of U.S. military in the world,
making the military presence an important driver of the region's economy. In addition, San
Diego is a hub for the life sciences/biomedical and technology-oriented industries and a
popular travel destination. The region’s quality of life attracts a well-educated, talented
workforce and well-off retirees which contribute to local consumer spending.

Defense
The metro area is among the top recipients of Department of Defense contracts, and spending
in San Diego grew this past fiscal year. The military bases are among the most strategically
4260 54th St., San Diego, CA
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important bases in the Pacific and home to an increasing number of Navy ships. Defense
hiring will slow as spending levels off, but pay raises for both military and civilian personnel
will have positive downstream effects on the metro area's consumer industries. Elevated
spending also bodes well for defense contracts: The Air Force recently awarded a $300
million contract to Northrop Grumman for maintenance of the Global Hawk aircraft.
Synergies between tech and defense bode well for San Diego's long-term employment
prospects. For example, the Department of Defense recently tapped Qualcomm to produce
microchips.

High Tech
San Diego is a hub for biotech, IT and cybersecurity firms, so tech jobs account for a larger
share of employment. The metro area is also home to the University of California, San
Diego, which ensures a ready supply of skilled labor. The areas highly skilled workforce,
abundant venture capital, product diversity, and lower business and living costs compared
with Bay Area high-tech hubs ensure a bright outlook for high-tech employment.
Economic Forecast
At the beginning of the pandemic crisis and subsequent ‘stay in place’ orders and the
temporary closure or ‘shell’ operation of non-essential businesses, there was a consensus that
the latter part of 2020 would see a significant economic contraction. Prior to this crisis, the
County’s Gross Regional Product (similar to the most widely used national economic
measurement of U.S. Gross Domestic Product or GDP) hit a record $253.1 billion in 2019
and declined to $240.4 billion in 2020 (up from a low of $173 billion in 2009).
Despite a jump in unemployment in February to March 2020 (with some more recent
recovery), the full impact of COVID-19 is not yet known, as many labor statistics are
lagging indicators. Beginning on May 12th, 2020, offices, limited services, and outdoor
museums were permitted to open while strict social distancing measures remain in place. The
broader economic impact includes massive new unemployment claims and, at minimum, a
temporary detrimental impact on nonessential businesses (and likely others). By mid-June
2020 some higher-risk workplaces began opening at a pace designed to protect public health
and safety, beginning with limited personal care and recreational venues (with workplace
modifications). More recently, and due to a reduction in new cases, most businesses have
seen an increase in capacity operations. The charts below show the most current economic
indicators of who is employed, what sectors are suffering and who is claiming
unemployment benefits both locally and nationally.

4260 54th St., San Diego, CA
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Technology, cybersecurity, computer science, tourism, military, and defense make up the
region’s top dependable sectors. Also, local companies bringing Initial Public Offerings
(IPOs) to the investment marketplace have made waves in the San Diego region within biotechnology and life sciences, showing economic diversity.
4260 54th St., San Diego, CA
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In addition to the health crisis, headwinds against the U.S. economy (and San Diego County)
may include the changing global, geopolitical and economic environment. Foreign trade
tension could negatively affect global growth, and so could a tightened monetary policy by
the Federal Reserve. Also, a potential slowing housing market possibly signals an upcoming
“reverse wealth effect,” where consumers begin to tighten their spending habits.
Additionally, total non-financial corporate debt has reached a historic high as many large
corporations have leveraged low interest rates (downside risk to an upside economy). There
also have been decades high inflationary rates.
With the recent health crisis, the employment environment has changed (shown in the data
below).

It is important to note that there are general sentiments and concerns relating to possible
disruption of the prevailing market. Though job growth was recently strong, with low
unemployment and relatively low interest rates persisting, a volatile stock market, rising
debt, political uncertainty and slower growth forecasts have the potential to interrupt recent,
short-term trends.

4260 54th St., San Diego, CA
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Manufacturing
Approximately $20.5 billion of San Diego’s GDP is linked to manufacturing, which had
employed slightly over 100,000 workers and accounts for one-fourth of the local economy.
The leading segment of manufacturing is electronics and electrical machinery with over $3
billion in production. Top electronics employers include Sony Electronics, SAIC, Hewlett4260 54th St., San Diego, CA
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Packard, and TRW. Another regional highlight is the manufacturing of recreational
equipment, led by golf equipment companies. Top manufacturers include Callaway Golf,
Taylor Made, and Cobra Golf, employing over 206,039 people in the production of
recreational goods.
Telecommunications
San Diego has over 60 telecommunications companies. Telecommunications such as
wireless phones, contribute over $5 billion to the local economy each year. The area’s
communications and data-transfer infrastructure are arguably the best in the nation. San
Diego has more than 184,000 miles of fiber optic cable, ranking first among all the counties
in the nation. Exclusive use of digital switches, ISDN, extensive SONNET ring networks
and the countywide rollout of digital cable modems, couples high speed transmission with
built-in redundancy and highlights the preeminence of San Diego’s communications
infrastructure. Telecommunications companies in San Diego include Qualcomm, Sony
Wireless, Nokia, Hughes Network Systems, and Uniden.
Software, Multimedia and Digital Technology
With over 500 firms, San Diego is beginning to be seen as an area for emerging
technologies. While aerospace jobs do not have the impact on San Diego they once had,
advances and growth in other technology, including biomedical and computers, had
accounted for more than 100,000 high technology workers in San Diego.
Agriculture
San Diego continues to see a gradual increase in agriculture due to specification in the
production of avocados, and nursery and decorative plants. San Diego County ranks as the
10th largest agricultural producer in the nation. It also has the second largest number of
farms. Nursery and flower crops account for 62% of the total production.
Commercial Real Estate
The commercial real estate market in San Diego County was anticipated to remain strong
and the residential real estate (housing) has some resilient signs. The question is whether the
local housing market (especially home prices but possibly home sales as well) flatlines
sooner rather than later versus slowing down in a more moderate, measured way. Many were
predicting a “flat” year. With mortgage rate close to historical lows, the possibility of rising
mortgage rates will play into this issue as well. Moreover, the markets for retail, office and
industrial space had been relatively strong as vacancy rates remain low (prior to the health
crisis). These metrics are now questionable since the WHO issued the current pandemic
warning. The effects of the ongoing crisis on the real estate market and its respective sectors
is unknown.

4260 54th St., San Diego, CA
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Transportation
The freeway system provides access to employment centers throughout Southern California.
The San Diego Freeway (I-5) runs north and south between San Diego, Los Angeles, and
Orange Counties as part of its route from Mexico to Canada. The Escondido Freeway (I-15)
connects San Diego with Riverside and San Bernardino Counties to the northeast. The
Mission Valley Freeway (I-8) runs east and west between San Diego, Imperial County, and
the State of Arizona. The North County Transit District provides local bus service and there
are over 50 trucking companies which serve the north county providing specialized services,
such as maritime container transshipping, refrigerated shipping, shipping of heavy equipment
and temperature-controlled shipping of electronics. The Santa Fe Railroad has a freight
service line serving Oceanside, Vista, San Marcos and Escondido and provides service to
San Diego port facilities and Los Angeles. The Amtrak terminal in Oceanside provides
commuter service from San Diego to Los Angeles. Both Lindbergh Field in downtown San
Diego and Palomar Airport in Carlsbad provide air transportation; both provide commercial
and non-commercial service. The San Diego region is a desirable place to live and work,
although the city faces growth and traffic problems.
Income and Education

Conclusion
The San Diego County economy is influenced by a growing population and an expanding
labor/job market. The increase in population, job growth and historical growth in the areas
gross domestic output will most likely continue in the future. Based on this data, I assume
the metro area’s economy will continue its historical output and provide reasonable demand
as the COVID-19 pandemic continues to recede.

4260 54th St., San Diego, CA
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AREA MAP
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Market Area Location and Boundaries

City of San Diego
A neighborhood is defined as "a grouping of complementary land uses affected by similar
operations of the four forces that affect property value. The area most closely surrounding
the subject property, whether it contains residential property only or a mixture of commercial
and residential properties is called a neighborhood."
Neighborhood boundaries can be delineated by natural or man-made barriers, changes in land
use, or the socio-economic character of the inhabitants. A neighborhood is usually considered
an area that exhibits a high degree of similarity or homogeneity as to use, tenancy and certain
other characteristics. It is important that the boundaries of a neighborhood be appropriately
defined, since this area determines the framework in which property value is estimated.
Many of the neighborhood characteristics that are believed to affect the value of the subject
property have been analyzed. These characteristics are discussed below.
Location
San Diego is a diversified metropolis located in the southwestern portion of San Diego
County. Boundaries for the incorporated limits are generally set by the Pacific Ocean on the
west, the cities of El Cajon, La Mesa and Lemon Grove on the east, Del Mar on the north,
and the cities of National City and Chula Vista on the south. The city is also adjacent to
unincorporated regions of San Diego County. It is located approximately 120 miles south of
Los Angeles and 20 miles north of Tijuana, Mexico.
Population
According to the California State Finance Department, San Diego had an estimated
population of 1,411,034. San Diego is the largest city in the county, the second largest city
in the state, the sixth largest city in the nation, and its population represents approximately
43% of the total county population.
Amenities
The city is considered to have an abundance of cultural facilities including Balboa Park, Old
Town, and a multitude of theaters, museums and aquariums. Most recreational activities are
oriented towards the beaches and bay areas as San Diego has a national reputation for its
attractive coastal and water-related activities. The San Diego Harbor, Mission Bay, and
coastal beaches provide area residents and tourists with a wide variety of recreational
facilities. Shopping is also abundant provided by several regional shopping centers and
numerous neighborhood centers.
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Services
Government exerts a significant influence on real estate values by controlling fiscal policies
and the provision of public services such as utilities, refuse collection, transportation
networks, health facilities, fire and police protection, development plan approval, and zoning
and building codes. The City of San Diego institutes a slow-growth policy, as does the
County of San Diego. A mayor, city manager and city council system head the government.
San Diego has adequate schools, police and fire protection, public facilities and utilities. The
city provides water and sewer, San Diego Gas & Electric provides natural gas and electricity,
the city and a variety of private companies provide refuse disposal. As with the region
overall, costs of water and sewer, in particular, are some of the most expensive in the nation
due to the distance of direct water sources such as the Sierra Nevada Mountains. The area
has one of the higher electrical rates in the county, but this is offset by mild climatic
conditions.
Economy
According to FRED Economic Data, San Diego-Carlsbad MSA’s gross regional product
reached $240.4 billion in 2020, a substantial increase over 2010. The most recent estimates for
the MSA unemployment rate is around 4.7%. San Diego’s economy represents more than 8%
of California’s $1 trillion economy, and its economy ranks 38th largest in the world.
San Diego’s largest industries are manufacturing, telecommunications, electronics, bioscience
(technology and pharmaceuticals), software development, defense and tourism. The majority
of the county’s large area employment centers are located in the city limits. Downtown and
the Golden Triangle provide the hub of financial activity for the county. The centralized areas
of Sorrento Mesa, Kearny Mesa and Mission Valley also provide additional employment
opportunities.
Tourism is San Diego’s third largest economic generator. Over $19.2 billion was
contributed to the local economy in the form of visitor-related revenues. The city of
Carlsbad recently celebrated the grand opening of the LegoLand theme park. Other
attractions include Sea World, the San Diego Zoo and Wild Animal Park, close proximity to
Mexico, the San Diego Convention Center, numerous beaches, golf courses, and the cruise
ship terminal, all of which attract millions of visitors annually.
Climate/Topography
Much like the county, the City of San Diego’s environmental considerations are both natural
and man-made. Climatic conditions tend to be cooler overall as the majority of the city is in
the southwestern portion of the county near the ocean. Elevations are also lower as
compared to the county as the area within the city boundaries is primarily level terrain to
rising or rolling hills. The terrain varies greatly from ocean beaches to mesas and foothills.
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Transportation
Three major regional freeways as well as the majority of state freeways in the county pass
through the City of San Diego. North-south freeways include Interstate 5 (I-5), which is the
coastal route, Interstate 805 (I-805), which serves the central portion of the city, and
Interstate 15 (I-15), which serves the eastern portion of the city. State Route 163 (SR-163) is
an additional north-south freeway primarily serving Mission Valley and downtown San
Diego. Major east-west freeways include Interstate 8 (I-8), State Route 94 (SR-94) and 52
(SR-52). The construction of State Route 56 is scheduled for completion in March 2002.
This highway will eventually link the northernmost inland San Diego communities along I15 with coastal communities along I-5. As with most major cities, traffic congestion during
peak hours presents a problem on most freeways.
Additional ground transportation includes city bus service and an expanding trolley system.
An Amtrak depot is located in downtown San Diego with rail service providing
transportation to northbound coastal communities and beyond to Orange and Los Angeles
counties. San Diego International Airport (Lindbergh Field) located near downtown San
Diego, offers commercial airlines and air freight carriers. San Diego also has several port
facilities governed by the Unified Port District.
The Community of University Heights/Normal Heights/North Park
University Heights is a neighborhood in Central San Diego, California centered on Park
Boulevard and Adams Avenue. According to the City of San Diego
Assessor/Recorder/County Clerk parcel maps, University Heights is bounded on the west
and north by the edge of the mesa, the southern boundary is Lincoln Avenue, and the eastern
boundary is Boundary Street along the western edge of Interstate 805. The area is filled with
a number of restaurants, coffee shops, boutiques, and artist studios primarily on Park
Boulevard and Adams Avenue. Live entertainment can be found most nights. Adjacent to
Hillcrest, Normal Heights and North Park, additional restaurants, bars, coffee shops, and
night clubs are within easy reach.
The neighborhood sits in a central San Diego location with a broad spectrum of housing
options, from cottages, apartments and condominiums, to million-dollar homes. Downtown,
Balboa Park, San Diego Airport, Mission Valley, San Diego State University (SDSU, or
"state"), are only a few minutes away.
The name “University” dates back to the land boom of the 1880s and a plan to build a
university in the area, which is now occupied by the San Diego Unified School District. The
area has a variety of restaurants, coffee shops, boutiques, artist’s studios and live
entertainment, primarily on Park Boulevard and Adams Avenue. There are a variety of
housing options including condominiums, apartments, cottages and million-dollar homes. A
popular spot in University Heights is Trolley Barn Park, which hosts free concerts in the
summer. University Heights is home to a diverse population. The area features a convenient
location for the area’s amenities, a sense of community, restaurants, and its unique
combination of history, architecture, art, music and theatre.
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The subject’s area is also influenced by the North Park community. North Park is a
neighborhood in San Diego, California. It is situated to the northeast of Balboa Park,
bounded on the north by the canyons overlooking Mission Valley, on the south by Switzer
Canyon and the South Park neighborhood, on the east by Interstate 805 and City Heights,
and on the west by Florida Canyon and Hillcrest. The pre-Interstate 805 boundary of North
Park was widely considered to be 35th Street, which is now part of City Heights.
The North Park sign can be seen at 30th Street and University Avenue, and this intersection
is often considered to be the heart of the neighborhood. North Park includes the subneighborhoods of Burlingame, Altadena, and the Morley Field area (site of the proposed
Dryden Historic District).
Although North Park is a neighborhood of mixed architectural styles from many eras, one
area of note is the Morley Field area of North Park. Named for its proximity to Balboa Park's
Morley Field Sports Complex, this area is lined with turn-of-the-century Craftsman
Bungalows and California Bungalows. Because many of the homes were designed by
renowned designer and builder David Owen Dryden, the area is the site of the "Dryden
Historic District." This historical district includes the homes along 28th and Pershing Streets,
both bordered on the south by Upas Street and to the north by Landis Street. North Park
Dryden Historic District was approved by Historical Resources Board on June 23, 2011. An
application for designation of 28th Street and Pershing Avenue from Upas to Landis Streets
as a historic district was filed with the City of San Diego Historical Resources Board in May
2007. In September 2008, City staff requested additional information. The Working Group
submitted a Supplemental Application in January 2009. The Supplemental Application
discusses why the neighborhood reflects significant elements of North Park's development,
justifies the proposed district boundaries and nominates Edward F. Bryans, who built more
than a dozen homes in the proposed district, as a Master Builder.
On June 23, 2011, the City's Historical Resources Board (HRB) approved, by a vote of 8-0,
establishment of the North Park Dryden Historic District and also approved Edward F.
Bryans as a Master Builder. Of the 136 homes in the District, 104 were approved by the
HRB as contributing resources to the District.
Normal Heights, founded in 1906, is located between Interstates 805 and 15 and bordered by
Mission Valley to the North and El Cajon Boulevard to the South. Our main business district
is Adams Avenue.
Several important neighborhood events take place in Normal Heights. The Adams Avenue
Street Fair, Southern California's largest free music festival, is typically held the last
weekend in September. Adams Avenue Unplugged, formerly the Adams Avenue Roots
Festival, another free music festival, is held the last weekend of April. Another large Art
Around Adams is a local community art event where unique and talented artists showcase
their work inside and outside businesses and spaces along Adams Avenue.
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The Normal Heights Community Planning Group (NHCPG) advises the city on
neighborhood land-use issues, particularly local historical properties, zoning, traffic-calming,
and neighborhood facilities such as parks and libraries. The Normal Heights Recreation
Council advises the city on local park and recreation issue. The Adams Avenue Business
Association operates the local business improvement district and sponsors major local
festivals. Other community groups include the Normal Heights Community Association, the
Normal Heights Cultural Council, the Normal Heights Community Development Corp., and
the Friends of Normal Heights Canyons.
Businesses and Events
An eclectic array of restaurants, as well as independent coffee shops, can be found along the
main arteries of 30th Street and University Avenue. The area is also dotted with bars and
night clubs that cater to a wide diversity of patrons.
Downtown North Park contains the Ray Street Arts District. Ray at Night is a gallery walk
held the second Saturday of every month in North Park. It is the largest and longest running
artwalk in San Diego's history.
Nearby, the Birch North Park Theatre reopened after major renovations in 2005. It is the
home of Lyric Opera San Diego.
North Park has a Farmers Market every Thursday at the parking lot located at University and
32nd Streets. The Spring/Summer hours are 3pm-sunset, Fall/Winter 2pm-Sunset. They
feature over 35 independent vendors; locally grown produce/flowers; gourmet/ethnic foods;
arts and crafts; books; and, often, live music.
The San Diego Music Foundation hosts a large musical festival, North Park Music Thing, in
the fall on El Cajon Boulevard, which helps add to North Park's reputation as a great
community for the arts in San Diego.
As a tradition every December, North Park holds its annual holiday parade. Formerly known
as the North Park Toyland Parade, it is now called the North Park Lions Club Holiday
Parade.
Like other urban San Diego communities, North Park has a high rate of pedestrian activity,
relative to other regions of San Diego County.
Balboa Park – Located in Close Proximity
The world-renowned San Diego Zoo is only one part of this magnificent 1,200-acre city park
that was built for the 1915-1916 Panama-California Expo. California's Hispanic roots were
celebrated as the city erected breathtakingly ornate Spanish-style buildings. The California
Building was modeled after a Spanish colonial church and is topped off with a polychrome
tile dome. The park is home to the zoo, 14 museums, a pipe organ pavilion, botanical
gardens, a Tony award winning theater, an antique carousel and a miniature-scale train. Of
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particular interest is Balboa Park's Christmas on the Prado that is held the first weekend of
December each year. It is a popular event the first Friday and Saturday evenings of
December and it is an opportunity for the whole family to enjoy pageants, plays, food and
music all in the tradition of the Christmas holidays.
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Recreational/Cultural Facilities
Recreation amenities include Balboa Park is also located in downtown San Diego. Balboa
Park contains art and science museums, theaters, the San Diego Zoo, community park areas,
bicycling and hiking areas.
Governmental/Political Environment
City and county land use and development regulations (zoning ordinances, fire regulations, and
building, plumbing, and electrical codes) have a significant impact on long-term real estate
values. Logical restrictions help to safeguard residential neighborhoods, limit retail
competition, minimize ill effects of irresponsible or ignorant property owners, and guard against
the overload of public facilities through unexpected increases in population, employment, or
traffic (i.e. sewers, schools, streets). Improper or poorly planned restrictions cause blight.
The subject area is governed as part of the City of San Diego. Land use is controlled by the
City through administration of development standards and a general zoning ordinance. All
necessary services are available, including utilities, police and fire protection. Taxes are
considered on par with other areas of Southern California.
Services
All public utilities are generally available which include water, sewer and trash services
provided by the city of San Diego. AT&T provides telephone service. Police and fire
protection are also provided by the city of San Diego.
Conclusion
The area’s economy continues to diversify. The city’s favorable environmental, political,
social, and economic forces should enable continued growth in a positive direction. A strong
economic base currently exists with a well-developed transportation system, and a reasonably
good balance of land uses. The long-term outlook is for moderate population growth, steady
job growth, and the need for additional housing units. This positive growth in employment,
population and housing will continue to fuel the growth for additional commercial support
facilities such as industrial, office, retail and multi-family space. Based on this data, I
assume the submarket will continue its historical output and provide reasonable demand as
the COVID-19 pandemic continues to recede.
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SURROUNDING AREA MAP
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Office Market Analysis
I have included excerpts from Voit Commercial Real Estate Services most recent San Diego
Report below:
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Total Q1 2022 general office vacancy was reported at approximately 4% for the subject’s
submarket of City Heights and has an average asking rate of $2.19/SF/Mo.
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Private and Charter School Overview
Introduction
Private schools and charter schools serve as alternatives to public school systems, providing
primary and secondary classroom instruction to students from varied socioeconomic
backgrounds. Parents may elect to send their children to private or charter schools based on
perceived shortcomings in the public-school system, as well as the desire for targeted
curriculum or school environment. Education models are similar to public schools, in that
private and charter schools employ administrators, teachers, and support staff; purchase
books, computers, and other educational supplies; buy or rent facilities in which to operate;
operate food services; and in boarding schools, provide living facilities for students and staff.
The benefits of private schools and charter schools are numerous as small class sizes give
teachers the ability for more individual attention and a better quality of education. Charter
schools provide students of color opportunities and children of low income families the
ability to access a higher quality education. With access to additional funding from private
funding efforts and private sources, private schools and charter schools are to access more
resources to utilize new instruction technology and expand building to house more students.
COVID-19 Impacts
Private and charter schools were in high demand in 2020 due to parents wanting their
children to be in smaller class sizes and autonomous curricula offered. Most schools closed
in March 2020 for the 2019-2020 school year and operated fully online. Some schools
resumed personal instruction for the 2020-2021 school year, while others had a mixture of
online or personal instruction. For the 2021-2022 school year, all schools are expected to
fully open in-person instructions in September 2021. Industry operators had higher costs
because of unplanned purchases to facilitate distant learning during the pandemic.
Private Schools
There are over 33,000 private primary and secondary schools in the U.S. with a total
enrollment of 5.7 million students, as of 2020. 52.9% of private schools in the U.S. are
affiliated with religious organizations, with 23.1% of those schools affiliated with the
Catholic Church, according to the IBISWorld report. While most private schools are taxexempt, non-profit entities, some operate on a for-profit basis.
Private schools are subject to certain minimum state regulations regarding teachers, facilities,
and curriculum. However, private schools have more flexibility in curriculum than public or
charter schools, and instruction models can vary widely. Some private schools offer more
intensive instruction in programs currently being de-funded by public schools, such as art or
music, while others provide in-depth instruction in not only academics but religious
fundamentals as well. Private schools rely primarily on tuition and fees to fund operations,
but can participate in government/voucher programs, especially those targeted at
disadvantaged students.
The following chart displays the percentage of Private Schools in the U.S. based on region:
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Charter Schools
Charter schools offer primary or secondary education, but are subject to fewer rules,
regulations and statutes than traditional public schools. They receive less public funding than
traditional public schools, typically a fixed amount per pupil. Their students are still required
to take state-mandated exams. Charter schools are nonprofit entities and can receive
donations from private sources. In 2020, there were over 7,500 charter schools in the U.S.
serving an estimated 3.3 million students, National Alliance for Public Charter Schools.
Charter schools are overwhelmingly located in urban areas. Well over one-half of all charter
school students reside in urban environments, compared with less than one-third of students
at traditional public schools. Growth in the percentage of the overall population living in
urban areas increases demand for charter schools. The U.S. urban population is expected to
increase in 2021, representing a potential opportunity for the industry.
Schools may be operated by for-profit or nonprofit charter chains, individuals or small
groups of individuals, but all operate as not-for-profit institutions. Charter authorization
requirements may differ by state, but each school must apply for and be granted a charter to
operate. These institutions are subject to many of the same requirements as traditional public
schools, such as being open to all children and not charging tuition. However, charter
schools experience flexibility and autonomy in the design and implementation of their
respective curriculums. In exchange for government funding, schools must also meet certain
accountability metrics outlined in their respective charters.
The following chart shows the percentage of Charter Schools in the U.S. based on region:
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Student Enrollment
Private schools and charter schools compete with one another for the best and brightest
students. Both offer a better quality of education than traditional public schools, and with the
percentage of household earning more than $100,000 rises over the next few years, it will be
easier for families to afford private school tuition. Enrollment in charter schools through
2026 is expected to climb to 4.6 million and the number of charter schools in the U.S. is
projected to rise by 5.2% over the same time period, according to IBISWorld. The private
school industry revenue is projected to increase at an annualized rate of 2.3% over five years
to 2026.

Challenges and Opportunities
Challenges
Private schools will continue to feel the impact of declining enrollment over the next few
years, according the NCES. The high cost of a private school education is a barrier to entry
for most families. The Private School Review reports that the national average private school
tuition is approximately $10,797 per year in 2021. Additionally, the private elementary
school average is $9,750 per year and the private high school average is $14,296.
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The following table displays the average cost of private school education and the average
cost of private high school and elementary education by state:
Average Private School Tuition Cost (2021)
State

Alaska
Alabama
Arkansas
Arizona
California
Colorado
Connecticut
District Of Columbia
Delaware
Florida
Georgia
Hawaii
Iowa
Idaho
Illinois
Indiana
Kansas
Kentucky
Louisiana
Massachusetts
Maryland
Maine
Michigan
Minnesota
Missouri
Mississippi
Montana
North Carolina
North Dakota
Nebraska
New Hampshire
New Jersey
New Mexico
Nevada
New York
Ohio
Oklahoma
Oregon
Pennsylvania
Rhode Island
South Carolina
South Dakota
Tennessee
Texas
Utah
Virginia
Vermont
Washington
Wisconsin
West Virginia
Wyoming

Average Tuition

High Schools

Elementary

$6,790
$7,248
$6,051
$10,466
$15,033
$12,227
$26,231
$25,385
$11,158
$9,161
$10,679
$13,206
$5,297
$8,293
$8,276
$7,049
$7,937
$7,169
$6,967
$22,012
$13,108
$22,363
$7,195
$6,993
$10,063
$5,542
$8,771
$9,979
$5,092
$3,797
$19,857
$13,939
$8,884
$10,512
$19,032
$7,043
$6,440
$9,804
$11,631
$15,713
$6,909
$3,624
$10,161
$9,862
$11,372
$14,212
$22,240
$11,803
$4,580
$6,249
$7,238

$5,819
$7,693
$7,056
$15,543
$20,343
$15,975
$37,795
$29,456
$11,760
$9,953
$11,677
$15,960
$9,189
$7,648
$12,210
$9,992
$10,533
$8,173
$8,300
$32,626
$16,602
$30,076
$10,551
$12,212
$11,642
$6,175
$8,054
$10,632
n/a
$7,158
$28,704
$18,570
$10,379
$12,011
$25,014
$9,771
$7,484
$12,159
$16,192
$26,500
$7,058
n/a
$10,484
$10,996
$12,861
$16,702
$31,442
$13,623
$8,626
$6,809
n/a

$6,852
$7,212
$6,031
$9,654
$14,131
$10,761
$22,516
$27,046
$10,435
$9,031
$10,584
$13,195
$4,545
$8,285
$7,589
$5,478
$6,989
$7,013
$6,974
$18,721
$12,418
$13,253
$6,109
$6,734
$9,708
$5,400
$7,985
$9,079
$4,010
$3,603
$11,320
$13,754
$8,991
$10,629
$19,176
$6,427
$6,440
$8,945
$10,265
$13,130
$7,056
$3,511
$10,090
$9,512
$11,334
$12,752
$16,948
$11,900
$3,982
$6,065
$3,665

Source: Private School Review

The NCEA reported that Catholic schools fell 18% between 2010 and 2020, totaling 1.7 million in the
2019-2020 academic year.
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High-performing Charter schools face competition from private schools for the best and
brightest students. Private schools offer the same benefits as charter schools such as flexible
curriculum and specialization, but students must pay tuition. The next five-year IBISWorld
reports that the number of households earning more than $100,000 in the United States will
climb an annualized of 1.9% to 31.1 million, which would slow the demand for charter
schools
Opportunities
As both U.S. per capita disposable income and the percentage of households earning more
than $100,000 per year have grown over recent years, a larger pool of families is able to
afford private school tuition. Affordability will continue to work in the private school
industry’s favor as long as the current economic expansion continues. Furthermore, private
schools could look to international students to boost lagging enrollment.
A fast-growing segment of private schools is in the for-profit segment. These schools are
organized as for-profit enterprises run by individuals or corporations. Unlike their non-profit
counterparts, for-profit schools are not eligible for tax-deductible contributions, relying more
heavily on tuition and private-sector investment. The primary focus of many for-profit
school is pre-school education, and to a lesser extent, elementary-level education. Several
large companies run chains of schools in locations across the country; including companies
like Nobel Learning Communities.
Charter school enrollment accounts for an ever-increasing percentage of total public-school
enrollment. Despite a significant number of charter schools closing in recent years, charter
school openings outweighed closures. There are hundreds of thousands of students that are
placed on charter school wait lists each year; as such charter school operators in states
without school limit caps have an opportunity to expand. Growth is due primarily to charter
schools’ importance in the inner cities of places like New York, Los Angeles and New
Orleans, combined with continued growth in urban populations. Operators will look to open
in more states, if those states loosen regulations on capping schools and enrollment.
Moreover, government funding for primary and secondary education is expected to grow
over the next few years, allowing charter schools to purchase and use new instructional
technology, as well as expand buildings to house more students.
Conclusion
In the United States, there are a number of options for primary and secondary schooling:
home schooling; public school; charter school; and private school. Private school offers an
intense curriculum and small class sizes and most schools have a network of notable alumni
that can aid students in the long run. In contrast, private schools also rely on tuition costs that
not every parent is able to afford and may not be feasible for every child. Charter schools are
more reasonable alternative to private schools and public schools, given charter schools are
free of tuition, and offer some of the same advantages as private schools. Private schools and
charter schools will compete for top-tier students, as these primary and secondary schooling
institutions increase enrollment behind the rise in the number of students in grades K-12 and
the number of households earning over $100,000 annually increases.
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As the Coronavirus continues to play out into the 2021-2022 school year, private and charter
schools are planning to fully open but are still cautious for the school year. With smaller
class sizes, private and charter schools could be more attractive to families who want their
children back in school. Parents must decide the best way for their children to be instructed
and which type of school can perform the best.

COVID-19 IMPACT
The best measure of any impact on values due to COVID-19 would be direct transaction
indicators that are objectively verified and clearly show data points, current pricing
discovery, and the ability to measure movement in values from a prior baseline; and to
understand direction in overall values. This would include sales transactions, leasing activity,
vacancy rates and/or cap rates that have visibly moved off of early Q1 levels 2020 (baseline),
or form a conclusive basis for new pricing. However, given the unique nature of this event,
moderate activity is evident from which to draw benchmark comparisons based on
transactional data.
An increase in the vaccination population rate will most likely see an increase in
job/economic growth. The economic benefit of getting vaccinated may be a greater ability to
safely return to work. As vaccination rates have increased in the United States, more people
have returned to work. In a recent survey, 59.3 percent of people in states that had vaccinated
from 10 percent to 30 percent of the adult population were working. In states that had
vaccinated from 30 percent to 50 percent of the adult population, 58.1 percent of people were
working. Moreover, when vaccination rates increased, the percentage of the work force also
rose. This will likely have a positive effect on the demand for commercial properties such as
the subject.
The unemployment throughout the region, state and nation spiked initially after the
announcement of the coronavirus (COVID-19) outbreak but has generally trended downward
since. According to the Bureau of Labor Statistics the national unemployment rate was
14.8% in April 2020. As of the most recent report, the national unemployment rate was
3.6%. Prior job losses were highly concentrated in areas like the airline industry, restaurants,
hotels, and real estate.
Optimistic Scenario – The current delta wave ends sooner than anticipated, resulting in
hardly any economic damage. The underlying strength in income and consumer spending
propel the economy to full health by sometime in 2022, leading the overall cycle to more
closely resemble the traditional recovery from a natural disaster. Between more inoculations
and increased investments in public health, any potential seasonal wave this coming part of
the year is kept at bay. The current supply constraints on the economy also prove temporary
with no persistent price pressures emerging next year. As the pandemic fades, labor supply
accelerates allowing firms to hire and expand in an improving economy.
Pessimistic Scenario – The current variant wave worsens, eventually leading to mass layoffs
on par with last winter. The economy does not crater, given the underlying strength in
incomes, wealth, and savings. However, thousands of jobs are lost in the next couple of
months in the most affected, in-person service industries. This could be due to shutdowns
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and more stringent health policies, or simply enough consumers pulling back out of fear of
the virus. Complicating matters is the fact that federal aid programs are largely diminished.
There is no more PPP money for business or enhanced unemployment insurance benefits for
laid off workers. The economic damage to the most impacted sectors is larger than it was
earlier in the pandemic as a result. That said, as cases decline – and they eventually will – the
underlying strength in the overall economy remains. Consumers will return, leading to strong
job creation next year. Overall, the region’s economy does not fully return to health until late
2024, or about two years later than under the baseline outlook. The key will be how much
permanent damage accumulates in the form of business closures and layoffs during the delta
wave.
Impact by Property Type, Class & Location
Below is a graph prepared by Greenstreet Advisors plotting the sensitivity (and risk)
associated with various property types with the negative impact on value being greater for
those assets with greater sensitivity. Those assets relating to essential business operations
(grocery, medical, distribution) are less affected than for example lodging and malls where
social distancing is more difficult.

While office and retail space face short-, medium-, and long-term headwinds due to the
pandemic, there are some sub-sectors within commercial real estate that are surviving and
even thriving. Warehousing related to e-commerce, self-storage spaces, and retail spaces
leveraged to grocery and pharmacy are riding out the pandemic based on the clientele they
serve. Properties serving as data centers, for example, are unlikely to be negatively affected
by the pandemic, as the need for these services has only been accelerated by lockdowns and
remote work.
Some commercial real estate has experienced notable declines in the market and will likely
continue to do so in the real world where the rent collection rates can still trend further down.
Real estate tied to customer foot traffic and attendance, such as gyms, hotels, resorts, and
restaurants, are suffering the most from the pandemic, and the landlords behind these
properties also share in the suffering. Fortunately for investors with broad exposure across
the sector, several sub-sectors have remained strong thanks to their pandemic-proof clientele
that do not depend on having people at the locations.
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Property Operations/Forecasts
The lodging, retail, student housing and senior sectors are generally viewed as suffering the
greatest. Once again, this varies by location and type. Sit-in restaurant retail is generally
viewed as having greatest risk. Once conditions return to normal, this sector will rebound,
but the speed of recovery will be affected by the manner in which restrictions are eased.
Grocery retail is currently performing well, especially in the sector of the big box stores.
Conclusion
In the Valuation section of this report, the focus is on transaction activity that forms the
primary basis for our valuation analysis. The data (in terms of consummated transactions)
may have some pre-crisis sales and some during the crisis, thus, the analysis of a “bridge”
between data generated during a strong and stable economic environment and the current
market conditions.
Market Participant Interviews
Most brokers indicate the subject’s sector is beginning to emerge from the health crisis.
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Property Description
The subject is an existing office/educational property containing 8,518 square feet of rentable
area. The improvements were constructed in 1965 and are 100% leased, as of the effective
appraisal date. The site area is 1.29 acres or 56,192 square feet (per public records). Only
the market rent for the property will be analyzed in this report.

Shape:

SITE
Total: 1.29 acres; 56,192 square feet
Usable: 1.29 acres; 56,192 square feet
Roughly rectangular

Frontage/Access:

The subject property has average access

Visibility:

Average.

Topography:

Generally level and at street grade.

Soil Conditions:

A soils report was not provided for my review. Based on my
inspection of the subject and observation of development on
nearby sites, there are no apparent ground stability problems.
However, I am not an expert in soils analysis. I assume that the
subject’s soil bearing capacity is sufficient to support the existing
improvements

Utilities:

Electricity: SDG&E
Sewer: Municipal
Water: Municipal
Natural Gas: SDG&E
Underground Utilities: The site is serviced by underground
utilities.
Adequacy: The subject's utilities are typical and adequate for the
market area.

Site Improvements:






Flood Zone:

The subject is located in an area mapped by the Federal
Emergency Management Agency (FEMA). The subject is located
in FEMA flood zone X, which is not classified as a flood hazard
area.

Site Size:

Typical Street Illumination
Concrete Sidewalks
Concrete Curbs and Gutters
Typical Landscaping (Minimal)

FEMA Map Number: 06073C-1639 H
FEMA Map Date: May 16, 2012
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Wetlands/Watershed:

None Noted

Environmental Issues:

There are no known adverse environmental conditions on the
subject site. Please reference Limiting Conditions and
Assumptions.
There are no known adverse encumbrances or easements. Please
reference Limiting Conditions and Assumptions.

Encumbrance /
Easements:

Other Land Use Regulations
I am not aware of any other land use regulations that would affect the property.
Easements, Encroachments and Restrictions
I was not provided a current title report to review. I am not aware of any easements,
encumbrances, or restrictions that would adversely affect value. My valuation assumes no
adverse easements, encroachments or restrictions and that the subject has a clear and
marketable title.
Conclusion of Site Analysis
Overall, the physical characteristics of the site and the availability of utilities result in
functional utility suitable for a variety of uses including those permitted by zoning. Uses
permitted by zoning include residential and multi-family. There are no other particular
restrictions on development noted in the analysis.
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Plat Map
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IMPROVEMENTS DESCRIPTION
Development/Property City Heights Prep Charter School
Name:
Property Type:

Office/Educational

Overview:

The subject is an existing office/educational property containing
8,518 square feet of rentable area. The improvements were
constructed in 1965 and are 100% leased, as of the effective
appraisal date. The site area is 1.29 acres or 56,192 square feet
(per public records). Only the market rent for the property will be
analyzed in this report.

GENERAL - 4260 54TH ST.
Building Identification: 4260 54th St.
Building Class:
Construction:
Construction Quality:
Year Built:
Renovations:
Effective Age:
Remaining Useful Life:
Condition:
Appeal/Appearance:

D
Wood frame and stucco
Average
1965
N/a
25 years
25
Average
Average

Areas, Ratios &
Building Size:

Number of Stories: One
Gross Building Area: 8,518
Gross Leasable Area: 8,518

FOUNDATION, FRAME & EXTERIOR - 4260 54TH ST.
Foundation:
Concrete
Exterior:
Painted and Stucco
Windows:
Glass in Metal Frames
Roof/Cover:
Slightly pitched / Built up composite
INTERIOR - 4260 54TH ST.
Floor Cover:
Tile and concrete depending on the area
Walls:
Painted drywall
Ceilings:
Open rafters or painted drywall
Lighting:
Fluorescent
Restrooms:
An adequate number of bathrooms
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MECHANICAL SYSTEMS - 4260 54TH ST.
Heating:
Appears to be Central
Cooling:
Appears to be Central
Sprinklers:
No
Elevators:
N/a
Security:
Limited - gated site
PARKING
Parking Type and
Number of Spaces:
Parking Ratio:
PROPERTY ANALYSIS
Design & Functional
Utility:
Deferred Maintenance:
Capital Improvements:

Type: Parking structure and surface
Spaces: 24
Condition: Average
2.82 / 1,000 SF
Average
None noted
None Planned or a Part of this Analysis

The site improvements consist of an asphalt paved parking lot with painted stalls and
minimal landscaping around the property perimeter. The site also has a fenced perimeter.
There is an interior courtyard area used as a recess, lunch and playground area.
Each building consists of concrete block and stucco construction. The roofs are slightly
pitched with built up composite material. There are pitched eaves which extend over a
walkway immediately in front of the entrance.
There also is a modular classroom building that is removable from the site. This is leased
from a third party and is not a part of the analysis.
Generally, the floor plan features two common area gender specific ADA bathrooms in each
building area, and hallways which provide access to the desired office and classroom area.
The tenant improvements are typical of commercial grade office improvements. The floors
consist of wood/tile/carpet/vinyl (depending on the area); the ceilings are mostly of drop
suspended t-bar ceilings with acoustic tiles and fluorescent lighting. However, some ceiling
areas are pitched with painted drywall. The walls are of painted drywall. The tenant
improvements are currently being used by a charter school.
Based on information provided to me the subject’s NRA is approximately 8,518 SF. My
basic measurements during the inspection appear to indicate the subject’s size is most likely
8,518 SF. Therefore, I will use 8,518 SF as the subject’s NRA. The limiting conditions of
this report state: I have made no engineering survey of the property and assume no
responsibility in connection with such matters. The sketch or survey of the property included
in this report is for illustrative purposes only and should not be considered to be scaled
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accurately for size. The appraisal covers the property as described in this report, and the
areas and dimensions set forth are assumed to be correct. I also reserve the right to reevaluate the subject’s value and square footage if more reliable data becomes available in the
future regarding the subject’s square footage and parking.
IMPROVEMENTS ANALYSIS
Quality and Condition
The improvements are of average quality construction and are in average condition. The
quality of the subject is considered to be consistent with that of competing properties, and
maintenance appears to have been consistent with that of competing properties. Overall, the
market appeal of the subject is consistent with that of competing properties.
Functional Utility
The improvements appear to be adequately suited to their current use.
Deferred Maintenance
No deferred maintenance is apparent from my inspection.
ADA Compliance
Based on my inspection and information provided, I am not aware of any ADA issues.
However, I am not an expert in ADA matters, and further study by an appropriately qualified
professional would be recommended to assess ADA compliance.
Hazardous Substances
An environmental assessment report was not provided for review, and environmental issues
are beyond my scope of expertise. No hazardous substances were observed during my
inspection of the improvements; however, I am not qualified to detect such substances.
Personal Property
There are no personal property items that would be significant to the overall valuation.
CONCLUSION OF IMPROVEMENTS ANALYSIS
Overall, the quality, condition, and functional utility of the improvements are average for
their age and location.
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Aerial View
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Site Plan

Modular
Classroom –
Not a part of the
Analysis
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Subject
(Photo Taken on March 30, 2022)

Exterior View
(Photo Taken on March 30, 2022)

Exterior View
(Photo Taken on March 30, 2022)

Exterior View
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Exterior View
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Exterior View
(Photo Taken on March 30, 2022)
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Exterior View
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Street View
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Street View
(Photo Taken on March 30, 2022)

4260 54th St., San Diego, CA

51

Interior View
(Photo Taken on March 30, 2022)

Interior View
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Interior View
(Photo Taken on March 30, 2022)

Interior View
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Interior View
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Interior View
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Interior View
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Assessment and Taxes
Taxing Authority

San Diego County

Assessment Year

2020/2021

Tax ID
472-191-09
Totals

Land
$1,107,290
$1,107,290

Real Estate Assessment and Taxes
Improvements
Other
Total
Assessment
$662,116
$662,116

-$1,769,406
-$1,769,406

$0
$0

Tax Rate
1.232190%

Special
Assessment

Taxes

$39.10

$39
$39

The subject’s effective property tax rate including fixed charges and special assessments is
commensurate with competing properties in the subject’s CMA and with the comparables
utilized within this report. No adjustments to the comparables were necessary for differences
in effective property tax rates. The appraiser is not aware of any past due taxes to be paid.
Real estate taxes for the subject property are assessed and collected by the County of San
Diego. The property is subject to the property tax rules of the state of California, which
control the activities and policies of local assessment jurisdictions. These laws were
significantly modified on June 7, 1978, when the state’s voters passed Proposition 13,
amending Article XIII of the State Constitution.
Proposition 13 abolished the practice of periodic reassessment of properties, based on market
value appraisals. Instead, real property is subject to reassessment (i.e., revaluation at full or
partial current market value) only with changes in ownership or new construction or major
remodeling etc. takes place. Otherwise, increases in assessed value are limited to no more
than 2% per year. In addition, tax rates are limited to a general rate of 1%, plus the rates
needed to service any bonded indebtedness. Voter-approved direct assessments can also be
added, and are often related to the installation of infrastructure. Re-assessments occur on a
change of ownership, new construction, major remodeling, etc.
The analysis contained in this report estimates the fair market rent of the existing building as
is; therefore, I do not comment on the assessed values and/or real estate taxes.
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Zoning
LAND USE CONTROLS
Zoning Summary
Zoning Authority
Zoning Code
Zoning Type/Description
Current Use Legally Conforming
Zoning Change Likely
Zoning Density/FAR
Minimum Lot Area
Lot Width
Minimum Street Frontage
Lot Depth
Minimum Front Setback
Side Yard Setback
Rear Lot Setback
Maximum Building Height
Zoning Parking Requirements

Zoning Data Source

The City of San Diego
RM-1-3
Residential - Multiple Unit
The subject appears to be a legally conforming use with a permit
A zoning change is unlikely.
1 d/u per 2,000 sf; 1.05 max FAR
6,000 sf
50 feet
50 feet
90 feet
15 feet
5 feet
15 feet
30 feet
K thru 9 grade - 2.0 per classroom if no assembly area or 30 per
1,000 square feet assembly area; Grade 10 thru 12 - 85% of
minimum; 3.3 / 1,000 sf for general office.
City Website

Permitted Uses: Active Recreation; Passive Recreation; Natural Resources Preservation;
Mobile-home Parks; Multiple Dwelling Units; Rooming House; Single Dwelling Units;
Residential Care Facilities (6 or fewer persons); Transitional Housing (6 or fewer persons);
Instructional Studios; Allowable Signs.
Limited/Conditional Uses: Community Gardens; Boarder & Lodger Accommodations;
Companion Units; Continuing Care Retirement Communities; Fraternities, Sororities and
Student Dormitories; Garage, Yard, & Estate Sales; Guest Quarters; Home Occupations;
Junior Units; Residential Care Facilities (7 or more persons); Transitional Housing (7 or
more persons); Botanical Gardens & Arboretums; Educational Facilities (K-12 or
Colleges/Universities); Electric Vehicle Charging Stations; Flood Control Facilities;
Historical Buildings Used for Purposes Not Otherwise Allowed; Hospitals, Intermediate
Care Facilities & Nursing Facilities; Placemaking on Private Property; Satellite Antennas;
Solar Energy Systems; Wireless Communication Facility; Assembly and Entertainment
Uses, Including Places of Religious Assembly; Bed & Breakfast Establishments; Child Care
Facilities; Golf Courses, Driving Ranges, and Pitch & Putt Courses; Real Estate Sales
Offices & Model Homes; Temporary Construction Storage Yards Located Off-site;
Community Entry Signs; Neighborhood Identification Signs.
I am not aware of any pending or prospective zoning changes. It appears that the current use
of the site is legal conforming use with a permit. I assume the subject has a use permit or has
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been grandfathered. However, it should be noted that I did not perform a complete zoning
compliance study and am not an expert on zoning and building codes. My valuation assumes
that the subject conforms to all development standards under the zoning codes and all
building standards under the building codes. I reserve the right to change my value if this
assumption is found to be inaccurate.
I am not an expert in the interpretation of zoning ordinances. An appropriately qualified land
use attorney should be engaged if a determination of compliance with zoning is required.
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Highest and Best Use
PROCESS
Before a property can be valued, an opinion of highest and best use must be developed for
the subject site, both as if vacant, and as improved or proposed. By definition, the highest
and best use must be:
 Physically possible.
 Legally permissible under the zoning regulations and other restrictions that apply to
the site.
 Financially feasible.
 Maximally productive, i.e., capable of producing the highest value from among the
permissible, possible, and financially feasible uses.
HIGHEST AND BEST USE AS IF VACANT
Physically Possible
The physical characteristics of the site do not appear to impose any unusual restrictions on
development. Overall, the physical characteristics of the site and the availability of utilities
result in functional utility suitable for a variety of uses.
Legally Permissible
The site is zoned Residential - Multiple Unit. Permitted uses include retail, office,
commercial and multifamily. To my knowledge, there are no legal restrictions such as
easements or deed restrictions that would effectively limit the use of the property. Given
prevailing land use patterns in the area, only a multi-family development is given further
consideration in determining highest and best use of the site, as though vacant.
Financially Feasible
Based on my analysis of the market, there is currently adequate demand for a multi-family
development project in the subject’s area. It appears that a newly developed multi-family
development project on the site would have a value commensurate with its cost. Therefore, a
multi-family development project is considered to be financially feasible. In this case, the
exact type, size and configuration of improvements are beyond the scope of this appraisal.
Maximally Productive
There does not appear to be any reasonably probable use of the site that would generate a
higher residual land value than a multi-family development project. Accordingly, it is my
opinion that a multi-family development project, developed to the normal market density
level permitted by zoning, is the maximally productive use of the property. In this case, the
exact type, size and configuration of improvements are beyond the scope of this appraisal.
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Conclusion
Development of the site for a multi-family development project is the only use that meets the
four tests of highest and best use. Therefore, it is concluded to be the highest and best use of
the property as if vacant. In this case, the exact type, size and configuration of improvements
are beyond the scope of this appraisal.
AS IMPROVED
The subject site is developed with an office/educational buildings used for educational
purposes, which is not consistent with the highest and best use of the site as if it were vacant.
Therefore, the existing use is considered an interim use for an undetermined time period.
Determining when and if the site is feasible for redevelopment is beyond the scope of this
appraisal.
The existing improvements are currently leased and produce a significant positive cash flow
that I expect will continue. Therefore, a continuation of this use is concluded to be
financially feasible.
Based on my analysis, there does not appear to be any alternative use that could reasonably
be expected to provide a higher present value than the current use, and the value of the
existing improved property exceeds the value of the site, as if vacant. For these reasons, the
current use, is concluded to be maximally productive and the highest and best use of the
property as improved.
MOST PROBABLE BUYER
Taking into account the size and characteristics of the property and its leased occupancy, the
most likely buyer is an investor.
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Valuation Methodology
Appraisers usually consider three approaches to estimating the market value of real property.
These are the cost approach, sales comparison approach and the income capitalization
approach.
The cost approach assumes that the informed purchaser would pay no more than the cost of
producing a substitute property with the same utility. This approach is particularly applicable
when the improvements being appraised are relatively new and represent the highest and best
use of the land or when the property has unique or specialized improvements for which there
is little or no sales data from comparable properties.
The sales comparison approach assumes that an informed purchaser would pay no more for
a property than the cost of acquiring another existing property with the same utility. This
approach is especially appropriate when an active market provides sufficient reliable data.
The sales comparison approach is less reliable in an inactive market or when estimating the
value of properties for which no directly comparable sales data is available. The sales
comparison approach is often relied upon for owner-user properties.
The income capitalization approach reflects the market’s perception of a relationship
between a property’s potential income and its market value. This approach converts the
anticipated net income from ownership of a property into a value indication through
capitalization. The primary methods are direct capitalization and discounted cash flow
analysis, with one or both methods applied, as appropriate. This approach is widely used in
appraising income-producing properties.
Reconciliation of the various indications into a conclusion of value is based on an evaluation
of the quantity and quality of available data in each approach and the applicability of each
approach to the property type.
The methodology employed in this assignment is summarized as follows:

Approaches to Value
Approach
Cost Approach
Sales Comparison Approach
Income Capitalization Approach

Applicability to Subject

Use in Assignment

Not Applicable
Not Applicable
Applicable

Not Utilized
Not Utilized
Utilized

The income capitalization approach is the most reliable valuation method for the subject
due to the following:
 There is sufficient market data regarding rental rates for similar type properties in the
subject’s submarket. Therefore, I have elected to use a portion of this approach to
determine a fair market rent for the subject.
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The sales comparison approach is not applicable to the subject because:
 This approach does not reflect the primary analysis undertaken by a fair market rent
analysis.
The cost approach is not applicable to the subject considering the following:
 This approach does not reflect the primary analysis undertaken by a fair market rent
analysis.
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Market Rent
Contract rents typically establish income for leased space, while market rent is the basis for
estimating income for current vacant space and future speculative re-leasing of space due to
expired leases.
A systematic process involving research, collection, and analysis of data constitutes the
backbone of estimating the market rent of real property. Supporting data is gathered,
classified, and analyzed to provide the value estimate.
To estimate an appropriate market rent for the subject, the appraiser considers not only the
comparable leases, but also the opinions of commercial leasing agents who specialize in
leasing properties similar to the subject and in the subject’s market area.
Market rent may be defined as:
“The reasonable rent expectancy if the property were available for lease; the price being paid
for comparable space as distinguished from contract rent. The base rent justifiably payable
for the right of occupancy of the premises.”
Market rent may also be defined as the amount of money per month or year, which a tenant
or a landlord would agree to pay and receive for certain space, provided both are
knowledgeable about other comparable spaces and tenants in the marketplace and have an
average but not exigent motivation to locate the lease. It is analogous to the term “market
value of rent.” The term “comparable spaces” in this instance indicates that amenities
enjoyed by the tenant would be relatively the same and all spaces said to be comparable or
else adjustments of rent rate are made to offset each amenity not provided by a particular
space or unit.
Asking Rates: Asking rates are those rental rates being asked for vacant pad or land space in
the marketplace. These rates are typically higher than contract or effective rates as they
represent only the asking rates prior to or during negotiations and concessions.
Contract Rates: Contract rates are the actual rental rates as stated within a lease. Due to
negotiations, they are typically below the asking rate. The contract rate does not account for
any concessions such as free rent, moving allowances or other incentives to the tenant.
Effective Rents: Effective rates are the actual rents collected after adjustments for any
concessions, such as free rent or moving allowances. Effective rates do not include any
adjustment for typical tenant improvements; however, if the tenant improvement allowance
is in excess of the market, an adjustment has been made.
As effective rents represent the actual amounts collected. All comparisons made to the
market data have been based upon contract rents.
Concessions: Rental concessions, in the form of free rent were virtually non-existent in the
market. It was concluded that concessions of free rent are not appropriate for the rental of
the subject property.
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To estimate market rent for the subject, I searched for comparable rentals within the
following parameters:
 Location: Generally Central San Diego and Throughout San Diego County for
Educational Purposes
 Building Class: All
To estimate market rent, I analyze comparable rentals most relevant to the subject in terms of
location, building class, size, and transaction date. I focused my search for properties which
have similar size and building quality as compared to the subject.
Rent Roll
Rent Roll
Tenant/Lessee
City Heights Prep School

% of Lease Date Lease Date
Suite

Space Type
Office
Totals
Leased
Vacant

*Contract Rent = Annualized rent as of appraisal date

SF
Total
8,518 100.0%
8,518 100.0%
8,518 100.0%
0
0.0%

Start
4/1/2016

End
6/30/2022

Lease

Lease

Term
75 Mos.

Type
Modified Gross
Total
Total Commercial
Total Multifamily

Proposed Contract Asking $ Market
Rent*
$12,395
$12,395
$12,395
$0

Rent/SF Rent/SF
Rent
$1.46
$1.55
$1.46
$0.12 Rent/SF/Month
$0.00 Month

Rent per SF for occupied space

The current tenant assumed an existing lease in 2019 and the landlord has proposed the
following rent schedule for an extension. The lease suggests the expense terms are on a tiple
net basis; however, a representative of the tenant states no operating expenses are reimbursed
to the landlord and utility costs are the responsibility of the tenant. Therefore, I assume the
subject’s lease terms are on a modified gross basis.
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Market Rent Comparables
I have researched seven comparables for this analysis; these are documented on the
following pages followed by a location map and analysis grid.
Comparable rentals considered most relevant are summarized in the following pages. All
leases have been researched through numerous sources, inspected and verified by a party to
the transaction.
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Lease Comparable 1

Location
ID
Address
City
State
Property Major Type
Property Major Type

Tenant
Element Education

2187
1441 Montiel Rd.
Escondido
CA
Office
Office

Size
7,182

Leases
Base Rent/SF/Mo.
$1.25

Building
Name
Year Built
Condition
No. of Stories
Rentable Area
Verification

1441 Montiel Rd.
2001
Average
2
27,400
Secondary Source/Costar

Vacancy

--

Type
Modified Gross

Date
7/1/2021

Term
60 Months

Comments
3%/Yr increases.

4260 54th St., San Diego, CA

64

Lease Comparable 2

Location
ID
Address
City
State
Property Major Type
Property Major Type

Building
Name
Year Built
Condition
No. of Stories
Rentable Area
Verification

2188
1054 2nd St.
Encinitas
CA
Office
Office

Vacancy
Tenant
Integra Education

Size
1,717

Leases
Base Rent/SF/Mo.
$2.04

Type
Modified Gross

1054 2nd St.
1987
Average
2
5,106
Carl Turnbull, The Turnbull
Company
-Date
1/1/2021

Term
Month-to-Month

Comments
The listing agent states the landlord is sympathetic to the tenant and type of use and gave a short-term lease rate of
$1.75/SF/Mo; A prior tenant occupied the space for $2.60/SF/Mo, however, the owner wishes to keep the tenant in-place at a
discounted rate of $2.04/SF/Mo.
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Lease Comparable 3

Location
ID
Address
City
State
Property Major Type
Property Major Type

Tenant
Barabbas Church

2189
5710 Kearny Villa Rd.
San Diego
CA
Retail-Commercial
Retail-Commercial

Size
8,810

Leases
Base Rent/SF/Mo.
$1.10

Building
Name
Year Built
Condition
No. of Stories
Rentable Area
Verification

Type
Absolute Net

5710 Kearny Villa Rd.
1991
Average
2
8,810
Max Reynolds, SVN

Date
12/1/2020

Term
60 Months

Comments
3%/yr increases; $0.24/SF/Mo expense reimbursements.
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Lease Comparable 4

Location
ID
Address
City
State
Property Major Type
Property Major Type

Tenant
Office User

Building
Name
Year Built
Condition
No. of Stories
Rentable Area
Verification

2191
2104 El Cajon Blvd.
San Diego
CA
Office
Office

Size
6,000

Leases
Base Rent/SF/Mo.
$1.35

Type
Modified Gross

2104 El Cajon Blvd.
1970
Average
1
6,000
Danny Pham, F3 Realty Group

Date
9/1/2021

Term
12 Months

Comments
3%/Yr increases; $0.15/SF/Mo expense reimbursements.
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Lease Comparable 5

Location
ID
Address
City
State
Property Major Type
Property Major Type

Tenant
Non-Profit Organization

730
5348 University Ave.
San Diego
CA
Office
Office

Size
7,368

Leases
Base Rent/SF/Mo.
$1.68

Building
Name
Year Built
Condition
No. of Stories
Rentable Area
Verification

Type
Absolute Net

5348 University Ave.
1988
Average
2
41,288
Richard Ricasata, Ricasata Real
Estate 619 318-3400

Date
2/1/2022

Term
60 Months

0
Comments
The leasing agent was unclear about the transaction details and estimates the commencement rate at $21.00/SF/Yr modified
gross.
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Lease Comparable 6

Location
ID
Address
City
State
Property Major Type
Property Major Type

Tenant
Office User

Building
Name
Year Built
Condition
No. of Stories
Rentable Area
Verification

265
4451-4453 30th St.
San Diego
CA
Office
Office

Size
10,674

Leases
Base Rent/SF/Mo.
$1.65

Type
Modified Gross

4451-4453 30th St.
1988
Average
2
10,674
Shirely Kanamu, Pacific Coast
Commercial 619 469-3600

Date
8/1/2020

Term
60 Months

Comments
3%/Yr increases.
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Lease Comparable 7

Location
ID
Address
City
State
Property Major Type
Property Major Type

Tenant
Primrose Schools

2196
17025 Via del Campo
San Diego
CA
Office
Office

Size
15,121

Leases
Base Rent/SF/Mo.
$1.70

Building
Name
Year Built
Condition
No. of Stories
Rentable Area
Verification

Type
Absolute Net

17025 Via del Campo
2009
Average
1
15,121
Gandhi Naidu, Gandhi &
Associates

Date
6/1/2021

Term
180 Months

Comments
The tenant's agent states, "The market rate for the area we understood at the time of signing was around $1.60/ sq ft but had to
settle for a little north of the market at the recommendations of the franchisor. We also fell for the location and amenities
that fully suited all our needs." Costar indicates the lease was on absolute net terms and a review of lease data from
properties in close proximity to this data point also suggest absolute net expense terms.
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Comparables Map
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Analysis Grid Factors
The following elements of comparison are considered in my analysis of the comparable
rentals.
RENTAL ANALYSIS FACTORS
Expense Structure

Division of expense responsibilities between landlord and tenants.

Conditions of Lease

Extraordinary motivations of either landlord or tenant to complete the
transaction.

Market Conditions

Changes in the economic environment over time that affect the
appreciation and depreciation of real estate.

Location

Market or submarket area influences on rent; surrounding land use
influences.

Access/Exposure

Convenience to transportation facilities; ease of site access; visibility from
main thoroughfares; traffic counts.

Size

Difference in rental rates that is often attributable to variation in sizes of
leased space.

Building Quality

Construction quality, amenities, market appeal, functional utility.

Age/Condition

Effective age; physical condition.

Economic
Characteristics

Variations in rental rate attributable to such factors as free rent or other
concessions, pattern of rent changes over lease term, or tenant
improvement allowances.

Market data is currently limited from which to empirically extract precise adjustments from
paired leases. It should also be noted that commercial real estate similar to the subject does
not exchange on a high transaction volume organized market with very precise price points
such as a homogeneous commodity. Given that each commercial property is unique,
nuanced, and immovable, and given the limitations in the current availability of transaction
data, highly precise adjustments in the current analysis are not realistic. Rather, I rely on an
adjustment method known as bracketing wherein I identify characteristics among the
aggregate of the comparable data set that are superior, similar, and/or inferior to the subject.
I apply adjustments to the comparables for superior or inferior characteristics based on
approximated inferred market premiums or discounts (as implied and inferred among the
aggregate of the comparable data set) for the superior/inferior characteristics. Prior to the
adjustment process the comparable data set broadly surrounds the likely market unit rental
rate of the subject. After applying adjustments for differences in characteristics (based on
inferences of premiums/discounts within the comparable data set) the adjusted comparable
data set more narrowly surrounds the likely market unit rental rate of the subject. In the
reconciliation process, I identify and emphasize the adjusted comparable data that is most
similar to the subject and most strongly supports the most likely market unit rental rate of the
subject.
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In the following chart is a rental comparison grid displaying the subject property, the
comparables and the adjustments applied.
Lease Analysis Grid
Address
City
State
Tenant
Date
Base Rent/SF/Mo.
Lease Type
Term
Size

Comp 1
1441 Montiel Rd.

Comp 2
1054 2nd St.

San Diego
CA
City Heights Prep
School

Escondido
CA
Element Education

Encinitas
CA
Integra Education

Comp 3
5710 Kearny Villa
Rd.
San Diego
CA
Barabbas Church

3/30/2022
$1.46
Modified Gross
75 Mos.
8,518

7/1/2021
$1.25
Modified Gross
60 Months
7,182

1/1/2021
$2.04
Modified Gross
Month-to-Month
1,717

12/1/2020
$1.10
Absolute Net
60 Months
8,810

4260 54th St.

Transaction Adjustments
Conditions of Lease
Other
Adjusted Rent
Market Trends/Year
Adjusted Rent
Expenses
Adjusted Rent
Location
% Adjustment
Size
% Adjustment
Building Class
% Adjustment
Year Built
% Adjustment

Normal
Similar
0.0%

8,518
D
1965

Economic Characteristics

% Adjustment
Parking Ratio RA
% Adjustment
Adjusted Rent
Net Adjustments
Gross Adjustments

2.82

0%
0%

Normal
Similar

$1.25
0.0%
$1.25
$0.00
$1.25
Similar
0%
7,182
0%
C
-5%
2001
-5%
Similar
0%
4.01

0%
0%

$2.04
0.0%
$2.04
$0.00
$2.04
Superior
-15%
1,717
-5%
C
0%
1987
0%
Similar
0%
0.00

Normal
Similar

0%
0%

$1.10
0.0%
$1.10
$0.24
$1.34
Similar
0%
8,810
0%
C
0%
1991
-5%
Similar
0%
3.63

Comp 5
Comp 6
Comp 7
Comp 4
2104 El Cajon Blvd. 5348 University Ave. 4451-4453 30th St. 17025 Via del Campo
San Diego
CA
Office User

San Diego
CA
Non-Profit
Organization

San Diego
CA
Office User

San Diego
CA
Primrose Schools

9/1/2021
$1.35
Modified Gross
12 Months
6,000

9/1/2018
$1.75
Modified Gross
36 Months
21,000

8/1/2020
$1.65
Modified Gross
60 Months
10,674

6/1/2021
$1.70
Absolute Net
180 Months
15,121

Normal
Similar

0%
0%

$1.35
0.0%
$1.35
$0.00
$1.35
Superior
-5%
6,000
0%
D
0%
1970
0%
Similar
0%
2.50

Normal
Similar

0%
0%

$1.75
0.0%
$1.75
$0.00
$1.75
Similar
0%
21,000
5%
C
0%
1988
-5%
Similar
0%
2.91

Normal
Similar

0%
0%

$1.65
0.0%
$1.65
$0.00
$1.65
Superior
-5%
10,674
0%
C
0%
1988
-5%
Similar
0%
0.56

Normal
Similar

0%
0%

$1.70
0.0%
$1.70
$0.55
$2.25
Superior
-15%
15,121
2%
C
0%
2009
-5%
Similar
0%
2.78

-2%

5%

0%

0%

0%

4%

0%

$1.10
-12.0%
12.0%

$1.73
-15.0%
25.0%

$1.27
-5.0%
5.0%

$1.28
-5.0%
5.0%

$1.75
0.0%
10.0%

$1.55
-6.0%
14.0%

$1.85
-18.0%
22.0%

Leases 3 and 7 received an expense terms adjustment or a modified gross equivalent.
Leases 2, 4, 6 and 7 received a downward adjustment due to superior location.
When comparing Lease 4 with Lease 5, the market lacks the precision to extract a size
adjustment. However, generally speaking larger spaces have a higher overall rent. The
higher overall rent generally diminishes the leasing pool that can afford the rent. Therefore,
Lease 2 received a downward adjustment due to superior size. Leases 5 and 7 received a
corresponding upward adjustment.
Lease 1 has superior building quality (construction materials). A downward adjustment is
reasonable for superior building class.
All the Leases are considered to be in superior condition, except for Leases 2 and 4. A
downward adjustment for superior age/condition is reasonable.
Leases 2 and 6 received an upward adjustment due to inferior parking ratio and Lease 1
received a downward adjustment due to superior parking ratio.
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Market Rent Reconciliation
Ranges & Reconciled Rent
Number of Comps:

7

Unadjusted

$1.10
Low:
$2.04
High:
$1.55
Average:
$1.65
Median:
Reconciled Market Rent:
One Dollar and Fifty Five Cents

Adjusted
$1.10
$1.85
$1.51
$1.55
$1.55

%Δ
0%
-10%
-3%
-6%

Leases 4, 5 and 6 are located in close proximity to the subject and also average
approximately $1.55/SF/Mo. These data points also have low net adjustments which
typically increases their reliability.
Based on the data analysis, market rent is reconciled at $1.55/SF/Mo Modified Gross.
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Final Reconciliation
The values indicated by my analysis are as follows:
Based on the preceding valuation analysis and subject to the definitions, assumptions, and
limiting conditions expressed in the report, my opinion of value is as follows:

Value Conclusion
Appraisal Premise
Fair Market Rent

est Appr
Fee Simple

Date of Value

Value Conclusion

March 30, 2022

$1.55/SF/Mo Modified Gross or
$13,202.90/Mo Modified Gross

Extraordinary Assumptions and Hypothetical Conditions
The value conclusions are subject to the following extraordinary assumptions that may affect the
assignment results. An extraordinary assumption is uncertain information accepted as fact. If the
assumption is found to be false, as of the effective date of the appraisal, I reserve the right to modify my
value conclusions.
1. None.
The value conclusions are based on the following hypothetical conditions that may affect the assignment
results. A hypothetical condition is a condition contrary to known fact on the effective date of the
appraisal but is supposed for the purpose of analysis.
1. None.

The opinions of value expressed in this report are based on estimates and forecasts that are
prospective in nature and subject to considerable risk and uncertainty. Events may occur that
could cause the performance of the property to differ materially from my estimates, such as
changes in the economy, interest rates, capitalization rates, financial strength of tenants, and
behavior of investors, lenders, and consumers. Additionally, my opinions and forecasts are
based partly on data obtained from interviews and third party sources, which are not always
completely reliable. Although I am of the opinion that my findings are reasonable based on
available evidence, I am not responsible for the effects of future occurrences that cannot be
reasonably foreseen at this time.
Exposure and Marketing Times
Exposure time is the length of time the subject property would have been exposed for sale in
the market had it sold on the effective valuation date at the concluded market value.
Exposure time is always presumed to precede the effective date of the appraisal. Marketing
time is an estimate of the amount of time it might take to sell a property at the estimated
market value immediately following the effective date of value.
Based on my review of recent sales transactions for similar properties and my analysis of
supply and demand in the local automotive repair market, presented earlier in this report, it is
my opinion that the probable exposure time for the property is 4 to 8 months.
4260 54th St., San Diego, CA
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I foresee no significant changes in market conditions in the near term; therefore, it is my
opinion that a reasonable marketing period is likely to be the same as the exposure time.
Accordingly, I estimate the subject’s marketing period at 4 to 8 months.
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Certification Statement
The undersigned hereby certify:
1. The statements of fact contained in this report are true and correct.
2. 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.
3. 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.
4. I have performed no other 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.
5. I have no bias with respect to the property that is the subject of this report or to the
parties involved with this assignment.
6. The undersigned were hired as independent contractors directly by City Heights Prep
Charter School.
7. My engagement in this assignment was not contingent upon developing or reporting
predetermined results.
8. 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.
9. My analyses, opinions, and conclusions were developed, and this report has been
prepared, in conformity with the Uniform Standards of Professional Appraisal
Practice.
10. David Burningham, MAI made a personal inspection of the property that is the
subject of this report.
11. This appraisal report sets forth all the limiting conditions (imposed by the terms of
this assignment or by the undersigned) affecting the analysis, opinions and
conclusions contained in this report.
12. No one provided significant real property appraisal assistance to the person signing
this certification.
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13. I have the appropriate knowledge and experience in to complete this assignment
competently in accordance with the competency provision as required by the
Competency Rule of USPAP. Appraiser qualifications are located in the addenda of
this report.
14. David Burningham has successfully met the requirements for the title "Certified
General Appraiser" delegated by the Office of Real Estate Appraisers, valid until
February 8, 2023, OREA identification number AG036349.
15. As of the date of this report, David Burningham, MAI has completed the
requirements of the continuing education program of the Appraisal Institute for
designated members.

_____________________
David Burningham, MAI
Certified General Real Estate Appraiser
CA Certificate #AG036349, Exp: 02/08/23
E-mail: d_burningham@yahoo.com
Phone: 858 373-8175
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Limiting Conditions and Assumptions
This appraisal is based on the following assumptions, except as otherwise noted in the report.
1. The title is marketable and free and clear of all liens, encumbrances, encroachments,
easements and restrictions. The property is under responsible ownership and
competent management and is available for its highest and best use.
2. There are no existing judgments or pending or threatened litigation that could affect
the value of the property.
3. There are no hidden or undisclosed conditions of the land or of the improvements that
would render the property more or less valuable. Furthermore, there is no asbestos in
the property.
4. The revenue stamps placed on any deed referenced herein to indicate the sale price
are in correct relation to the actual dollar amount of the transaction.
5. The property is in compliance with all applicable building, environmental, zoning,
and other federal, state and local laws, regulations and codes.
6. The information furnished by others is believed to be reliable, but no warranty is
given for its accuracy.
This appraisal is subject to the following limiting conditions, except as otherwise noted in
the report.
1. An appraisal is inherently subjective and represents my opinion as to the value of the
property appraised.
2. The conclusions stated in the appraisal apply only as of the effective date of the
appraisal, and no representation is made as to the effect of subsequent events.
3. No changes in any federal, state or local laws, regulations or codes (including, without
limitation, the Internal Revenue Code) are anticipated.
4. No environmental impact studies were either requested or made in conjunction with
this appraisal, and I reserve the right to revise or rescind any of the value opinions
based upon any subsequent environmental impact studies. If any environmental impact
statement is required by law, the appraisal assumes that such statement will be
favorable and will be approved by the appropriate regulatory bodies.
5. Unless otherwise agreed to in writing, I am not required to give testimony, respond to
any subpoena or attend any court, governmental or other hearing with reference to the
property without compensation relative to such additional employment.
6. I have made no survey of the property and assume no responsibility in connection with
such matters. Any sketch or survey of the property included in this report is for
illustrative purposes only and should not be considered to be scaled accurately for size.
The appraisal covers the property as described in this report, and the areas and
dimensions set forth are assumed to be correct.
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7. No opinion is expressed as to the value of subsurface oil, gas or mineral rights, if any,
and I have assumed that the property is not subject to surface entry for the exploration
or removal of such materials, unless otherwise noted in the appraisal.
8. I accept no responsibility for considerations requiring expertise in other fields. Such
considerations include, but are not limited to, legal descriptions and other legal matters
such as legal title, geologic considerations such as soils and seismic stability, and civil,
mechanical, electrical, structural and other engineering and environmental matters.
9. The distribution of the total valuation in the report between land and improvements
applies only under the reported highest and best use of the property. The allocations of
value for land and improvements must not be used in conjunction with any other
appraisal and are invalid if so used. The appraisal report shall be considered only in its
entirety. No part of the appraisal report shall be utilized separately or out of context.
10. Neither all nor any part of the contents of this report (especially any conclusions as to
value, the identity of the appraisers, or any reference to the Appraisal Institute) shall be
disseminated through advertising media, public relations media, news media or any
other means of communication (including without limitation prospectuses, private
offering memoranda and other offering material provided to prospective investors)
without the prior written consent of the person signing the report.
11. Information, estimates and opinions contained in the report and obtained from thirdparty sources are assumed to be reliable and have not been independently verified.
12. Any income and expense estimates contained in the appraisal report are used only for
the purpose of estimating value and do not constitute predictions of future operating
results.
13. If the property is subject to one or more leases, any estimate of residual value
contained in the appraisal may be particularly affected by significant changes in the
condition of the economy, of the real estate industry, or of the appraised property at the
time these leases expire or otherwise terminate.
14. No consideration has been given to personal property located on the premises or to the
cost of moving or relocating such personal property; only the real property has been
considered.
15. The current purchasing power of the dollar is the basis for the value stated in the
appraisal; I have assumed that no extreme fluctuations in economic cycles will occur.
16. The value found herein is subject to these and to any other assumptions or conditions
set forth in the body of this report but which may have been omitted from this list of
Assumptions and Limiting Conditions.
17. The analyses contained in the report necessarily incorporate numerous estimates and
assumptions regarding property performance, general and local business and economic
conditions, the absence of material changes in the competitive environment and other
matters. Some estimates or assumptions, however, inevitably will not materialize, and
unanticipated events and circumstances may occur; therefore, actual results achieved
during the period covered by my analysis will vary from my estimates, and the
variations may be material.
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18. The Americans with Disabilities Act (ADA) became effective January 26, 1992. I have
not made a specific survey or analysis of the property to determine whether the
physical aspects of the improvements meet the ADA accessibility guidelines. I claim
no expertise in ADA issues, and render no opinion regarding compliance of the subject
with ADA regulations. Inasmuch as compliance matches each owner’s financial ability
with the cost to cure the non-conforming physical characteristics of a property, a
specific study of both the owner’s financial ability and the cost to cure any deficiencies
would be needed for the Department of Justice to determine compliance.
19. The appraisal report is prepared for the exclusive benefit of the Client, its subsidiaries
and/or affiliates. It may not be used or relied upon by any other party. All parties who
use or rely upon any information in the report without my written consent do so at their
own risk.
20. No studies have been provided to us indicating the presence or absence of hazardous
materials on the subject property or in the improvements, and my valuation is
predicated upon the assumption that the subject property is free and clear of any
environment hazards including, without limitation, hazardous wastes, toxic substances
and mold. No representations or warranties are made regarding the environmental
condition of the subject property and the person signing the report shall not be
responsible for any such environmental conditions that do exist or for any engineering
or testing that might be required to discover whether such conditions exist. Because I
am not an expert in the field of environmental conditions, the appraisal report cannot
be considered as an environmental assessment of the subject property.
21. The person signing the report may have reviewed available flood maps and may have
noted in the appraisal report whether the subject property is located in an identified
Special Flood Hazard Area. I am not qualified to detect such areas and therefore do not
guarantee such determinations. The presence of flood plain areas and/or wetlands may
affect the value of the property, and the value conclusion is predicated on the
assumption that wetlands are non-existent or minimal.
22. I am not a building or environmental inspector. I do not guarantee that the subject
property is free of defects or environmental problems. Mold may be present in the
subject property and a professional inspection is recommended.
23. The appraisal report and value conclusion for an appraisal assumes the satisfactory
completion of construction, repairs or alterations in a workmanlike manner.
24. It is expressly acknowledged that in any action which may be brought against the
signer of this report, arising out of, relating to, or in any way pertaining to this
engagement, the appraisal reports, or any estimates or information contained therein,
the signer shall not be responsible or liable for any incidental or consequential damages
or losses, unless the appraisal was fraudulent or prepared with gross negligence. It is
further acknowledged that the collective liability of the signer of the report in any such
action shall not exceed the fees paid for the preparation of the appraisal report unless
the appraisal was fraudulent or prepared with gross negligence. Finally, it is
acknowledged that the fees charged herein are in reliance upon the foregoing
limitations of liability.
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25. The report has prepared the appraisal for the specific purpose stated elsewhere in the
report. The intended use of the appraisal is stated in the General Information section of
the report. The use of the appraisal report by anyone other than the Client is prohibited
except as otherwise provided. Accordingly, the appraisal report is addressed to and
shall be solely for the Client’s use and benefit unless provided prior written consent. I
expressly reserve the unrestricted right to withhold my consent to your disclosure of
the appraisal report (or any part thereof including, without limitation, conclusions of
value and my identity), to any third parties. Stated again for clarification, unless prior
written consent is obtained, no third party may rely on the appraisal report (even if
their reliance was foreseeable).
26. The conclusions of this report are estimates based on known current trends and
reasonably foreseeable future occurrences. These estimates are based partly on
property information, data obtained in public records, interviews, existing trends,
buyer-seller decision criteria in the current market, and research conducted by third
parties, and such data are not always completely reliable. The signer(s) of this report
are not responsible for these and other future occurrences that could not have
reasonably been foreseen on the effective date of this assignment. Furthermore, it is
inevitable that some assumptions will not materialize and that unanticipated events
may occur that will likely affect actual performance. While I am of the opinion that my
findings are reasonable based on current market conditions, I do not represent that
these estimates will actually be achieved, as they are subject to considerable risk and
uncertainty. Moreover, I assume competent and effective management and marketing
for the duration of the projected holding period of this property.
27. All prospective value estimates presented in this report are estimates and forecasts
which are prospective in nature and are subject to considerable risk and uncertainty. In
addition to the contingencies noted in the preceding paragraph, several events may
occur that could substantially alter the outcome of my estimates such as, but not
limited to changes in the economy, interest rates, and capitalization rates, behavior of
consumers, investors and lenders, fire and other physical destruction, changes in title or
conveyances of easements and deed restrictions, etc. It is assumed that conditions
reasonably foreseeable at the present time are consistent or similar with the future.
28. Any projected cash flows included in the analysis are forecasts of estimated future
operating characteristics and are predicated on the information and assumptions
contained within this report. Any projections of income, expenses and economic
conditions utilized in this report are not predictions of the future. Rather, they are
estimates of market expectations of future income and expenses. The achievement of
any financial projections will be affected by fluctuating economic conditions and is
dependent upon other future occurrences that cannot be assured. Actual results may
vary from the projections considered herein. There is no warranty or assurances that
these forecasts will occur. Projections may be affected by circumstances beyond
anyone’s knowledge or control. Any income and expense estimates contained in this
report are used only for the purpose of estimating value and do not constitute
predictions of future operating results.
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Mr. David P. Burningham, MAI

Experience
Actively engaged in real estate valuation and consulting since 2004. Background includes nine years in corporate
accounting and finance. Recent experience is concentrated in major urban and suburban developments. Valuations
have been performed on various properties including, but not limited to, strip and neighborhood shopping centers,
single and multitenant industrial buildings, business parks (both industrial and office), low to mid rise office buildings,
apartments, mixed use facilities, and vacant land for different uses. Mr. Burningham specializes in the real estate
appraisal of a number of special purpose properties, including but not limited to Port Authority properties, boat repair
facilities, downtown city blocks (land), high density land, skilled nursing facilities, car washes, airplane hangars,
mobile home parks, and self-storage facilities together with a wide array of medical office properties.
Clients served include accountants, investment firms, law firms, and lenders, private and public agencies. Valuations
have been performed for condemnation purposes, estates, financing, equity participation and due diligence support.
Valuations and market studies have been done on proposed, partially completed, renovated and existing structures.

Professional Activities & Affiliations
Member: Appraisal Institute, January 2012

Licenses
California, Certified General, AG036349, Expires February 2023

Education
Master of Business Administration
CALIFORNIA STATE UNIVERSITY - SAN MARCOS, San Marcos, CA
December 1997
Bachelor of Science
BRIGHAM YOUNG UNIVERSITY, Provo, UT
August 1994
Major: Business Management, Emphasis: Finance
Minor: Statistics

Miscellaneous
Eagle Scout

d_burningham@yahoo.com ● 858-373-8175
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Glossary
This glossary contains the definitions of common words and phrases, used throughout the
appraisal industry, as applied within this document. Please refer to the publications listed in
the Works Cited section below for more information.
Works Cited:
 Appraisal Institute. The Appraisal of Real Estate. 13th ed. Chicago: Appraisal
Institute, 2008. Print.
 Appraisal Institute. The Dictionary of Real Estate Appraisal. 5th ed. 2010. Print.
Band of Investment
A technique in which the capitalization
rates attributable to components of a
capital investment are weighted and
combined to derive a weighted-average
rate attributable to the total investment.
(Dictionary, 5th Edition)
Common Area
1. The total area within a property that is
not designed for sale or rental but is
available for common use by all
owners, tenants, or their invitees, e.g.,
parking and its appurtenances, malls,
sidewalks,
landscaped
areas,
recreation areas, public toilets, truck
and service facilities.
2. In a shopping center, the walkways
and areas onto which the stores face
and which conduct the flow of
customer traffic. (ICSC) (Dictionary,
5th Edition)
Common Area Maintenance (CAM)
1. The expense of operating and
maintaining common areas; may or
may not include management charges
and usually does not include capital
expenditures on tenant improvements
or other improvements to the property.
 CAM can be a line-item expense
for a group of items that can
include maintenance of the
parking lot and landscaped areas
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and sometimes the exterior walls
of the buildings.
CAM can refer to all operating
expenses.
CAM can refer to the
reimbursement by the tenant to the
landlord for all expenses
reimbursable under the lease.
Sometimes reimbursements have
what is called an administrative

load. An example would be a 15%
addition to total operating
expenses, which are then prorated
among tenants. The administrative
load, also called an administrative
and marketing fee, can be a
substitute for or an addition to a
management fee.
2. The amount of money charged to
tenants for their shares of maintaining
a center’s common area. The charge
that a tenant pays for shared services
and facilities such as electricity,
security, and maintenance of parking
lots. The area maintained in common
by all tenants, such as parking lots and
common passages. The area is often
defined in the lease and may or may
not include all physical area to be paid
for by all tenants. Items charged to
common area maintenance may
include cleaning services, parking lot
sweeping and maintenances, snow
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removal, security, and upkeep. (ICSC)
(Dictionary, 5th Edition)
Debt Coverage Ratio (DCR)
The ratio of net operating income to
annual debt service (DCR = NOI/Im),
which measures the relative ability of a
property to meet its debt service out of net
operating income; also called debt service
coverage ratio (DSCR). A larger DCR
indicates a greater ability for a property to
withstand a downturn in revenue,
providing an improved safety margin for a
lender. (Dictionary, 5th Edition)
Discount Rate
A yield rate used to convert future
payments or receipts into present value;
usually considered to be a synonym for
yield rate. (Dictionary, 5th Edition)
Effective Age
The age of property that is based on the
amount of observed deterioration and
obsolescence it has sustained, which may
be different from its chronological age.
(Dictionary, 5th Edition)
Effective Date
1. The date on which the analyses,
opinion, and advice in an appraisal,
review, or consulting service apply.
2. In a lease document, the date upon
which the lease goes into effect.
(Dictionary, 5th Edition)
Exposure Time
1. The time a property remains on the
market.
2. The estimated length of time the
property interest being appraised
would have been offered on the
market prior to the hypothetical
consummation of a sale at market
value on the effective date of the
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appraisal; a retrospective estimate
based on an analysis of past events
assuming a competitive and open
market. (Dictionary, 5th Edition)
External Obsolescence
An element of depreciation; a diminution
in value caused by negative externalities
and generally incurable on the part of the
owner, landlord, tenant. (Dictionary, 5th
Edition)
Extraordinary Assumption
An assumption, directly related to a
specific assignment, which, if found to be
false, could alter the appraiser’s opinions
or conclusions. Extraordinary assumptions
presume as fact otherwise uncertain
information about physical, legal, or
economic characteristics of the subject
property; or about conditions external to
the property such as market conditions or
trends; or about the integrity of data used
in an analysis. (USPAP, 2010-2011 ed.)
(Dictionary, 5th Edition)
Fee Simple Estate
Absolute ownership unencumbered by any
other interest or estate, subject only to the
limitations imposed by the governmental
powers of taxation, eminent domain,
police power, and escheat. (Dictionary,
5th Edition)
Functional Obsolescence
The impairment of functional capacity of
a property according to market tastes and
standards. (Dictionary, 5th Edition)
Functional Utility
The ability of a property or building to be
useful and o perform the function for
which it is intended according to current
market tastes and standards; the efficiency
of a building’s use in terms of
architectural style, design and layout,
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traffic patterns, and the size and type of
rooms. (The Appraisal of Real Estate,
13th Edition)
Gross Building Area (GBA)
Total floor area of a building, excluding
unenclosed areas, measured from the
exterior of the walls of the above-grade
area. This includes mezzanines and
basements if and when typically included
in the region. (Dictionary, 5th Edition)
Gross Leasable Area (GLA)
Total floor area designed for the
occupancy and exclusive use of tenants,
including basements and mezzanines;
measured from the center of joint
partitioning to the outside wall surfaces.
(Dictionary, 5th Edition)
Highest & Best Use
The reasonably probable and legal use of
vacant land or an improved property that
is physically possible, appropriately
supported, financially feasible, and that
results in the highest value. The four
criteria the highest and best use must meet
are legal permissibility, physical
possibility, financial feasibility, and
maximum productivity. Alternatively, the
probable use of land or improved
property—specific with respect to the user
and timing of the use—that is adequately
supported and results in the highest
present value. (Dictionary, 5th Edition)
Highest and Best Use of Land or a Site
as Though Vacant
Among all reasonable, alternative uses,
the use that yields the highest present land
value, after payments are made for labor,
capital, and coordination. The use of a
property based on the assumption that the
parcel of land is vacant or can be made
vacant by demolishing any improvements.
(Dictionary, 5th Edition)
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Highest and Best Use of Property as
Improved
The use that should be made of a property
as it exists. An existing improvement
should be renovated or retained as is so
long as it continues to contribute to the
total market value of the property, or until
the return from a new improvement would
more than offset the cost of demolishing
the existing building and constructing a
new one. (Dictionary, 5th Edition)
Hypothetical Condition
That which is contrary to what exists but
is supposed for the purpose of analysis.
Hypothetical
conditions
assume
conditions contrary to known facts about
physical,
legal,
or
economic
characteristics of the subject property; or
about conditions external to the property,
such as market conditions or trends; or
about the integrity of data used in an
analysis. (Dictionary, 5th Edition)
Leased Fee Interest
A freehold (ownership interest) where the
possessory interest has been granted to
another party by creation of a contractual
landlord-tenant relationship (i.e., a lease).
(Dictionary, 5th Edition)
Market Area
The area associated with a subject
property that contains its direct
competition. (Dictionary, 5th Edition)
Market Rent
The most probably rent that a property
should bring is a competitive and open
market reflecting all conditions and
restrictions of the lease agreement,
including permitted uses, use restrictions,
expense obligations, term, concessions,
renewal and purchase options, and tenant
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improvements (TIs). (Dictionary, 5th
Edition)
Market Value
The major focus of most real property
appraisal assignments. Both economic and
legal definitions of market value have
been developed and refined.
1. The most widely accepted components
of market value are incorporated in the
following definition: The most
probable price that the specified
property interest should sell for in a
competitive market after a reasonable
exposure time, as of a specified date,
in cash, or in terms equivalent to cash,
under all conditions requisite to a fair
sale, with the buyer and seller each
acting prudently, knowledgeably, for
self-interest, and assuming that neither
is under duress.
2. Market value is described in the
Uniform Standards of Professional
Appraisal Practice (USPAP) as
follows: A type of value, stated as an
opinion, that presumes the transfer of a
property (i.e., a right of ownership or a
bundle of such rights), as of a certain
date, under specific conditions set
forth in the definition of the term
identified by the appraiser as
applicable in an appraisal. (USPAP,
2010-2011 ed.) USPAP also requires
that certain items be included in every
appraisal report. Among these items,
the following are directly related to the
definition of market value:
 Identification of the specific
property rights to be appraised.
 Statement of the effective date of
the value opinion.
 Specification as to whether cash,
terms equivalent to cash, or other
precisely described financing
terms are assumed as the basis of
the appraisal.
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If the appraisal is conditioned
upon financing or other terms,
specification as to whether the
financing or terms are at, below, or
above market interest rates and/or
contain unusual conditions or
incentives. The terms of above—
or below—market interest rates
and/or other special incentives
must be clearly set forth; their
contribution to, or negative
influence on, value must be
described and estimated; and the
market data supporting the opinion
of value must be described and
explained.
3. The following definition of market
value is used by agencies that regulate
federally insured financial institutions
in the United States: The most
probable price that a property should
bring in a competitive and open
market under all conditions requisite
to a fair sale, the buyer and the 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:
 Buyer and seller are typically
motivated;
 Both parties are well informed or
well advised, and acting in what
they consider their best interests;
 A reasonable time is allowed for
exposure in the open market;
 Payment is made in terms of cash
in U.S. dollars or in terms of
financial arrangements comparable
thereto; and
 The price represents the normal
consideration for the property sold
unaffected by special or creative
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financing or sales concessions
granted by anyone associated with
the sale. (12 C.F.R. Part 34.42(g);
55 Federal Register 34696, August
24, 1990, as amended at 57
Federal Register 12202, April 9,
1992; 59 Federal Register 29499,
June 7, 1994)
4. The International Valuation Standards
Council defines market value for the
purpose of international standards as
follows: The estimated amount for
which a property should exchange on
the date of valuation between a willing
buyer and a willing seller in an arm’slength transaction after proper
marketing wherein the parties had
each acted knowledgeably, prudently,
and without compulsion. (International
Valuation Standards, 8th ed., 2007)
5. Market value is the amount in cash, or
on terms reasonably equivalent to
cash, for which in all probability the
property would have sold on the
effective date of the appraisal, after a
reasonable exposure of time on the
open competitive market, from a
willing and reasonably knowledgeable
seller to a willing and reasonably
knowledgeable buyer, with neither
acting under any compulsion to buy or
sell, giving due consideration to all
available economic uses of the
property at the time of the appraisal.
(Uniform Standards for Federal Land
Acquisitions) (Dictionary, 5th Edition)
Marketing Time
An opinion of the amount of time it might
take to sell a real or personal property
interest at the concluded market value
level during the period immediately after
the effective date of the appraisal.
Marketing time differs from exposure
time, which is always presumed to
precede the effective date of an appraisal.
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(Advisory Opinion 7 of the Standards
Board of The Appraisal Foundation and
Statement on Appraisal Standards No. 6,
“Reasonable Exposure Time in Real
Property and Personal Property Market
Value
Opinions”
address
the
determination of reasonable exposure and
marketing time). (Dictionary, 5th Edition)
Net Operating Income (NOI)
The actual or anticipated net income that
remains after all operating expenses are
deducted from effective gross income but
before mortgage debt service and book
depreciation are deducted. (Dictionary,
5th Edition)
Obsolescence
One cause of depreciation; an impairment
of desirability and usefulness caused by
new inventions, changes in design,
improved processes for production, or
external factors that make a property less
desirable and valuable for a continued use;
may be either functional or external.
(Dictionary, 5th Edition)
Parking Ratio
A ratio of parking area or parking spaces
to an economic or physical unit of
comparison. Minimum required parking
ratios of various land uses are often stated
in zoning ordinances. (Dictionary, 5th
Edition)
Rentable Area
For office buildings, the tenant’s pro rata
portion of the entire office floor,
excluding elements of the building that
penetrate through the floor to the areas
below. The rentable area of a floor is
computed by measuring to the inside
finished surface of the dominant portion
of the permanent building walls,
excluding any major vertical penetrations
of the floor. Alternatively, the amount of
space on which the rent is based;
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calculated according to local practice.
(Dictionary, 5th Edition)

using modern materials and current
standards, design, and layout. (Dictionary,
5th Edition)

Replacement Cost
The estimated cost to construct, at current
prices as of the effective appraisal date, a
substitute for the building being appraised,
Scope of Work
The type and extent of research and
analyses in an assignment. (Dictionary,
5th Edition)
Stabilized Occupancy
An expression of the expected occupancy
of a property in its particular market
considering current and forecasted supply
and demand, assuming it is priced at
market rent. (Dictionary, 5th Edition)
Tenant Improvements (TIs)
1. Fixed improvements to the land or
structures installed and paid for use by
a lessee.
2. The original installation of finished
tenant space in a construction project;
subject to periodic change for
succeeding tenants. (Dictionary, 5th
Edition)
Vacancy and Collection Loss
A deduction from potential gross income
(PGI) made to reflect income reductions
due to vacancies, tenant turnover, and
non-payment of rent; also called vacancy
and credit loss or vacancy and
contingency loss. Often vacancy and
collection loss is expressed as a
percentage of potential gross income and
should reflect the competitive market. Its
treatment can differ according to the
interest being appraised, property type,
capitalization method, and whether the
property is at stabilized occupancy.
(Dictionary, 5th Edition)
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Extension of Lease
This Extension of Lease is entered into as of July 01,2022 (“Effective Date”), by and between
PHAM 54th, LLC. a CALIFORNIA LIMITED LIABILITY CORPORATION (“Lessor”) and
City Heights Preparatory Charter School, a CALIFORNIA NONPROFIT CORPORATION
(“Lessee”), with reference to the facts set forth in the Recitals below.

RECITALS
A. Lessor and Lessee are parties to a Standard Industrial/ Commercial Single Tenant
Assignment of Lease dated October 3, 2019, as by and between Pham 54th, LLC, a
California Limited Liability Corporation (“Lessor”), and City Heights Preparatory Charter
School, a California nonprofit corporation (“Lessee”) for certain Leased Premises
consisting of approximately 8518 square feet of rentable area within the building located
at 4260 54th Street, San Diego CA 92115 as more specifically described in the lease. The
term of this lease is schedule to expire on June 30, 2022.
B. Lessor and Lessee have agreed to make certain modifications to the Lease, including
among other things; i.) modifying the lease term, ii.) modifying the Lessee’s monthly base
rent.

NOW, THEREFORE, in consideration of the Recital above, the mutual covenants and conditions
below and other good and valuable consideration, the receipt and sufficiency of which are hereby
acknowledged, the parties agree as follows:
1. Premises. Lessor and Lessee hereby agree that pursuant to the Lease, Lessee currently
lease from Lessor 4260 54th Street, San Diego CA 92115 consisting of 8518 rentable
square feet.
2. Extension of the Term. Lessor and Lessee hereby agree that the term of the Lease shall be
for three years and is set to expire on June 30, 2025. All of the same terms and conditions
of the Lease will be applied, except as specifically modified by this Lease Extension.

3. Monthly Base Rental Schedule.
Date
7/1/2022
8/1/2022
9/1/2022
10/1/2022
11/1/2022
12/1/2022
1/1/2023
2/1/2023
3/1/2023
4/1/2023
5/1/2023
6/1/2023

Amount
Date
$12,395.34 7/1/2023
$12,395.34 8/1/2023
$12,395.34 9/1/2023
$12,395.34 10/1/2023
$12,395.34 11/1/2023
$12,395.34 12/1/2023
$12,395.34 1/1/2024
$12,395.34 2/1/2024
$12,395.34 3/1/2024
$12,395.34 4/1/2024
$12,395.34 5/1/2024
$12,395.34 6/1/2024

Amount
Date
Amount
$12,767.20 7/1/2024 $13,150.22
$12,767.20 8/1/2024 $13,150.22
$12,767.20 9/1/2024 $13,150.22
$12,767.20 10/1/2024 $13,150.22
$12,767.20 11/1/2024 $13,150.22
$12,767.20 12/1/2024 $13,150.22
$12,767.20 1/1/2025 $13,150.22
$12,767.20 2/1/2025 $13,150.22
$12,767.20 3/1/2025 $13,150.22
$12,767.20 4/1/2025 $13,150.22
$12,767.20 5/1/2025 $13,150.22
$12,767.20 6/1/2025 $13,150.22

IN WITNESS WHEREOF, the parties have executed this Extension of Lease to Standard
Industrial/Commercial Single Tenant Lease as of the Effective Date.

LESSOR:

LESSEE:

Pham 54th, LLC.

City Heights Preparatory Charter School

By: _____________________
Name: __________________

By: _______________________
Name: _____________________

Title: ___________________

Title: _____________________

Date: ___________________

Date: ______________________

