
From: Heather Araiza
To: David Leonhardi; Rachel Parrott
Subject: Fwd: museum estimate cost of repairs
Date: Thursday, April 15, 2021 8:28:01 AM
Attachments: 2384 San Diego Ave_BOV_QFC.pdf

Museum Crack inspection.pdf

Good morning David and Rachel,

I hope you are doing well and looking forward to a nice weekend.

We have taken a few steps forward regarding the museum partnership and
would like to share the attached reports with you.  Please review attached:
1.  Email from contractor Jack Perry regarding concerns listed from DSA
inspection report.
2.  Broker opinion of value
3.  Engineer report regarding crack at Museum

I'd like to schedule a call with the three of us and Rick Elkus next week
sometime to discuss the reports and a timeline for moving forward.  Please
let me know what works best for you and I will be happy to arrange.

Thank you so much for your continued support and I'm available if you
have any questions.
Heather Araiza
Executive Director, Honorary Deputy Sheriffs' Association
PO Box 421260
San Diego, CA 92142
P: 858-974-2296  F: 858-997-1870 C: 858-882-7645
www.sdchdsa.org

---------- Forwarded message ---------
From: <jperry1947@att.net>
Date: Tue, Mar 30, 2021 at 8:55 PM
Subject: museum estimate cost of repairs
To: Heather Araiza <heatherhdsa@gmail.com>

Heather,

 

Below is my estimate for the cost of repairs per your list;

mailto:heatherhdsa@gmail.com
mailto:dleonhardi@dsasd.org
mailto:rparrott@dsasd.org
http://www.sdchdsa.org/
mailto:jperry1947@att.net
mailto:heatherhdsa@gmail.com
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April 9, 2021 
 
Schuyler V.V. Hoffman, Esq. 
Hoffman & Forde, Attorneys at Law 
3033 Fifth Avenue 
San Diego, CA 92103 
 
RE: BOV (Broker Opinion of Value) 2384 San Diego Ave, San Diego, CA 92110 
 
Dear Mr. Hoffman, 
 
Thank you for contacting us regarding your property located at 2384 San Diego Avenue, San 
Diego, CA 92110.  For additional information regarding the research obtained to generate 
this BOV, please contact us at 619-318-2139.  


 
Thank you for the opportunity to provide this service.  


Sincerely, 


 


 
 
 
Peter Wright      Emmett Cahill 
QFC Real Estate     QFC Real Estate 
1495 Pacific Highway, Suite – 450   1495 Pacific Highway, Suite – 450  
San Diego, CA 92101    San Diego, CA 92101 
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Date: April 9, 2021 
 
 
Broker Opinion of Value: 
 
2384 San Diego Avenue  
San Diego, CA 92110 
 
 
 
Prepared For: 
Schuyler Hoffman 
 
 
 
Prepared By: 
Peter Wright and Emmett Cahill      
 
 
QFC Real Estate, Corp. 
California DRE License # 01330605 
1495 Pacific Highway – Suite 450 
San Diego, CA 92101 
619-243-8454 
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SUBJECT PROPERTY 
2384 San Diego Ave, San Diego, CA 92110 
 


 
 


 
 


ILDING SIZE:  1,817 SF 


   
Property Location & Amenities 


2384 San Diego Avenue is a 7,000 SF class C office building located in Old Town San Diego. The 
building is situated on a 10,000 square foot lot located on San Diego Avenue.  The property features 
ground floor retail/office and one (1) additional floor of retail/office space.    


Location 


Old Town San Diego is called the “Birthplace of California” because this was the first European 
settlement on the West Coast and home of California’s first city. Today, it is a community filled with 
rich traditions, many cultures, diverse collection of arts, crafts and bountiful stories of a romantic, 
colorful past. 
 
Old Town San Diego is a robust community consisting of four major parks: Old Town San Diego 
State Historic Park, Old Town Victorian Heritage Park, a City of San Diego Whaley House Park and 
the city-owned Serra Museum and grounds. The community also offers a myriad of free museums, 
historic sites, theatre, dance performances and live musicians that stroll the streets. 
 
 
 
 
 
 
 
 
 
 


Submarket:      Old Town 
Lot Size:  10,000 SF 
Building Size:  7,000 RSF 
Parcel #:           443-513-33                            
Zoning:   OTCC-2-1 
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Zoning (OTCC-2-1) Old Town Community Commercial – Residential Permitted 


The Community Commercial – Residential Permitted zone provides for a variety of commercial uses 
including retail, office, and visitor commercial uses.  Residential uses can be integrated with 
commercial uses in order to enhance the community’s historical small-town character and livability. 


FLOOR AREA RATIO (FAR) – 1.0 
MIXED-USE FAR Bonus – 0.2 


Opinion of Value  


Sales Comparison Approach: This procedure is predicated upon prices paid in actual market 
transactions and prices asked in current listings. It is a process of analyzing sales of similar 
recently sold properties in order to derive an indication of the most probable sales price of the 
property being analyzed. 


For the Old Town market, based on similar size properties price ranges vary from $���� and 
$��� per square foot (psf) depending on size and quality. The most recent and similar sized 
comparable in the area recently sold for $384 psf, however the office building was 9,620 SF on 
a 15,000 SF lot with twenty-five (25) parking spaces, and purchased by an owner-user named 
WestAir, who moved into the building during the 2nd quarter of 2020. 


See Exhibit A, attached hereto, for sales comparable. 


Income Approach:  See Chart 1.a for the Assessed Value using the Income Approach. The 
income capitalization approach converts anticipated economic benefits of owning real 
property into a value estimate through capitalization. The steps taken to apply the income 
capitalization approach are: 


 expenses from potential income. 
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  discounted cash flow analysis, or both, to convert anticipated net income to an 
  indication of value. 


Lease Rate 


See Exhibit B, attached hereto, for comparable buildings for lease and their respective rates.  
Currently the office vacancy rate in Downtown is approximately 20%, which shows that many 
tenants are looking for other locations to office.  After careful review of the lease comparables, a 
rate of $2.50per square foot plus electricity is the rate we would use to market the available space 
used to estimate annual rent income.   


2384 San Diego Ave, San Diego, CA 92110 


Chart 1.a: Assessed Value (Office Building) Income Approach 


Property 2384 San Diego Ave 
Income (Proforma @ $2.50 FS) $210,000 


Vacancy @ 5% ($10,500) 
Less Expenses (35%) ($69,825) 


NOI $129,675.00 
Cap Rate 6% 


Total Assessed Value $2,161,250.00 
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1. Consolidate the Museum to one floor and lease back the second floor at $2.ϱϬ per�
square foot plus electricity.


2. Begin aggressively marketing the building for sale targeting an owner user or
developer.


3. Spread word of potential sale to local investors – the vacancy could work for a change
of use (ie office use or residential conversion).


After analyzing the sales comparables, we feel that the highest value range of 2384 San Diego 
Avenue is between $ϯϬϬ- $350 per square foot. We anticipate a sale occurring from $2.1-$2.45 
million. 


.


RECOMMENDED STRATEGY 







1 2505 Congress St SOLD
San Diego, CA 92110 San Diego County


ALC Investments LLCRecorded Buyer: Recorded Seller: Sundance Financial Inc
2506 Market St
San Diego, CA 92102


True Buyer: Lindsey Castiglione


2505 Congress St
San Diego, CA 92110
Sundance Financial IncTrue Seller:


Sale Date:


  – Research Status:


PrFrma Cap Rate:


Sale Price:
$384.62
$3,700,000 - Confirmed
12/19/2019 (93 days on mkt) Bldg Type:


Zoning:


Year Built/Age:
RBA:


-


Parcel No:
Financing:


442-570-33
Down payment of $3,700,000 (100.0%)


Confirmed


Class C Office
Built 1981 Age: 38
9,620 SF


OTCC-2-2
Land Area: 0.34 AC (14,810 SF)


Price/SF:


5000209Comp ID:


Map Page: Thomas Bros. Guide
1268-F5


2 1911 San Diego Ave - Antique Alley SOLD
San Diego, CA 92110 San Diego County


1911 San Diego Avenue LlcRecorded Buyer: Recorded Seller: Maidhof Properties Llc
1911 San Diego Ave
San Diego, CA 92110


True Buyer: Pasco Laret Suiter & Associates Maidhof Brothers Nautical AntiquesTrue Seller:


Sale Date:


  – Research Status:


PrFrma Cap Rate:


Sale Price:
$296.05
$2,250,000 - Confirmed
01/31/2019 Bldg Type:


Zoning:


Year Built/Age:
GLA:


-


Parcel No:
Financing:


451-724-04
$2,592,500 from First Citizens Bank & Trust Company


Confirmed


RetailFreestanding
Built 1970 Age: 49
7,600 SF


CL6
Land Area: 0.25 AC (10,890 SF)


Price/SF:


4671681Comp ID:


Copyrighted report licensed to QualityFirst Commercial - 474832. 4/9/2021
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HDSA Museum Inspection (Listed in order of priority/concern)

Foundation specialist inspection

3.1 pg 4: Efflorescence observed on the foundation walls which confirms moisture
penetration.   $3,000.00

1.2 pg 4: Large cracks in the stucco on the front facing exterior walls. A licensed foundation
specialist and structural engineer were recommended.  $1,000.00

 

SDGE Required Testing

6.1 pg 1: The gas service valve is off and was unable to be inspected.   Address at a later date

2.1 pg 6: Water heater could not be turned on at the time of inspection and was unable to be
inspected.  Address at a later date

 

HVAC repair:

1.1  pg 8: #7 and #9 Heat and AC mini split blew air, but the heat and cool function did not
work at the time of inspection.  Covered under warranty by unit manufacturer

 

Electrician quote and inspection

10.1 pg 2: There is not Ground Fault Circuit Interrupter at the exterior electrical outlets    Not
required

2.2 pg 5: Enclose the electrical panel in a closet.    Not required

Numerous outlets were recommended to replaced and upgraded.    Not required

 

 

Roof inspection:

1.2  pg 5: Roof drains and roof need to be serviced and cleaned from debris and sediment.
  $500.00

 

Plumbing inspection/repairs

5.2 pg 11: Bathroom waste pipes observed with signs of corrosion/build up. Recommend



repairs from a plumber.   $300.00

2.1 pg. 13: The bathroom sinks are not wheelchair accessible due to their configuration,
should be replaced.   Replace vanities with wall hung sinks and ADA approved faucets =
$3,000.00

6.1 pg 11: The shower actively drips and there is duct tape over the shower drain.  $200.00

 

Termite inspection/repair:

13.1 pg 3: Dry Rot and termite damage were inspected on the patio roof structure. Replace (1)
4x4 & (1) 6x6 posts = $800.00

 

Other changes

2.1 pg 7: Fire door is not fully self-closing and needs to be repaired.  Install automatic door
closing unit = $350.00

7.1 pg 10: Sink Stoppers are inoperable/missing, need replacement.   Install new rubber
stoppers = $50.00

1.2 pg 14: Exit signs are not illuminated.  $1,000.00

4.2 pg 14: Recommendation to replace the smoke detectors that are more than 10 years old.
 $1,000.00

 

Total = $10,200.00

 

Contact me with any questions.

 

 

 

 

Jack Perry

619-977-7108
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