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October 2, 2025 
 
Mike Keagy, MAI 
Principal Appraiser/Program Manager  
City of San Diego Economic Development Department Real Estate Division 
1200 Third Avenue, Suite 1400 
San Diego, California 92101 
 
Re: Appraisal of Sports Arena and Related Properties 
 
Dear Mr. Keagy: 
 
At your authorization and request, I have performed an appraisal of the referenced property. The 
purpose of this appraisal is to develop an opinion of the fair market value of the subject property, which 
includes the leased fee interest. You are the client as Principal Appraiser/Program Manager with the City 
of San Diego Economic Development Department Real Estate Division. The City of San Diego Economic 
Development Department Real Estate Division is the only intended user of this report. The intended use 
of this appraisal is to provide value documentation for internal purposes. The effective date of the 
appraisal, commonly known as the date of value, is March 7, 2025. This is the last date of an onsite 
inspection of the main part of the subject property. 
 
This letter is accompanied by an appraisal report which is intended to comply with the reporting 
requirements set forth under Standard 2 of the Uniform Standards of Professional Appraisal Practice 
(“USPAP”). It presents summary discussions of the data, reasoning, and analyses that were used in the 
appraisal process. Supporting documentation concerning the data, reasoning, and analyses is contained 
herein. The depth of discussion contained in this report is specific to the needs of the client and for the 
intended use stated herein. I am not responsible for the unauthorized use of this report. 
 
This appraisal was performed in conformance with USPAP, the supplemental requirements of the 
Appraisal Institute, and relevant laws and regulations. This appraisal is subject to certain assumptions 
and limiting conditions that are made a part of this report. Acceptance and use of this report by the client 
or any other intended user constitutes acceptance of these assumptions and limiting conditions. 
 



Appraisal of Sports Arena and Related Properties  Page 3 
 

 

 
 

Thank you for this opportunity to be of service. Please contact me if you have any questions or if I may 
be of further service. 
 
Sincerely, 
 
 
 
Eric C. Schneider, MAI, SRA, AI-GRS, R/W-AC 
AG040624 
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ASSUMPTIONS AND LIMITING CONDITIONS 
 
This appraisal is subject to the following specific assignment conditions, the use of which might have 
affected the assignment results. 
 

1. This valuation is based on the extraordinary assumption that the City of San Diego will incur the 
costs to subdivide the subject property as the property is part of a larger property owned by the 
City, if necessary. 

2. Improvement information (including the cost to demolish the improvements) was sourced from 
a cost estimate prepared by AECOM and dated July 18, 2023. This cost estimate was provided to 
the City by the developer involved in negotiations to develop the site. I am not aware of any 
consultant hired by the City to perform an independent investigation. Further, representatives 
from AECOM were not interviewed for this assignment. This valuation is based on the 
extraordinary assumption that this information sourced from the AECOM materials is accurate. 
Should the City provide their own estimate or additional information regarding development of 
the property be provided, I reserve the right to revisit this analysis. 

3. This valuation is based on the extraordinary assumption that there are no contamination issues 
that materially impact value other than that identified in the AECOM materials. 

 
This appraisal is subject to the following general assumptions and limiting conditions. 
 

1. Information, estimates, and opinions furnished by others and contained in this report are 
assumed to be true, correct, and reliable. A reasonable effort has been made to verify such 
information; however, no responsibility for its accuracy is assumed. 

2. No responsibility is assumed for matters legal in character, nor do I render an opinion as to title, 
which is assumed to be held in fee simple interest as of the date of valuation unless otherwise 
stated. 

3. It is assumed that the subject property is readily marketable and free of all liens and 
encumbrances, except any specifically discussed in this report.  

4. Photographs, exhibits, and maps furnished in this report are to assist the reader in visualizing the 
property. I have not conducted a survey of the property, and no responsibility has been assumed 
in this matter. 

5. It is assumed that there are no legitimate environmental or ecological reasons that would prevent 
use of the property to its highest and best use, unless otherwise set forth in this report. 

6. A soils engineering study has not been provided for this appraisal. It is assumed that there are no 
hidden or unapparent conditions of the property such as subsoil conditions which would render 
it more or less valuable. No responsibility is assumed for such conditions or for engineering which 
might be required to discover such factors. 
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7. This report may not be used for any purpose by anyone other than the party to whom it is 
addressed without my written consent. 

8. The submission of this report constitutes completion of the services authorized. It is submitted 
on the condition that the client will provide me with customary compensation relating to any 
subsequent required depositions, conferences, additional preparation, or testimony. 

9. Possession of this report, or a copy thereof, does not carry with it the right to publication. 
Disclosure of the contents of this appraisal report is governed by the by-laws and regulations of 
the Appraisal Institute. Neither all nor any part of this report (especially reference to the 
Appraisal Institute or its professional designations) may be disseminated to the public through 
advertising media, public relations media, news media, sales media, or any other public means 
of communications without prior written consent and approval. 

10. No warranty is made as to the seismic stability of the subject property. 
11. The date of value to which the opinions expressed in this report apply is set forth herein. I assume 

no responsibility for economic or physical factors occurring at some later date which may affect 
the opinions stated herein. 

12. I have not conducted an engineering survey. Except as specifically stated, data related to size and 
area were taken from sources considered reliable, and no encroachment of real property 
improvements is assumed to exist. 

13. No opinion is expressed as to the value of subsurface oil, gas, or mineral rights and it is assumed 
that the property is not subject to surface entry for the exploration or removal of such materials 
except as is expressly stated. 

14. The projections included in this report are utilized to assist in the valuation process and are based 
on market conditions, anticipated short-term supply, and demand factors as of the effective 
appraisal date. 

15. Testimony or attendance in court or any other hearing is not required by reason of rendering this 
appraisal unless such arrangements are made at a reasonable time in advance. 

16. The subject property was personally inspected, and no obvious evidence of structural deficiencies 
were found; however, no responsibility for hidden defects or conformity to specific governmental 
requirements, such as fire, building and safety, earthquake, or occupancy codes can be assumed 
without provision of specific professional or governmental inspections. 

17. A title report was not read for this appraisal. It is assumed that there are no easements or 
encumbrances that would limit the utility of the property, unless otherwise noted in the report. 
No responsibility is assumed for undisclosed items of record or any unrecorded items that may 
limit the utility of the property. 

18. By acceptance and use of this report, the user agrees that any liability for errors, omissions, or 
judgment is limited to the amount of the fee charged for the appraisal. Anyone acting in reliance 
upon the opinions, judgments, conclusions, or data contained herein, who has the potential for 
monetary loss due to the reliance thereon, is advised to secure an independent review and 
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verification of all such conclusions and/or facts. The user agrees to notify me, prior to any loan 
or irrevocable investment decision, of any error which could reasonably be determined from a 
thorough and knowledgeable review. 

19. As used in this report, the word “inspection” means a viewing of the property and its 
improvements for appraisal purposes; it should not be construed to mean a professional building 
inspection in which the building structures and systems are reviewed, examined, and/or tested. 
Measurements taken, if any, are for appraisal purposes only and are not to be relied upon for 
any other use. 

20. Physical inspection of the property revealed no apparent contamination by hazardous chemicals 
or toxic wastes. In addition, no nearby land uses were noted that are commonly associated with 
such problems. However, I am not an expert in detecting hazardous waste. It is assumed that no 
such contamination of the subject property exists. 

21. The Americans with Disabilities Act (“ADA”) became effective January 26, 1992. I have not made 
a specific compliance survey and analysis of this property to determine whether or not it is in 
conformance with the various detailed requirements of the ADA. It is possible that a compliance 
survey of the property together with a detailed analysis of the requirements of the ADA could 
reveal that the property is not in compliance with one or more requirements of the ADA. If so, 
this fact could have a negative impact on the value of the property. Further, the highest and best 
use is redevelopment. Since I have no direct evidence relating to this issue, I did not consider 
possible noncompliance with the requirements of the ADA in estimating the value of the 
property.  

22. The existence of potentially hazardous material used in the construction or maintenance of the 
subject improvements, such as asbestos, urea formaldehyde foam insulation, and/or toxic waste, 
which may or may not be present on the property. The existence of such substances on or near 
the property may have an effect on the value of the property. I am not qualified to detect such 
substances. The client is urged to retain an expert in this field if desired.0F1 

 
 

 
1  According to the AECOM materials, there is a budget item for building abatement. I have not been provided with 

additional information regarding this item. For purposes of my analysis, I have included this cost in the appraisal. 
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CERTIFICATION 
 

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, nor bias with respect to, the property that is the 
subject of this report, and no personal interest or bias with respect to the parties involved. 

4. My engagement in this assignment was not contingent upon developing or reporting 
predetermined results. 

5. 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. 

6. The reported analyses, opinions, and conclusions were developed, and this report has been 
prepared in conformity with the Code of Professional Ethics and Standards of Professional 
Appraisal Practice of the Appraisal Institute.  

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

8. The use of this report is subject to the requirements of the Appraisal Institute relating to 
review by its duly authorized representatives. 

9. No one provided significant real property appraisal assistance to the individual signing this 
report. Ms. Lindsey Berry assisted with administrative and other related assistance. 

10. I have personally inspected the property that is the subject of this certification. This includes 
an interior and exterior inspection of the arena component, as well as an exterior inspection 
of the other improvements. 

11. I have performed no services, as an appraiser or in any other capacity, regarding the property 
that is the subject of this report within the three-year period immediately preceding the 
agreement to perform this assignment.  

12. As of the date of this report, I have completed the continuing education program for 
Designated Members of the Appraisal Institute. I have also received certification from the 
state of California as a Certified General Appraiser. 

 
 
   October 2, 2025 
Eric C. Schneider, MAI, SRA, AI-GRS, R/W-AC 
AG040624 

  Date 
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IDENTIFICATION OF THE PROPERTY 
 
The subject property consists of a 48.5-acre site located in the Midway submarket of the city of San 
Diego. Colloquially known as the Sports Arena Property, the subject property consists mostly of open 
parking area. Improvements include a sports arena known as Pechanga Arena as well as various retail 
improvements described herein. Based on information provided by the client, building improvements 
total 342,888 SF, which equate to a floor area ratio ("FAR") of 0.16. The property is a portion of Assessor's 
parcel number ("APN") 441-590-04. The subject property is part of a larger 68.56-acre site.  
 
PURPOSE OF THE APPRAISAL 
 
The purpose of this appraisal is to develop an opinion of the fair market value of the subject property. 
This appraisal is subject to assumptions and limiting conditions. If any of the assumptions and limiting 
conditions are not valid, I reserve the right to amend the appraisal. 
 
EFFECTIVE APPRAISAL DATE 
 
The effective date of the appraisal, commonly known as the date of value, is March 7, 2025. This is the 
last date of an onsite inspection of the main part of the subject property. 
 
INTENDED USE AND USER 
 
The client for this assignment is Mr. Mike Keagy, MAI, Principal Appraiser/Program Manager of the City 
of San Diego Economic Development Department Real Estate Division. The City of San Diego Economic 
Development Department Real Estate Division is the only intended user of this report. The intended use 
of this appraisal is to provide value documentation for internal purposes. There are no other intended 
uses of the appraisal or intended users of the appraisal report. 
 
PROPERTY RIGHTS 
 
This assignment pertains to opining to fair market value for the subject property. This necessitated an 
opinion of the fair market value of the subject’s leased fee interest and fee simple estate, noting that 
the subject is partially leased. These definitions are defined as follows.  
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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.”1F

2 
 
Leased Fee Interest - “The ownership interest held by the lessor, which includes the right to receive the 
contract rent specified in the lease plus the reversionary right when the lease expires.”2F

3 
 
DEFINITION OF VALUE 
 
The value definition is sourced from documentation related to the Surplus Land Act, which impacts the 
subject property as described herein.  
 
“The price a particular parcel would sell for on the open market when certain conditions are met. Those 
conditions are: (1) the parties involved are aware of all the facts, (2) are acting in their own interest, (3) 
are free of any pressure to buy or sell, and (4) have ample time to make the decision.”3F4 
 
The subject property was appraised on a cash basis.  
 
OWNERSHIP AND PROPERTY HISTORY 
 
Ownership 
 
The subject title is currently vested in the City of San Diego (the "City"). To my knowledge, no transfers 
of title have occurred in the three years prior to the effective appraisal date, and the subject property 
was not listed for sale or under contract of sale on the date of value. The property was declared as 
“surplus land” and went through a process of disposition in accordance with the Surplus Land Act (“SLA”). 
This process and other information related to the SLA is contained in my workfile, but relevant 
information for this appraisal has been summarized herein.  
 
Use 
 
Primarily, the property has been historically used for an entertainment venue consisting of a sports arena 
named Pechanga Area. There are also several retail properties located on the site that are located along 
Sports Arena Boulevard. According to documents provided by the client, there are several leases in place 

 
2  The Dictionary of Real Estate Appraisal, 7th Edition, Appraisal Institute, Chicago, IL, 2022, page 73. 
3  The Dictionary of Real Estate Appraisal, page 105. 
4  Updated Surplus Land Act Guidelines Final, dated August 1, 2024. 
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as it relates to these improvements. These leases include the arena portion of the property, as well as 
leases for the various retail components. These leases were analyzed as a part of this assignment. 
 
The City is currently in negotiations with a development group to ground lease the subject property. 
 
APPRAISAL PROBLEM TO BE SOLVED 
 
The appraisal problem to be solved is concluding to the fair market value of the subject property. With 
this opinion of value, there are several items to consider, which include the following items provided by 
the client. 
 

• An analysis that reflects the “as-is, where-is” market value of the subject property based on its 
highest and best use. This would include consideration to demolish structures on the site as well 
as for any income to be received by existing tenants. 

• An analysis that considers the subject property’s characteristics, including its urban location in a 
mostly developed area and the fact that the land area is relatively large. Such characteristics 
influence the market area in which the subject property competes and the market participants 
that would compete for development of the property. As discussed herein, the most likely 
development would be constructed in phases. 

• Several existing uses that would be demolished in order to achieve more development flexibility. 
• The fact that the property is subject to the Surplus Land Act as described herein, which 

necessitates an affordable housing component of at least 25 percent4F5 of the units to be 
constructed.  

 
To summarize, the following represents the appraisal problem to be solved (provided by the client). 
 

Economic Development Real Estate Division requests that the appraisal report for the Sports 
Arena project (48.50 acres) provide an estimate of market value, “as-is, where-is”, as though 
vacant. The appraisal should consider the highest and best use and land use regulations as of the 
date of value (March 7, 2025). The analysis should be based on City requirements, including 25% 
affordable housing units. Please include demolition costs to remove existing buildings and site 
improvements, and consider the income associated with the existing tenants. In addition, please 
address the entire development phase timing in the valuation section. 

 
Based on information from the client that considers the “as-is, where-is” value of the land, the fair 
market value reflects the current condition of the property as of the effective date.  

 
5  According to a City representative, if there are no market participants that engage with a public entity after a first 

notice of availability, this percentage may decrease. 
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SCOPE OF THE APPRAISAL 
 
This analysis is intended to be an “appraisal” as defined in the Uniform Standards of Professional 
Appraisal Practice (“USPAP”). It is my intent that the appraisal service be performed in such a manner 
that the results of the analysis, opinion, or conclusion be that of a disinterested third party. All 
appropriate data deemed pertinent to the solution of the appraisal problem was collected, confirmed, 
and reported in conformity with USPAP and the supplemental requirements of the Appraisal Institute. 
This document includes a description of the subject property as well as a discussion of the reasoning that 
has resulted in the conclusions. The scope was appropriate in relation to the appraisal problem. 
 
In preparing this appraisal, the following tasks were performed, noting that the research and analysis 
was substantially completed around the date of value; there may be new information in terms of market 
activity and transactions as of the report date, but this would have been unavailable as of the effective 
appraisal date. 
 

• The physical, legal, and economic characteristics of the subject property were investigated. 
• The highest and best use of the subject property was determined. 
• Various market participants were interviewed. 
• In selecting applicable approaches to value, the applicability of each traditional approach was 

considered given the subject’s characteristics and the intended use of the appraisal. Based on 
this consideration, this appraisal includes development of the land sales comparison approach.  

• Appropriate analyses were performed to conclude to the fair market value for the subject 
property. 

 
Based on the availability of market data, there is sufficient data available to determine an opinion of land 
value via the land sales comparison approach. The client has requested an analysis based on a land 
residual methodology. Due to the number of inputs necessary to develop the land residual analysis, it is 
considered to be less reliable than the sales comparison approach. If the land sales utilized have the 
same or a similar highest and best use, then the price of the sale will factor in the inherent risks 
associated with redevelopment, including demolition costs, entitlement cost and risk, and timing. As 
such, this land residual method was performed, but was considered to be a secondary analysis to the 
sales comparison approach that was ultimately given full weight. A summary of the land residual method 
is contained in the appendix. 
 
Prior to engagement for this assignment, an expert was requested to assist in estimating the cost to 
demolish the existing improvements. Given the unique development of the site (e.g., an arena), such 
expertise was considered relevant to support the appraisal conclusions. Improvement information 
(including the cost to demolish the improvements) was sourced from a cost estimate prepared by 
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AECOM and dated July 18, 2023. This cost estimate was provided to the City by the developer involved 
in negotiations to develop the site. I am not aware of any consultant hired by the City to perform an 
independent investigation. Further, representatives from AECOM were not interviewed for this 
assignment. This valuation is based on the extraordinary assumption that this information sourced from 
the AECOM materials is accurate. Should the City provide their own estimate or additional information 
regarding development of the property be provided, I reserve the right to revisit this analysis. 
 
SOURCES OF INFORMATION 
 

 
 
PROPERTY INSPECTION  
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REGIONAL AREA MAP 
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LOCAL AREA MAP 
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AREA DESCRIPTION 
 
Area Summary 
 
The subject property is located in San Diego, California. The map presented on a previous page illustrates 
the subject property location relative to the San Diego-Carlsbad, CA MSA (“metropolitan statistical 
area”). The property is located in what is identified as the Midway-Pacific Highway community plan area 
(“CPA”). The following discussion is sourced from the Midway-Pacific Highway Community Plan (the 
“Community Plan”). 
 
 Location 
 
Midway - Pacific Highway is a centrally located urban community in close proximity to downtown, the 
bays and beaches, and the San Diego River. The following exhibit from the Community Plan5F

6 shows the 
CPA as it relates to surrounding areas of the city. 
 

 

 
6  Community Plan, page IN-4 
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 History 
 
Development of this area took shape during the late 1800s and early 1900s with the growth of industries 
such as transportation, military, and aviation. The community was also the site of significant war-related 
activity during World War II, which brought aircraft manufacturing activity. The post-war development 
of the community mainly consisted of small warehouses and commercial and industrial buildings. A focus 
on automobiles was strengthened with the construction of Interstates 5 and 8, which are the current 
main freeways used to access the community.  
 
Large parcels in the community were developed with automobile-oriented commercial uses, including 
the Sports Arena (currently known as Pechanga Arena) on the former Frontier Housing site in 1966. The 
Midway area gave way to commercial strip and shopping center development that mainly catered to 
nearby residential, military, and visitor populations, as well as some multifamily housing development. 
Development in the last 10 to 20 years has mainly been related to automobile-related businesses, 
commercial and industrial businesses serving the military and San Diego Airport, and other types of 
commercial and industrial development. 
 
 Land Uses 
 
Midway-Pacific Highway contains a variety of land uses. According to the Community Plan, retail is the 
largest commercial use in the community. This includes the Sports Arena Shopping Center, a 494,000 
square foot retail center located proximate to the subject and includes major tenants such as Target, 
Ralphs, and The Home Depot. Military properties represent the largest land use in the community, with 
the U.S. Marine Corps Recruit Depot on approximately 400 acres located adjacent to Barnett Avenue 
and Pacific Highway. Other commercial uses include industrial and institutional (e.g., utility substations, 
government offices and facilities, and educational facilities). There are also many heavy commercial and 
office uses as well. With respect to residential uses, the community contains approximately 2,000 
housing units, most of which are multifamily. 
 
The subject is located on government-owned (city) land, which includes a variety of site and building 
improvements. Much of Midway-Pacific Highway is government-owned, including property owned by 
the city and by the federal government. The following exhibit6F

7 depicts such properties within the plan 
area; the subject is located within city-owned land at the northwest corner of the plan area, identified 
in yellow.  
 

 
7  Community Plan, page IN-9. 
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The character of the Midway-Pacific Highway area has remained fairly constant over the past 20 years 
but is currently changing. Large commercial centers have received mostly cosmetic treatments to keep 
them attractive, but the nature of the commercial space in the area has not changed significantly. While 
the community plan guiding development in the CPA calls for more homogeneity, the area will probably 
maintain a fragmented state for some time while undergoing redevelopment. The area will continue to 
serve as a significant commercial district and, with high vehicle traffic volume, and will attract a broad 
range of commercial tenants.  
 
With its proximity to downtown San Diego and coastal areas, this plan area is a logical location for 
residential growth. There is strong demand for infill development in the central San Diego market, and 
redevelopment is contemplated in this area as well. One example of this trend is the former United 
States Postal Service property located at 2535 Midway Drive. This 16.05-acre site served as the main 
post office for the San Diego area for many years and was improved with a 360,000 square foot building. 
Purchased for $40,050,000 ($57 per square foot of land) in 2017 by a local developer, approximately 
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11.6 acres were sold in December 2019 to BlackRock for $88,859,000, or $176 per square foot of land.7F8 
The site was developed with 658 residential units, or about 57 units per acre. Redevelopment of the 
remaining (approximately) 4.5 acres originally consisted of about 230,000 square feet of office space. In 
2024, an initiation was made to amend the community plan to allow denser development. This includes 
increasing the density of the larger parcel to have the ability to develop 846 units (73 units per acre) and 
increasing the density of the smaller parcel to 486 units (108 units per acre). While the smaller parcel 
was slated for office development, this information indicates that the use is proposed to change to 
residential.  
 
Also being contemplated for redevelopment in the immediate area is Navy land along Pacific Highway 
that is approximately 70.3 acres. This site is envisioned for dense residential and office use. In 2024, a 
potential master developer (consisting of two groups) was selected and entered into negotiations for 
redevelopment.8F9 Plans submitted include 8,900 residential units (127 units per acre), two hotels, and 
retail shops and restaurants. At this time, inclusion of affordable housing as part of this project is not 
known.9F10 Also planned is approximately 2.8 million square feet of commercial space, a significant portion 
of which will be built for the Navy’s use. Additional information related to this development is contained 
in my workfile. 
 
 Accessibility and Transportation 
 
The subject is accessed by multiple driveways along Sports Arena Boulevard and Kurtz Street. Major state 
highways proximate to the subject include Interstate 8 to the north and Interstate 5 to the east. These 
two freeways intersect in close proximity to the subject property.  
 
There are MTS bus stops directly along the subject frontage on Sports Arena Boulevard. Old Town Transit 
Center is within one mile to the east. San Diego International Airport (“SAN”) is the nearest major 
commercial passenger airport (approximately 4.5 miles to the southeast). 
 
  

 
8  Given the smaller size and the older dates of sale, this sale information was not used in the analysis. 
9  https://navwar-revitalization.com/development/. Unless otherwise noted, websites were last accessed as of the 

report date. 
10  https://navwar-revitalization.com/faqs/. 
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Local Area Development Trends 
 
Given that the subject property is poised for redevelopment, development trends in the immediate area 
were investigated. Properties within four miles of the subject property were investigated in order to 
capture relevant trends. Given the size of the subject site and the potential for development, properties 
containing 50,000 square feet or more in building area were researched.  
 
The following highlights the development in and around the subject, sourced from CoStar Group 
(“CoStar”), a commercial real estate research firm. While the following notes relatively specific figures, 
overall trend information was gleaned from this source and reconciled with further research of specific 
projects and development-specific information. 
 
 Office 
 

 
 
Most of the large office development is located in the city’s downtown area. Over the last several years, 
the office market has been negatively affected by certain trends, including telecommuting, which rose 
out of necessity based on the COVID-19 pandemic. One of the most more recent developments 
downtown consists of the Research and Development District (“RaDD”) project, which includes a retail 
component. Projected to contain 1.7 million square feet in multiple buildings, the project is in the lease-
up process. 
 
 Industrial 
 

 
 
The immediate area’s local industrial presence is situated along Interstate 5. The U.S. Navy has a large 
facility in the immediate area (and their improvements are identified in CoStar as industrial), but there 
are plans for redevelopment of approximately 70 acres. This would influence the development potential 
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for the subject property and other relevant aspects of its highest and best use (e.g., timing and 
absorption). 
 
 Retail 
 

 
There are two concentrations of retail uses in the immediate area, including the Fashion Valley Mall 
located to the east and The Campus at Horton, the latter consisting of a former outdoor mall converted 
into office and retail space. Also constructed at the Campus project was a multiple-unit residential 
component. The Campus at Horton project was recently returned to the lender, and the property was 
unable to be sold at a recent auction.  
 
The subject property is one of the larger “retail” developments in the area based on the currently existing 
Pechanga Arena. 
 
 Multiple-Unit Residential 
 

 
 
There are several projects completed and proposed as it relates to multiple-unit residential uses. A 
development known as Midway Rising is proposed on the subject site. This valuation assignment is based 
on the highest and best use of the property, which considers but does not exactly model what is 
proposed for the Midway Rising project. The nearby Navy redevelopment site has been discussed. 
 
Another notable project is Riverwalk, located at 1150 Fashion Valley Road. According to the developer’s 
website,10F

11 Riverwalk will be an approximate 200-acre mixed-use community located in San Diego’s 
Mission Valley submarket. At completion, the development will include approximately 4,300 multifamily 
units (10 percent of which is designated as affordable), 152,000 square feet of retail and one million 

 
11  https://www.hines.com/properties/riverwalk-san-diego 
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square feet of office space. In 2024, it was reported that the developer is pausing the $4 billion project, 
citing higher debt costs as well as construction and supply costs. 
 
 Conclusion  
 
There is a large concentration of office-related uses in the downtown area, and there is a large 
concentration of retail uses in Mission Valley. Much of the development in the immediate area is slated 
for multiple-unit (“multifamily”) residential use, either as the main component or as a primary 
component in a mixed-use development.  
 

 
 
Notably, many newer commercial projects are struggling to attract commercial tenants, and 
development strategies are changing to adopt a larger residential component. This is evidenced in part 
by the local post office site discussed previously. Further, research of larger development projects and 
of market data (sales) indicates that projects are being scaled back or paused on account of uncertain 
market conditions. These development trends were considered in my analysis. 
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Recent Developments 
 
Based on CoStar's research, there are about 18 projects that have been recently developed. All of these 
projects are perceived to be within five miles of the subject. The range in size of developments is 58,000 
square feet to the largest development of 612,000 square feet. Overall, the average size of recent 
developments in the area is about 235,000 square feet. Further, it appears that most of the 
developments are residential in nature (e.g., apartments). 
 
The following table summarizes the CoStar research. 
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Development Pipeline 
 

Under Construction 
 
Based on CoStar's research, there appears to be about 10 projects that were under construction around 
the date of value. All of these projects are approximately within five miles of the subject property. The 
range in size of under construction projects is 189,000 square feet to the largest development of 769,171 
square feet. Overall, the average size of future developments in the area is about 335,000 square feet. 
Additionally, it appears that most of the developments under construction are also residential in nature. 
 
The following table summarizes the CoStar research. 
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Proposed 
 
Based on CoStar's research, there appears to be about 12 projects that are proposed for construction. 
All of these projects are within about four miles of the subject property. The range in size of proposed 
developments is 225,000 square feet to the largest proposed development of 4,250,000 square feet. 
Overall, the average size of proposed developments in the area is approximately 630,000 square feet. 
Further, it appears that most of the developments that are proposed will be residential in nature.  
 
The following table summarizes the CoStar research. 
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Conclusion 
 
The subject is located in central San Diego in an area mainly characterized by commercial uses. However, 
the area continues to transition to one that provides significantly more residential uses; this will take 
place in the form of mixed-use redevelopment. Overall, the long-term outlook for the Midway area is 
good. In the subject’s immediate area, development is mainly characterized by low-intensity commercial 
uses and some older residential. This characterization will eventually change with redevelopment of the 
subject property, among other properties in the neighborhood where redevelopment is feasible. 
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ECONOMIC CHARACTERISTICS 
 
The following shows economic characteristics that can impact property value. 
 
Unemployment 
 
The following graphs charts the trailing 18 months and trailing 10 years unemployment rate for the 
United States, Pacific Division, California, San Diego-Carlsbad, CA MSA, and San Diego County. Over the 
last 18 months, employment levels have been relatively steady.  
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Employment 
 
The following chart shows the trailing 10 years employment for the state of California, San Diego-
Carlsbad, CA MSA, and San Diego County. 
 

 
 
Demographic Summary  
 
The following information demographics for the subject’s immediate area. 
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Population 
 
The estimate provided by ESRI for the 2024 population within the subject neighborhood’s 3 mile radius 
is 119,245, representing a 0.93% change since 2020. ESRI’s 2024 population estimate for the subject 
property’s 5 mile radius is 360,569, which represents a 1.70% change since 2020. 
 
Looking forward, ESRI estimates that the population within the subject neighborhood’s 3 mile radius is 
forecasted to change to 123,842 by the year 2029. As for the broader area, ESRI forecasts that the 
population within the subject’s 5 mile radius will change to 372,171 over the next five years. The 
population estimates for the next five years within the subject’s 5 mile radius represents a 3.22% change 
as well as a 17.01% change within the subject’s 1 mile radius for the same period. 
 
Income 
 
Income estimates provided by ESRI for the subject neighborhood’s 3 mile radius indicate that the median 
household income is $107,141 and that the average household income is $150,616. Further, the 
estimates provided by ESRI indicate that, for the subject’s broader 5 mile radius the median household 
income is $102,966, and the average household income is $142,120. Given that there are reportedly 
169,805 households in the subject’s 5 mile radius, it is estimated that the local effective buying income 
is $24,132,686,600. 
 
Households 
 
The estimates provided by ESRI indicate that the number of households within the subject 
neighborhood’s 3 mile radius is 52,532, which is a 1.86% change since 2020. Within the subject’s broader 
5 mile radius, ESRI estimates that the number of households is 169,805, a 3.86% change over the same 
period of time.  
 
By the year 2029, the estimates provided by ESRI indicate that the number of households within the 
subject neighborhood’s 3 mile radius will change by 5.63% to 55,492 households. Additionally, ESRI’s 
estimate for total households over the next five years within the subject’s broader 5 mile radius indicates 
an expected change of 5.94% which will result in a total household estimate of 179,888. 
 
Looking back, the number of households in the subject neighborhood’s 3 mile radius changed 0.99% 
during the ten-year period of 2010 to 2020. Since then, it has changed by 1.86%. 
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Conclusion 
 
Based on the data provided by ESRI, it is perceived that the income and population demographics for 
the subject neighborhood exhibit above average characteristics in terms of reported population growth 
and income levels. As previously mentioned, the population growth for the subject’s 3 mile radius has 
increased 0.93% since 2020 and based on the projections provided by ESRI, it is expected to continue to 
increase another 3.86% during the next 5 years. Lastly, since average household incomes are above the 
national average ($150,616, for the subject’s 3 mile radius) and given that the area is well-populated 
(52,532 households in a 3 mile radius), development should be adequately supported.  
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REAL ESTATE MARKET CHARACTERISTICS 
 
The subject property consists of land that is slated for redevelopment. To assist in this valuation, market 
trend information sourced from CoStar Group (“CoStar”) was studied, particularly property trends in the 
San Diego market and what CoStar delineates as the Midway submarket.  
 
The following is a summary of these trends. These trends are meant to generally summarize local trends 
for particular property type sectors, including multifamily and retail. The market data utilized in this 
analysis present focused information on development trends.  
 
Residential 
 
Given the lack of multifamily development in the Midway submarket, the broader “Central Coast” 
submarket was analyzed. This area is identified based on the CoStar exhibit below.  
 

 
 
In this section, market conditions which influence the subject property were analyzed. An overview of 
apartment supply and demand conditions for the San Diego market and relevant submarket are 
presented. Key supply and demand statistics for the most recent quarter, last year, and historical 
averages over the past 10 years are summarized in the tables as follows.  
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Rent and Vacancy 
 

 
 
The San Diego Apartment market demonstrates positive conditions. There has been little variance in 
supply over the last year. Vacancy has continued to remain low. Asking rents continue to increase overall. 
Net absorption was positive for the last year. The submarket demonstrates similar conditions. 
 

Absorption 
 
Absorption in the immediate submarket varied considerably as shown in the preceding exhibit. As part 
of this assignment, recently developed projects were researched to determine appropriate absorption 
levels. One such project was the Bevel Apartments, one of two complexes at the aforementioned post 
office site. Research indicates that approximately 70 units per quarter were absorbed, and it took 
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approximately two years to stabilize. The Bowen complex was built in 2024 and is absorbing units at 
approximately 40 per month. Another project, Chapman Place (82 total units), absorbed about 10 units 
per quarter and took two years to stabilize. 
 

Deliveries and Under Construction 
 
The following tables provides the recently delivered and under construction apartment supply for the 
San Diego market and submarket. 
 

 

 
 
Overall, there has been limited new development in the subject’s submarket. New housing supply is 
necessary to meet continued growth in the region. However, feasibility for new development depends 
on a variety of issues, including the availability of financing and development costs, among others. 
Research was conducted as it relates to these issues and the impact on value.  
 

Sale Information 
 
In addition to rental and delivery trends, sale information was analyzed for the broader San Diego 
market. The following table from CoStar shows transaction volume and “market”11F12 pricing per unit. 
 

 
12  Based on CoStar algorithms and not entirely reflecting actual sales.  
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As shown, overall sale prices per unit steadily increased from 2015 through 2020. Pricing accelerated 
through 2022, in part due to a low-interest rate environment and pent-up demand. Pricing peaked at 
approximately $450,000 per unit before a modest decline in 2023. Since then, prices have begun to rise 
again and are forecasted to surpass $500,000 per unit by 2029. Sales volume increased considerably in 
2021 but has since returned to levels consistent with prior years.  
 
Regarding capitalization rates,12F

13 there had been a declining trend through 2022, before increasing 
slightly through 2024. Rates are projected to decline in the future. Notably, a sharp decline in 
capitalization rates coincided with increased pricing and sale volume. 

 
13  The “Transaction” rate is based on actual sales tracked by CoStar, while the “Market” rate is based on CoStar’s 

estimate. 
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Retail 
 
In addition to multifamily trends, retail trends were reviewed, as retail generally complements 
residential use in a mixed-use project.  
 

Rent and Vacancy 
 

 
 
As shown, the retail market has been experiencing relatively level conditions. Rental rates have generally 
increased over the last several years, and vacancy has been relatively low.  
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Deliveries 
 

 
 

 
 
As with the multifamily market, there has been limited new retail development in the immediate area. 
The subject area is mostly developed, and new development opportunities consist of redevelopment 
and infill projects, like those previously discussed, which generally consists of a larger mixed-used 
project. 
 

Sale Information 
 
Retail sale pricing has generally increased over the last several years. Notably, the rate of increase has 
lessened since 2022, but is forecasted to continue to increase in the future. Aside from a peak in sales 
volume in 2022, sales volume has been relatively consistent.  
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Capitalization rates experienced a similar decline through 2022, but the rate of change was not as 
considerable compared to the multifamily market trends. Following a slight rise through 2024, retail 
capitalization rates are expected to remain relatively level in the future. 
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Land 
 
Overall land price trends were investigated throughout the Southern California region (including the 
markets of San Diego, Orange County, Los Angeles, and the Inland Empire, the latter which includes 
Riverside and San Bernardino Counties). This chart presents general trends throughout the region, noting 
that land pricing can be impacted by a variety of elements, including physical characteristics and 
entitlements, among others. This data is meant to present an overall trend that was considered, but 
primary and secondary land sale data specific to this assignment was given the most weight in 
determining the fair market value of the subject property. 
 

 
 
Southern California land pricing has shown moderate growth in recent years. From 2022 to 2024, the 
median price per land square foot increased from $22.24 to $23.48, reflecting a straight-line annual 
growth rate of about 2.79%. Between 2021 and 2024, the annual rate was over 6 percent. While sales 
volume peaked in 2021, it has since declined. Volume has continued to decline through the date of value. 
 
Conclusion 
 
Overall, investors would recognize these general conditions and the subject’s positioning in the 
immediate market area as having a positive overall influence when contemplating development of the 
subject site. The subject is located in a mostly developed area, and the size of the property is notably 
large. While this provides general development flexibility and opportunities for mixed-use development, 
the number of market participants that would compete for the subject property would be less compared 
to smaller sites. This impacts the highest and best use and was considered in the analysis.  
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Further, this information must be considered in conjunction with insight from market participants that 
were interviewed for this assignment. Depending on the type of use and the property characteristics, 
some development projects or types of uses may or may not be feasible at the current time. As discussed 
herein, some projects are on hold, while other projects are being revamped to adapt to current market 
activity. An example of this is not only a change in the overall property type (e.g., increasing the 
residential component of a project), but the subtype and intensity of the project (e.g., townhome 
development at certain densities).  
 
Given the nature of the assignment (determining the fair market value), these overall and specific market 
conditions were analyzed, and market data specific to the subject property and the value conclusions to 
be expressed were given primary weight. 
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AERIAL IMAGE 
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PARCEL MAP 
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SITE PLAN (SAMPLE) 
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SITE CHARACTERISTICS 
 
Size and Shape 
 
The subject site area contains 48.50 acres. This figure was provided by the client and relied upon in this 
analysis. The property is slightly irregular in shape, but functional. 
 
Street Improvement and Traffic Information 
 
The following is a summary of relevant street improvement and traffic information. 
 

 
 
Topography, Drainage, and Flood Control 
 
The subject’s topography is generally level, and drainage appears to be adequate given the subject’s 
current use, but improvements may be necessary for redevelopment. According to the Federal 
Emergency Management Agency, the subject is located on Flood Insurance Rate Map panel number 
06073C1614H dated December 20, 2019. Most of the property is located in flood zone designation X, 
defined as an area determined to be outside the 500-year flood plain. The northwest corner is located 
within the shaded zone X, identified as a Special Flood Hazard Area with a one percent annual change 
flood with average depth less than one foot or with drainage areas of less than one square mile. 
 
The following exhibit shows the location of this shaded zone X. Notable, the subject property is located 
south of the San Diego River, a regulatory floodway. 
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Soils 
 
A detailed soils analysis was not available for review. Based on the development of the subject, it appears 
the soils are stable and suitable for the existing improvements, but there may be issues as it relates to 
redevelopment to a more intense use. It is assumed that soils are suitable for redevelopment. 
 
Seismic Stability 
 
According to the Department of Conservation, the subject property is located in the La Jolla Quadrangle. 
As shown in the following map, the subject property is located just west of an earthquake fault zone 
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known as the Rose Canyon Fault. The boundaries define the zone encompassing active faults that 
constitute a potential hazard to structures from surface faulting or fault creep. 
 

 
 
In addition, the City of San Diego provides a Seismic Safety Study, which “is a series of maps that indicate 
the likely geologic hazards throughout the city. These maps may be used to evaluate the relative risk 
within a region or to determine if a geotechnical report is required for development or building 
permits.”13F14 As noted in the following excerpt from map panel 20, the subject property (in yellow) is 
located in zone 31, identified as having high potential for liquefaction. 
 

 
 

San Diego County is seismically active, and improvements in the area are generally required to withstand 
seismic activity. 

 
14  https://www.sandiego.gov/development-services/zoning-maps/seismic-safety-study. 
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Utilities 
 
The area is served with public utilities. 
 
Hazardous Waste 
 
I have not conducted an independent investigation to determine the presence or absence of toxins on 
the subject property. According to GeoTracker, the State Water Resources Control Board's data 
management system, there are no open cases on the subject property. However, there is a gas station 
on the property, and such a use may present contamination issues. If questions arise, the reader is 
strongly cautioned to seek qualified professional assistance in this matter. It is assumed that there are 
no contamination issues associated with the site. 
 
Despite this assumption, there may be costs estimated by AECOM that may include potential 
remediation of this part of the property that are not fully realized. Absent additional information, 
AECOM costs were used in the analysis and are assumed to be accurate. This assumption is meant to be 
consistent with the assumption that there are no contamination issues relating to the site, 
understanding that there is a specific line item in the AECOM materials for building abatement.  
 
Potential Adverse Influences 
 
The subject property is located proximate to I-8, which can exhibit issues such as noise, fumes, and 
vibrations. However, freeway accessibility can be considered a benefit for certain uses (e.g., retail, 
hospitality). No other adverse influences are noted given the subject’s highest and best use. 
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LEGAL CHARACTERISTICS 
 
Legal Description 
 
A legal description of the property is contained in my workfile. 
 
Easements and Encumbrances 
 
A title report was not read for this appraisal. It is assumed that there are no easements or encumbrances 
that would limit the utility of the property, unless otherwise noted in the report. No responsibility is 
assumed for undisclosed items of record or any unrecorded items that may limit the utility of the 
property 
 
Land Use Regulations 
 

Zoning 
 
The subject is located in the Commercial-Community (CC-3-6) zoning area. The purpose of the CC zones 
is to accommodate community-serving commercial services, retail uses, and limited industrial uses of 
moderate intensity and small to medium scale. The CC zones are intended to provide for a range of 
development patterns from pedestrian-friendly commercial streets to shopping centers and auto-
oriented strip commercial streets. Some of the CC zones, like CC-3-6, may include residential 
development. Property within the CC zones will be primarily located along collector streets, major 
streets, and public transportation lines. 
 
Other land use regulations are as follows. While a zoning change may not be anticipated, development 
of the subject property would most likely involve discretionary approvals. 
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Land Use Designation 
 
With the Midway – Pacific Highway Community Plan, the subject property has a land use designation of 
Community Commercial – Residential Permitted (0-44 du/ac). The community commercial land use 
designations provide for a variety of commercial uses, such as retail, office, and hotel. They provide space 
for shopping and services for residents and workers in the community and adjacent communities. In this 
case, residential use is also permitted, allowing for up to 44 dwelling units per acre. This is consistent 
with zoning, nothing that certain density bonuses may be achievable based on a variety of items, 
including development of affordable housing. 
 
The following shows the land use designation of the subject property, sourced from the community plan. 
Notably, the purple circles represent “conceptual”14F15 future streets. A development of the subject 
property would most likely necessitate the creation of additional streets; such necessitation was 
considered in the analysis. 
 

 
 

Specific Plan 
 
According to city zoning information, the subject property is within the Midway Rising specific plan, 
which relates to this appraisal assignment and the project proposed by Midway Rising. As noted on the 

 
15  Midway – Pacific Highway Community Plan, page LU-19. 



Appraisal of Sports Arena and Related Properties  Page 53 
 

 

 
 

city’s website,15F16 the City of San Diego issued a Notice of Availability (“NOA”) to lease the subject property 
(identified as “surplus property”). Five different development teams submitted proposals for 
redevelopment. In accordance with the state’s Surplus Land Act, they negotiated with each team and 
ultimately selected the Midway Rising team to pursue redevelopment of the San Diego Sports Arena site. 
 
The Midway Rising project contemplates the following uses: 
 

• 4,250 housing units (approximately 86 units per acre). 
o 2,000 affordable units (80% Area Median Income and below, noting that the affordable 

component represents approximately 47 percent of the total number of units). 
o 2,250 market-rate units. 

• A 16,000-seat sports arena. 
• A multi-acre central urban park. 
• A mixed-use entertainment, arts and cultural district. 

 
Notably, the proposed density is higher than what is allowed by right. It is my understanding that the 
number of affordable units proposed by the developer was considered in the selection process, but a 
development team with the most affordable units was not a requirement for selection. Based on a 
variety of land use programs, it has become common to develop a property to a density beyond the base 
density, depending on its feasibility. This includes developing affordable housing. Market data was 
analyzed, particularly sale data with actual intended uses, to support this conclusion. 
 

Surplus Land Act 
 
The California Surplus Land Act (“SLA”) mandates that local agencies disposing of surplus public land 
prioritize its use for affordable housing. Specifically, the SLA requires that at least 25 percent of the 
residential units developed on such land be affordable to lower-income households with affordability 
maintained for a minimum of 55 years for rental units. Affordability is based on earning up to 80 percent 
of the area median income (“AMI”), though other programs may be implemented (i.e., other income 
requirements). Additional information about the SLA and the process as it relates to the subject property 
is contained in my workfile.  
 

Sustainable Development Area 
 
The subject property is located within a Sustainable Development Area (“SDA”). This is defined as an 
area within a defined walking distance along a pedestrian path of travel from a major transit stop that 

 
16  https://www.sandiego.gov/economic-development/real-estate/midway-rising 
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exists or is planned.16F17 An SDA is meant, in part, to allow for redevelopment for more dense uses, 
including those allowed by the city’s Complete Communities Housing Solutions plan, discussed as 
follows. 
 

Complete Communities Housing Solutions (“CCHS”) 
 
The subject property is located within a CCHS zone. As noted on the city’s website,17F18 Housing Solutions 
is an optional affordable housing incentive program aimed at encouraging the building of homes near 
high-frequency transit. The focus is intended to create a variety of housing options for everyone, 
particularly those at low and middle-income levels. The city identifies the subject property as having a 
“Coastal Zone and Coastal Height Overlay Zone” which allows a floor area ratio (“FAR”) of 2.5. 
 

Complete Communities Mobility Choices (“CCMC”) 
 
In addition to Housing Solutions, the subject property is within a CCMC zone. According to the city’s 
website,18F19 Mobility Choices aims to provide more mobility options for San Diegans to commute and 
recreate by streamlining development in areas of the city that are most aligned with the City’s climate 
goals and by investing in active transportation infrastructure, such as pedestrian and bicycle facilities. SB 
743 requires the City to adopt a new metric for analyzing transportation impacts to achieve a reduction 
in vehicular traffic (vehicle miles traveled), rather than accommodating additional traffic (level of 
service). 
 
Mobility Zones were designated based on VMT-reducing potential of new development. Investments in 
VMT efficient areas give the City the greatest potential for VMT reductions at the lowest costs. Mobility 
Zones 1, 2, and 3 are VMT efficient; the average number of vehicle miles traveled per capita or per 
employee is less than 85% of the region. The property is located in Mobility Zone 2, which “means any 
premises located either partially or entirely in a Sustainable Development Area.”19F20 This relates to 
development including a deduction in vehicle miles traveled (“VMT”) by a certain amount. Multifamily 
residential in Mobility Zone 2 will follow Transit Priority Area (“TPA”) parking amenities requirements; 
all other developments in Mobility Zone 2 are to provide active transportation measures. 
 
 
 

 
17  O-2023-111, page 9. 
18  https://www.sandiego.gov/complete-communities 
19  https://www.sandiego.gov/complete-communities 
20  Municipal Code, Chapter 14, Article 3, Division 11, page 2. 
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Airport Land Use Compatibility Overlay Zone (“ALUCOZ”) 
 
The subject property is located within an ALUCOZ that relates to Naval Air Station (“NAS”) North Island 
and San Diego International Airport. The purpose of this overlay zone is to implement adopted Airport 
Land Use Compatibility Plans, in accordance with state law, as applicable to property within the city. The 
intent of these supplemental regulations is to ensure that new developments located within an airport 
influence area are compatible with respect to airport-related noise, public safety, airspace protection, 
and aircraft overflight areas. 
 
As the subject is located within this overlay zone, certain measures are to be taken to ensure that any 
proposed development is consistent with flight patterns and related measures as it pertains to these 
two facilities. 
 

Coastal Height Limit Overlay Zone (“CHLOZ”) 
 
The purpose of the Coastal Height Limit Overlay Zone is to provide a supplemental height limit for specific 
coastal areas as enacted by the voters of the City of San Diego. According to Section 132.0505, “no 
building or addition to a building shall be constructed with a height in excess of thirty feet within the 
Coastal Zone of the City of San Diego.”20F21 However, this limitation expressly does not apply to “that land 
area of the Coastal Zone within the Midway-Pacific Highway Community Plan area approximately 
bounded by the San Diego River on the north; San Diego International Airport and Laurel Street on the 
south; Interstate 5 on the east; and Sports Arena Boulevard, Midway Drive, Kemper Street, Rosecrans 
Street, and Lytton Street, including the Kemper Neighborhood Village and the Lytton District, on the 
west.”21F22  
 
In 2022, Measure C was passed to remove the height restriction from this area. Research indicates that 
this measure is still in effect, and no additional legal challenges are present.  
 

Community Plan Implementation Overlay Zone (“CPIOZ”) 
 
The purpose of the CPIOZ “is to provide supplemental development regulations that are tailored to 
specific sites within community plan areas of the City. The intent of these regulations is to ensure that 
development proposals are reviewed for consistency with the use and development criteria that have 
been adopted for specific sites as part of the community plan update process.”22F23 This means that any 
proposed development within that area must undergo a discretionary review process. 

 
21  Municipal Code, Chapter 13, Article 2, Division 5, page 3. 
22  Municipal Code, Chapter 13, Article 2, Division 5, page 3. 
23  Municipal Code, Chapter 13, Article 2, Division 14, page 1. 
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Transit Area Overlay Zone (“TAOZ”) 
 
As shown in the following exhibit, the subject property is partially within the TAOZ (identified in purple). 
The purpose of the TAOZ “is to provide supplemental parking regulations for areas receiving a high level 
of transit service. The intent of this overlay zone is to identify areas with reduced parking demand and 
to lower off-street parking requirements accordingly.”23F24 
 

 
 

Parking Standards Transit Priority Area (“PSTPA”) 
 
According to the city’s website,24F25 the City Council adopted Ordinance 21057 regarding zero minimum 
parking regulations for multifamily residential developments in Parking Standards Transit Priority Areas. 
The parking regulations allow for more multifamily residential units to be built without parking to lower 
housing costs and encourage residents to use alternative modes of transportation such as walking, biking 
and transit. 
 

Transit Priority Area (“TPA”) 
 
In accordance with SB 743, “Transit Priority Areas” are defined as “an area within one-half mile of a 
major transit stop that is existing or planned.” This relates to the amount of parking required and the 
availability of other forms of transportation. This relates to the requirement from SB 743 that mandates 

 
24  Municipal Code, Chapter 13, Article 2, Division 10, Page 1. 
25  https://www.sandiego.gov/planning/work/transportation/mobility/tpa. 
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the City to adopt a new metric for analyzing transportation impacts to achieve a reduction in vehicular 
traffic (vehicle miles traveled), rather than accommodating additional traffic (level of service). 
 

Historical Resources Designation (HRB No. 1525) 
 
Research indicates that the property improvements (identified as the San Diego International Sports 
Arena) have been identified as historically significant.25F26 Renovations or demolition of the improvements 
is still a viable option, which has been considered in the analysis. Additional information related to this 
designation is contained in my workfile.  
 

Conclusion 
 
The zoning and planning regulations impacting the subject property are quite complex. This appraisal is 
based on my understanding of city zoning and requirements and policies based on limited research. The 
information provided above is intended to summarize the land use constraints to assist in the valuation. 
Additional information related to land use regulations is contained in my workfile. 
 
ECONOMIC CHARACTERISTICS 
 
Assessment Information 
 
The subject is located in tax rate area 8001, which had a tax rate of 1.2280% for the relevant tax year. 
The subject property is owned by the City of San Diego and is 100% tax exempt with no determined 
assessment value. Fixed charge special assessments for this property are relatively nominal for the area, 
and I am unaware of any tax penalties. 
 
California law requires that properties be reassessed upon transfer, and inherent in the definition of 
value is the sale of the property. Due to properties in California being reassessed upon sale, the subject’s 
current assessment is not relevant for valuation purposes. 
 
 

 
26  Document No. 2024-166104. 
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IMPROVEMENT CHARACTERISTICS 
 
The subject property is improved with several commercial buildings. The largest of these is Pechanga 
Arena. Other uses on the property include a gas station and car wash, restaurant buildings, and a mix of 
single-tenant and multiple-tenant buildings. The structures were built between the 1960s and 2000s. 
According to information from AECOM (which was relied upon for this assignment), the improvements 
total approximately 342,888 square feet, excluding other site improvements such as a soccer field and 
fueling station canopy. 
 
Improvement Summary 
 
The following table summarizes pertinent information as it pertains to the improvements situated on 
the site. 
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DESCRIPTION OF LEASES 
 
The client has provided several leases associated with the subject property. As of the effective date of 
the appraisal, several components of the subject property were leased. In determination of the fair 
market value of the property, a potential buyer would consider the impact of these leases in place as the 
site is redeveloped (noting that demolition of the existing improvements for redevelopment of mixed-
use is the highest and best use). In particular, given that there would be a period of time necessary to 
entitle the property, certain uses could continue through the development timeline, allowing a buyer to 
offset certain development costs with collected income.  
 
The following is a summary of these leases. 
 
Arena Lease 
 
This lease involves the existing arena component and includes the City as the Lessor and Legends Venue 
Management SD, LLC (“Legends”) as the Lessee. Identified as a percentage lease (which considers event 
revenue and revenue based on other components such as parking lot use), the lease states that the City 
“is only entering into this Lease with LESSEE because of its relationship to Midway Rising and the 
pendency of negotiations between CITY and Midway Rising for the long-term ground lease and 
redevelopment of several City-owned properties.”26F27 The lease further states that “this Lease shall 
terminate on a date identified in writing by City, which shall be no sooner than twelve (12) months after 
such notice of termination is sent to LESSEE.”27F28 The lease further indicates that a prior lease with a 
difference tenant was “scheduled to expire by its own terms on July 31, 2024.”28F29 This current lease is set 
to expire December 4, 2026.29F30 
 
Based on information provided by the client, the annual income being received for this component is 
approximately $775,836 . Given the date of value relative to the lease expiration date, the remaining 
lease term is approximately 21 months. This means that a potential buyer would be able to collect 
income during the development process, assuming that Legends will continue to satisfy their rent 
obligation. This historical income was considered as an “offset” to development costs. 
 
 
 
 

 
27  Percentage Lease – Sports Arena, Section 1.1. 
28  Percentage Lease – Sports Arena, Section 2.1. 
29  Percentage Lease – Sports Arena, Section 2.1. 
30  Percentage Lease – Sports Arena, Section 2.1. 
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Dixieline Lumber Lease 
 
Based on information provided, this lease expired in 2020 and is on a “holdover” basis. Income related 
to this component is approximately $572,764 based on information provided by the client. Given the 
highest and best use of redevelopment, this component of the property will be treated based on the 
cost of demolishing the improvements with consideration of this income. 
 
Salvation Army Lease 
 
Like the Dixieline Lumber lease, this lease also expired in 2020 and is on a holdover basis. Income related 
to this component is $131,904 based on information provided by the client. Given the highest and best 
use for redevelopment, this component of the property will be treated based on the cost of demolishing 
the improvements with consideration of this income. 
 
Retail Center Lease 
 
Leases for the retail center were requested, and an agreement with the property manager was provided. 
Based on this agreement, the retail leases can be terminated without impact to value (meaning that 
there is no buyout clause for leases with an extended term). The management agreement states that 
termination of the agreement requires a 90-day notice, and that the manager will be paid one month of 
the average management fee paid during the last 12-month period prior to the termination.30F31  
 
Income associated with the retail center was also requested. Based on information provided by the 
client, the income related to this component is $120,000 . Given the stated management fee in the 
agreement, this is a nominal amount that does not materially impact value (given the fair market value 
of the property, any impact caused by paying such a fee would be loss to rounding). As such, this 
agreement (and particularly the cancellation clause) was not considered to have a material impact on 
value. The demolition cost associated with the improvements was considered in the analysis that also 
includes consideration of the income information provided. 
 
Retail Pads Lease 
 
The client has provided documentation related to the ground lease of retail pads. According to this 
documentation, the lease encumbers approximately 4.921 acres, began in 2002, and expires April 30, 

 
31  Management and Marketing Services Agreement, Section 3.3.  
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2032, approximately seven years after the effective date of the appraisal. The rent to be paid to the 
lessor is based on 50 percent of net income.31F32  
 
If the lease is to be terminated prior to 2032, the lessor is to notify the lessee with a termination notice, 
and that the lease shall be cancelled 365 days after. Based on the effective appraisal date, this results in 
a termination date of March 2026 at the earliest, meaning that the remaining lease term at that time 
would be approximately six years.  
 
The lessor is to pay the “Fair Market Value of the improvements and leasehold interest.”32F33 Fair Market 
Value is defined in the document as “the most probable price at which a willing seller and buyer would 
enter into an agreement to purchase the leasehold interest and the improvements at their approved 
uses under this Lease.”33F34 Given these characteristics, the “as-is, where-is” value of the property takes 
into consideration the Fair Market Value of the leasehold interest and improvements as of the effective 
appraisal date, which would be a cost that impacts value. At the same time, the latest reported income 
to the lessor was $1,427,373 . This income would be considered in this analysis as discussed herein.  
 
Conclusion 
 
The following table summarizes the income associated with these leases. 
 

 
 
Given the highest and best use, it would be reasonable to continue leasing these components of the 
property until the leases expire, until entitlements are completed, and/or until development on a certain 
component of the subject property is feasible. Such consideration was taken into the analysis of the fair 
market value of the subject property. 
 
 

 
32  The net income is identified in the document as gross receipts less approved hard construction costs. Based on the 

information provided, the net income only consists of gross receipts as of the effective appraisal date. 
33  San Diego Sports Arena Retail Pads Ground Lease, page 10. 
34  San Diego Sports Arena Retail Pads Ground Lease, page 11. 
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VALUATION METHODOLOGY 
 
Approaches to Value 
 
There are three generally recognized approaches to value. These include the cost, sales comparison, and 
income capitalization approaches. In the cost approach, the depreciated cost of the improvements is 
added to the estimated value of the land to arrive at a value conclusion. The sales comparison approach 
is based on the principle of substitution and compares similar properties that have recently sold to the 
subject property. In the income capitalization approach, specific appraisal techniques are applied to 
develop a value indication for a property based on its earning capability and measured by the 
capitalization of property income. 
 
Applicability of Approaches 
 
The sales comparison approach has been performed as there is sufficient data to arrive at an opinion of 
the market value. A traditional cost approach is not considered relevant to the analysis because the 
highest and best use is for redevelopment. However, demolition cost information was considered in 
concluding to the "as is, where is" value of the land. Likewise, a traditional sales comparison approach 
as improved was not considered in this valuation given the nature of the assignment. As such, this 
approach was not performed. A traditional income capitalization approach (where income is capitalized 
into value) of the entire property was not performed. An income capitalization approach was performed 
as it relates to components of the subject property, specifically the properties located along Sports Arena 
Boulevard that must be "bought out" in order for redevelopment to occur. 
 
As discussed previously, there is sufficient data available to determine an opinion of land value via the 
land sales comparison approach. The client has requested an analysis based on a land residual method. 
As such, this land residual method was performed, but was considered to be a secondary analysis to the 
sales comparison approach that was ultimately given full weight based on the reasons previously 
discussed. A summary of the land residual method is contained in the appendix. 
 
Market Data Analysis 
 
Given the market data available, the data sets utilized in the relevant approaches to value were not well 
suited to quantified adjustments; sufficient information was not available for the support of specific 
adjustments. The exception is a quantified adjustment for market conditions. As such, qualitative 
adjustments were considered in this valuation, with the adjusted sale prices reflecting a quantitative 
adjustment for market conditions and, ultimately, an “overall” qualitative adjustment that considers the 
sale property’s superiority, inferiority, or similarity to the subject property component being valued. 



Appraisal of Sports Arena and Related Properties  Page 63 
 

 

 
 

HIGHEST AND BEST USE 
 
Introduction 
 
Highest and best use is an important concept in real estate valuation as it represents the premise upon 
which value is based. Prior to valuing the subject, the highest and best use of the subject property must 
be determined. The purpose of the highest and best use analysis is to establish which use will result in 
the highest value, and to assist in identifying relevant comparable data.  
 
Highest and best use is defined as follows: 
 
“The reasonably probable use of property that results in the highest value.”34F

35 
 
Highest and best use is the reasonably probable use of a property that is physically possible, legally 
permissible, financially feasible, and maximally productive. These four criteria are typically applied in 
sequence, as a use that fails to meet one criterion is not considered further. When more than one use 
satisfies the first three tests, the use that yields the highest value is deemed the highest and best use. 
This analysis applies to both vacant and improved properties, and the conclusion may involve immediate 
development, adaptive reuse, or holding for future development. 
 
The determination of highest and best use is guided by an understanding of interrelated forces that 
shape real estate markets. These include the following. 
 

• Social: Demographic trends, population growth, and household formation, which influence the 
type and intensity of property demand. 

• Economic: income levels, market rent and price trends, vacancy, amount of development and 
construction. 

• Governmental: Taxes, land use regulations, quality of public services, environmental regulations. 
• Environmental: Topography, change in land use patterns, traffic, environmental liabilities (e.g., 

threat of flooding or wildfires). 
 
These forces operate simultaneously and may exert unequal influence on different properties. A credible 
highest and best use conclusion reflects careful analysis of how these factors interact in a given market 
and at a specific location. 
 

 
35  The Dictionary of Real Estate Appraisal, page 88 
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Components of Highest and Best Use 
 
In order to properly analyze the highest and best use of a property, an appraiser must fully analyze and 
develop the three components of highest and best use.  
 

• The physical use of the property. 
• The timing of the use. 
• The market participants that compete for the use, including users of space and the most probable 

buyer type. 
 
Development of these components is “integral to the valuation of the property.”35F

36 For example, “[t]he 
most probable buyer is a critical conclusion used in choosing comparable sales in the sales comparison 
approach. The probable space user is critical in choosing comparable leases in the income capitalization 
approach.”36F

37 It is also important to note that “[t]he property type, size, and market conditions provide 
an indication of how detailed the fundamental data needed will be, which will dictate to a large extent 
how specific the conclusion of the highest and best use of a property should be.”37F

38  
 
The aforementioned components of highest and best use (use, user, and timing) are “needed at some 
level to reliably apply the approaches to value. For example, the selection of comparable sales is based 
on properties with a similar highest and best use as the subject property,” which “requires some basis 
to determine if the comparable properties have a similar use, timing for use, and market participants as 
the subject property.”38F

39 Highest and best use is simply more than the physical use of the property, but 
the market participants that would compete for such use (and associated property rights) as well as the 
timing for the use. 
 
Highest and Best Use as if Vacant 
 

Physical Possibility 
 
The subject property consists of land that contains approximately 48.50 acres and is irregular (but 
functional) in shape. The surrounding area is developed, and public utilities are readily available to the 
subject. Overall, the subject property is physically suited for a wide range of development.  
 

 
36  The Appraisal of Real Estate, page 327. 
37  The Appraisal of Real Estate, page 327. 
38  The Appraisal of Real Estate, page 327. 
39  The Appraisal of Real Estate, pages 327 and 328. 
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Legal Permissibility 
 
The property is zoned CC-3-6, which allows for a variety of commercial and residential uses as discussed 
herein. Such uses are considered to be legally permissible. Previously discussed were land use 
regulations such as the SLA that influence what can be developed. Other land use regulations and 
overlays have been discussed and would impact legal permissibility. 
 

Financial Feasibility and Maximum Productivity 
 
By definition, any use which results in positive land value represents a financially feasible use. The 
maximally productive use of a property is that use which results in the highest land value. In order to 
establish financial feasibility, research was conducted to find sales of parcels similar to the subject. New 
construction was also investigated in the region (Southern California) given the characteristics of the 
subject property and the market participants that would compete for such a property.  
 
Based on an investigation of market activity, mixed-use development was determined to be maximally 
productive. Properties such as the subject are being slated for mixed-use development that include 
various components, including residential and commercial uses. Given the allowed density and market 
trends, multifamily residential would be the primary component, understanding that there is an 
affordability component under the SLA. Developers are constructing projects that can include a variety 
of commercial uses, including retail, office, and hospitality. Comparable developments are also being 
developed with minor open space uses (e.g., parks).  
 
Although there may be a sports arena contemplated by Midway Rising, the market data suggests that 
such a use is not being actively developed in the region. The current developer is also proposing an 
affordability component that is higher than what is planned or being developed throughout the region, 
both for properties owned by private parties and by public entities. In a highest and best use scenario 
(given current market trends), developing “market-rate” residential units to the highest allowed and 
feasible density would be appropriate. This means that the affordability component would be lower than 
what is contemplated, but still in alignment with the SLA. This is based on the various development 
projects analyzed throughout Southern California.  
 

Conclusion  
 
Based on the market data available, the highest and best use as vacant was concluded to be mixed-use 
development. This type of development can take on a variety of forms but would most likely include 
multiple-unit residential as the primary use and secondary uses that include commercial types such as 
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retail, office, and/or hospitality. There would also most likely be a component associated with 
infrastructure and community serving uses (e.g., parks). 
 
Highest and Best Use as Improved 
 
The property is improved with several existing commercial structures, including the aforementioned 
arena. Various retail properties are located along Sports Arena Boulevard, and the site is paved and 
fenced. The improvements are not well suited for adaptation to another use without significant 
reconfiguration and major capital improvements.  
 
Based on the market data available and the subject property subject characteristics, the value of the site 
is feasible for redevelopment. As such, the highest and best use as improved is demolition of the existing 
improvements for redevelopment of mixed-use. This would occur during the development timeline to 
allow for income to offset associated development costs.  
 
Highest and Best Use Conclusion 
 
Given the physical and legal characteristics of the property, as well as market trends and current buying 
patterns, the highest and best use is concluded to be demolition of the existing improvements for 
redevelopment of mixed-use.  
 
Timing for the use is immediate upon securing the necessary entitlements, which (based on the market 
data available) would take approximately two to three years. Research indicates that projects of this size 
are typically “phased,” meaning that a development would not occur all at one time, but rather over a 
period of time. That said, different components of a project (e.g., retail and residential) may be 
developed concurrently. The research indicates that projects of this magnitude would reasonably be 
projected to be phased out over a ten-year period.  
 
The most probable buyer would be a regional or national developer given the characteristics of the 
subject property and the market data considered. 
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LAND VALUATION 
 
The sales comparison approach was utilized to estimate the value of the subject land. This approach to 
value is based on the principle of substitution, which implies that a prudent buyer would pay no more to 
purchase a property than it would cost to obtain a comparable substitute property. The data herein was 
used in the valuation of the subject site. Of the units of comparison potentially available for analysis, a 
price based on square feet (“SF”) was judged to be best suited to an analysis of the subject property. 
 
Search Criteria 
 

• Type: Land and properties slated for redevelopment or significant expansion. Previously 
improved properties were used if they were intended to undergo full redevelopment or 
significant redevelopment or expansion. AECOM data as well as actual development costs for 
certain projects were considered in adjusting for demolition costs. 

• Conditions: Arm’s-length transactions. 
• Market Area: The southern California region was researched, with emphasis on properties in San 

Diego County. Orange County, Los Angeles County, and the Inland Empire were also considered. 
• Use: The sale comparables utilized have the same or a similar intended use. Some of the data has 

existing uses where improvements contribute to value, which was considered and adjusted. 
• Size: Between 15 acres and 75 acres. 
• Sale Date: 2021 to present. 

 
Market Data Summary 
 
The following summarizes the market data utilized, including basic sale information, the location of the 
market data, aerial images, and a discussion of property characteristics and sale comments. The sale 
adjustment grid also includes relevant information regarding property and sale characteristics. 
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Land Sale 1 - Scripps Ranch Boulevard 
 
The property is located in the Scripps Ranch neighborhood of San Diego. The property comprises five 
parcels of land, with frontage on Hoyt Park Drive, Meanley Drive, Scripps Lake Drive, and Scripps Ranch 
Boulevard. The property is east of Interstate 15 and is surrounded by residential, retail, and 
educational uses, the latter of which includes adjacent Scripps Ranch High School.  
 
The property is zoned IP-2-1, an industrial zone that allows a mix of light industrial and office uses with 
a maximum floor area ratio of 2.0. A portion of the property is within an SDA. However, because the 
site's zoning designation does not allow for residential development, it is not considered to be within a 
CCHS area. Four of the five parcels consist of vacant land. One parcel is improved with an office 
building that contains approximately 69,900 square feet. 
 
This property was sold in multiple transactions by a life sciences developer and operator, who had 
planned a life sciences campus. The property was purchased by a residential developer, who is 
contemplating residential development (which would necessitate land use changes). The building is 
proposed to be demolished. 
 
The analysis price reflects an adjustment for demolition costs. Based on a cost of $10.00 per square 
foot multiplied by 69,900 square feet, the adjustment would be approximately $700,000. 
 

Land Sale 2 - 1683 Sunflower Avenue 
 
The property consists of land improved with an industrial building that is located in the city of Costa 
Mesa in Orange County. The property is bordered by Interstate 405 to the south and Sunflower Avenue 
to the north. Surrounding uses are industrial and commercial in nature. This includes the SoCo retail 
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shopping district immediately to the east. Residential uses are located south of I-405. 
 
The property is zoned MP, Industrial Park. The site is also within Flood Zone X. The improvements total 
approximately 560,000 square feet. 
 
The property is slated for redevelopment into a mixed-use project. The project, known as One Metro 
West, includes 1,057 apartment units in three buildings (67 units per acre), including 106 affordable 
(low- and very-low income). This affordable component equates to approximately 10 percent of the 
total number of units. Also planned are 25,000 square feet of office space, 6,000 square feet of retail 
shops, and a 1.5-acre public park (approximately 10 percent of the site).  
 
Approvals were achieved in 2021 (prior to the sale date), and the plans were slightly amended in 2024. 
The project is planned to be built in three phases and is contemplated to be completed in 10 years 
after breaking ground. 
 
Based on demolition costs of $10.00 per square foot and the approximate building area of 560,000 
square feet, the price has been adjusted by $5,600,000. 
 

Land Sale 3 - Camino Del Rio North  
 
The property consists of land improved with a retail center known as Westfield Mission Valley East, 
located in the Mission Valley area of San Diego. The property is proximate to I-8 and surrounded by 
several streets, including Camino Del Rio North to the south, Mission Center Road to the west, Camino 
De La Reina to the north, and Camino Del Este to the east. Access to the freeway is proximate.  
 
Surrounding uses are retail and residential in nature. This includes a variety of different types of 
projects, including mixed-use developments, nearby Fashion Valley shopping center (which is planning 
a residential expansion), and the Civita master planned community. The property is also proximate to 
the Mission Valley Center trolley station to the north. 
 
The property is zoned EMX-2, a mixed-use zone that allows for residential development. The property's 
zoning allows for 145 dwelling units per acre. It is located within a CCHS area, which allows for a 
maximum FAR of 4.0. The site is within Flood Zone X.  
 
The property is currently improved with a retail center that includes anchor tenants such as Target and 
Nordstrom Rack. A parcel improved with a Macy's home furnishing store is located to the north and is 
not a part of this property. 
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The property sold to a joint investor group that is planning to renovate the existing retail as well as 
adding a multifamily component. This sale is utilized given its total land size and proximity to the Sports 
Arena property. No adjustment is made for demolition costs for the improvements given the plan to 
retain retail components (the contributory value of existing improvements influences the price 
upward).  
 
Approximately 700 to 800 units are planned for the expansion. When the property sold, a considerable 
portion of the improvements were vacant, including a large anchor space and a junior anchor space 
totaling approximately 430,000 square feet. The retail component is undergoing renovation, and the 
residential expansion is on hold for the near future. 
 
Notably, the same seller had sold the western part of the retail center (Westfield Mission Valley West) 
to a different seller. This sale was for approximately 20.44 acres and sold for $125,150,000, or 
approximately $141.00 per square foot. No redevelopment plans are known. As such, this other sale 
was not utilized in the analysis. 
 

Land Sale 4 - 565 H Street 
 
The property consists of land improved with a former retail department store (Sears) that is located in 
Chula Vista. The property is an interior site, located between I Street to the south and H Street to the 
north. Surrounding uses are retail, industrial, and residential in nature. The property is part of the 
Chula Vista Center, a retail center that includes tenants such as Macy's, AMC, and Burlington. 
 
The property is located in two zones. Both the UC-6 and UC-7 zones allow for residential, office, retail, 
and hospitality uses. The allowed density is up to 60 dwelling units per acre. The current structure 
contains approximately 250,000 square feet. 
 
The property was purchased by a developer with an investment partner, with plans to redevelop the 
site as a 244-unit residential community. Known as Citrus Bay, the project will feature for-sale 
townhomes at a density of about 16 units per acre. Sears had been closed since early 2020. 
 
The buyer had an option to purchase while entitlements were secured. The sale price reflects an 
"entitled" price. No conditions to the sale were reported. The analysis price reflects the estimated 
costs to demolish the improvements.  
 
The demolition costs were approximately $8.90 per square foot  multiplied by 250,000 square feet of 
improvements to arrive at $2,225,000. 
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Land Sale 5 - 100 and 545 Westminster Mall 
 
This property is located in the city of Westminster in north Orange County. The property consists of 
two non-contiguous tracts of land with retail mall improvements. They are separated by a property 
under different ownership, with similar improvements. The eastern tract (developed as a Sears 
department store) has frontage along Bolsa Avenue to the south and an Interstate 405 frontage road. 
The western tract (developed as a Macy's department store) has frontage along Edward Street and 
Bolsa Avenue. These properties are part of the Westminster Mall, which is surrounded by residential 
and retail uses.  
 
The properties are located within the Westminster Mall Specific Plan. The WMSP includes a proposed 
allowable 3,000 dwelling units and 424 hotel rooms. Based on the planning documents, this property is 
contemplated for "priority uses" that include residential, retail, office, and hotel. 
 
The former Sears department store contained approximately 197,900 square feet. The store had 
closed in 2018. The Macy's building contains 210,000 square feet and, as of the sale date, was still 
occupied. The total square footage is approximately 407,900 for the two structures. 
 
The properties were purchased by a local investment and development group. The properties were 
sold in two separate transactions that took place within approximately one month of each other (the 
latter date of August 2022 was utilized in this analysis). As part of the Macy's sale, Macy's had planned 
to lease back their space for approximately two to three years. 
 
The property is slated for a mixed-use development known as Bolsa Pacific. This includes 1,167 housing 
units, including 1,065 rental apartments and 102 for-sale townhomes. Based on 25.766 acres, this 
equates to a density of approximately 45 units per acre. As of May 2025, an affordable housing 
component is planned, but the amount of housing is unknown. Also contemplated is a 175-room hotel, 
25,000 square feet of retail and restaurant space, and a 2.5-acre public park (about 10 percent of the 
total site, noting the plans show this park to be located only on the west side). 
 
The analysis price is based on demolition costs of $10.00 per square foot. Multiplying this figure by the 
improvement size of 407,900 square feet equates to an adjustment of $4,100,000, rounded. 
 

Land Sale 6 - 5500 Grossmont Center Drive 
 
This property consists of the Grossmont shopping center located in La Mesa, San Diego County. This 
property consists of a full block that is surrounded by Grossmont Center Drive to the north, Murray 
Drive to the east and south, Jackson Drive to the south, and Center Drive to the west. Surrounding uses 
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are mostly retail, noting that Sharp Grossmont Hospital is located proximate to the east. The property 
is located in the northwest quadrant where I-8 and SR-125 intersect. Access is available to both of 
these freeways. 
 
The property is zoned General Commercial and has both the Grossmont Overlay and the Urban Design 
Overlay. Multifamily uses are allowed in the General Commercial zone. 
 
The property is improved as Grossmont center, which is a super-regional center containing 
approximate 925,000 square feet of improvements. Current tenants include Target, Walmart, and 
Macy's, among others. 
 
The property was conveyed in two transactions consisting of the sale of a 40% interest and a 60% 
interest. The sale price shown indicates a summation of these two transactions. At the time of sale, the 
buyer indicated there was potential for redevelopment in the future. However, as of May 2025, no 
plans have been made. The improvements provide contributory value; as such, no adjustment for 
demolition costs has been made.  
 

Land Sale 7 - 41375 Murrieta Hot Springs Road 
 
The property consists of vacant land in the city of Murrieta in Riverside County. The property is located 
at the northeast corner of Murrieta Hot Springs Road and Jefferson Avenue, with Interstate 15 just to 
the northeast. Surrounding uses are retail and residential in nature.  
 
The property is noted as having 31.69 acres, but the net acreage is 27.61 acres. The net area excludes a 
wash area, public right of way, an easement, a fault line setback area, and a private easement for 
access, a storm drain, and ponding. The property is located within an Alquist-Priolo fault zone (Elsinore 
fault zone, specifically the Wildomar fault) as well as a liquefaction zone. The property is zoned 
Community Commercial.  
 
An 852-unit multi-family development project has been approved for the site. Known as Jefferson 
Murrieta, the project will consist of several four-story buildings. The property was approved by the 
planning commission in July 2023 (before the sale). No affordable units are planned.  
 
Valuation Analysis 
 
The following discussion summarizes the treatment of the comparable sales in the analysis. Note that 
the physical characteristics of the properties are summarized in the adjustment grid contained herein. 
Property rights issues were analyzed in the reconciliation process.  
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In addition, the timing of such developments is reflected in the reconciliation process. While the timing 
of the sale comparables was analyzed, what was also analyzed were projects throughout the region that 
are being developed or planned. This information supports my ultimate conclusion of a 10-year selloff 
period following a two-year entitlement period; this timing is inherent in the conclusion by sales 
comparison. 
 

Market Conditions 
 
In analyzing market conditions, both land and improved sale trends were analyzed. Market participants 
were also interviewed to identify general trends. Overall, the market has softened and has not 
appreciated at the same rate as in previous years. The land sale data, while limited in terms of the 
number of transactions, indicate some positive conditions through the date of value.  
 
Based on the available data, hat sale transaction data from 2021 through 2025 warrants an adjustment. 
Conditions have been increasing slightly overall. As such, a quantified adjustment of 3% per year for 
market conditions has been made. 
 

Location 
 
This category accounts for the property’s macro and micro-location characteristics. This includes market 
information for the primary development component (multifamily), as well as retail information. Also 
considered was demographic information. The sales were adjusted accordingly.  
 

 
 

Size 
 
This category accounts for size. There is a general relationship between a larger size and a lower price 
per acre. The converse is generally true as well. Based on the market data, this premise is consistent with 
the pricing trends. As such, the sales were adjusted based on size.  
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Zoning and Land Use Regulations 
 
This category accounts for zoning, general plan designations, and specific plan designations. Also 
considered were any approvals that contributed to the price.  
 
With the exception of Sale One, which was not zoned for any residential use and considered inferior, all 
of the sales are determined to be superior. The subject property is designated as surplus land and thus 
is subject to a minimum requirement of 25 percent of residential units slated for affordable housing. This 
is considered an “inferior” characteristic as market rate units derive higher pricing. Most of the market 
data analyzed has an affordability component ranging from 10 to 15 percent.  
 
Given the requirement that 25 percent of residential units be slated for affordable housing, all of the 
sales that allow for residential use were determined to be superior. Sale One, which is not zoned for 
residential development, requires land use regulation amendments to allow residential development. 
Based on the cost and risk to do so, this is considered to be an inferior characteristic, even with 
consideration of the SLA requirement. 
 

Contributory Value of Improvements 
 
Some of the sales have improvements that contribute to value. This is evidenced by buyer plans to retain 
improvements for a period of time. For Sale Three and Six, this is for the near future. Regarding Sale Five, 
there is some income associated with the sale leaseback (though the exact amount is unknown). The 
sales were adjusted accordingly.  
 

Physical Characteristics 
 
This category accounts for the shape of the site and topography, characteristics which can impact the 
usability of the property. Also considered are offsite infrastructure and certain hazards to development. 
The sale comparables were determined to be sufficiently similar for this characteristic. The exception is 
Sale One (which has several existing streets going through the property, thus creating several 
developable pads) and Sale Seven (which is impacted by a wash and a fault zone). These sales are slightly 
superior and slightly inferior, respectively.  
 
Summary of Analysis 
 
The following summarizes the adjustments made to the comparable data. It is important to note that 
the individual adjustments are not weighted equally; the comparisons vary by degree. The “overall” 
comparison summarizes the adjustments made. 
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In reconciling the prices per SF, the upper end of the range is characterized by Sales Two, Three, Five and 
Six, which are superior for various elements of comparison. Two of these sales have improvements that 
influence the price upward, and two of the sales are notably smaller than the subject. At the low end of 
the range is Sale Seven. Although superior for size and land use regulations, this sale property is located 
in an inferior market. Moreover, there are physical characteristics that negatively impact pricing (e.g., a 
wash area and the fault area located on the site that precluded development on portions of the 
property). The sale determined to be similar overall is Sale One. Although smaller and having superior 
physical characteristics, this sale is inferior for land use regulations; the property must be rezoned to 
allow residential development.  
 
Given the market data utilized, a value between approximately $33 to $55 per square foot is supported, 
closer to $41. This is represented by Sale One, Four, and Seven. Given the characteristics of these sales, 
the value per square foot for the subject property should fall at the middle to lower end of the range.  
 
Land Value Indication by Sales Comparison (As If Vacant) 
 
Based on the preceding research and analysis, the value of the subject has been concluded to be $40.00 
based on SF. The following table summarizes the land value conclusion by sales comparison as if vacant. 
 

 
 
Adjustment for Leasehold Value 
 
The opined value of $84,500,000 represents the value of the subject property as if vacant. In order to 
conclude to the value of the “as-is, where-is”39F40 value of the property, adjustments are necessary.  
 
The first adjustment relates to the value of the leasehold interest related to the retail pad sites located 
along Sports Arena Boulevard. As stated previously, the lessor is to pay the fair market value of the 
improvements and leasehold interest upon cancelation. This is based on net income collected at the 
property, assumed to continue through the end of the lease term. This income is then discounted back 
to present value at a discount rate based on market research.  
 
Based on the location of the retail pads, the length of the entitlement period, and the general market 
trend that development projects like that contemplated on the subject property would be built in 

 
40  Sports Arena Scope of Work. 
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phases, it is likely that use of this component can continue beyond the date of value. Based on market 
evidence, the entitlement period at the subject property was concluded to be approximately two years, 
and on and offsite improvements would most reasonably last for several more years. This would lessen 
the value impact associated with buying out the ground lease, which is set to expire in 2032. 
 
The following summarizes this income and the adjustment made. The income is based on the existing 
income, trending at 3.0% per year. The model is based on several years of use during the entitlement 
period and development of other parts of the property. Also considered is the notice of termination that 
is to be given one year in advance. The discount rate is based on a study of capitalization rates for 
leasehold interests and growth rates; this information is retained in my workfile. 
 

 
 
Adjustment for Demolition of Improvements 
 
The second adjustment necessary to arrive at the “as-is, where-is”40F41 value of the land includes 
demolition of existing improvements to allow for redevelopment. Demolition cost information from 
AECOM was relied upon for this adjustment. The following is sourced from a cost estimate prepared by 
AECOM and dated July 18, 2023 (the “AECOM Estimate”). The AECOM Estimate shows the cost to 
demolish the improvements situated on the site. Included in this cost is a line item for “building 
abatement,” which is assumed to relate to any asbestos issues. This valuation is based on the 
extraordinary assumption that this demolition cost information is accurate. 
 
Notably, the AECOM materials also include several million dollars related to the demolition of existing 
site improvements, as well as excavation costs related to utilities and demolition of utilities. To remain 
consistent with how the market participants adjust for existing improvements, only building demolition 
costs were considered.  

 
41  Sports Arena Scope of Work. 
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Lastly, it is noted that there is income associated with existing leases in place, and the income would 
reasonably offset some of this cost. This income, which is approximately $5,860,000 , leads to a “net” 
figure of $3,680,000 , which was used in the analysis. Given the short timeframe, this figure is 
undiscounted. 
 

 
 
Land Value Indication by Sales Comparison 
 
The following table summarizes the value of the land after adjustments. This conclusion is considered in 
the rental analysis, summarized as follows.  
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VALUE CONCLUSION 
 
The following summarizes the value indications by sales comparison and discounted cash flow analysis, 
the latter of which is summarized in the appendix.  
 

 
 
In reconciling the conclusions, full weight is given to the sales comparison approach. There is sufficient 
sales data to reliably conclude to a value indication. While there is also sufficient data to perform a 
discount cash flow analysis, the number of inputs into the model reduces its reliability. Further, the 
sensitivity of the model can result in variability that is not present in the sales comparison approach. 
Nevertheless, the conclusion from the discounted cash flow model supports the sales comparison 
approach conclusion. 
 
The following summarizes my value conclusion as of the relevant effective appraisal date. 
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APPENDIX 
 
Appendix A – Discounted Cash Flow Analysis 
 
Introduction 
 
For additional support, a discounted cash flow analysis (“DCF”) analysis was performed. This analysis is 
based on a master plan concept. Based on the characteristics of the subject site and market activity (i.e., 
projects within the region), developers are master planning and phasing development in order to 
balance the development of the overall project while maximizing revenue. With this approach, the buyer 
of the subject property entitles and develops the land, marketing smaller finished pad sites to be sold 
over a period of years. The net proceeds (sale revenue less associated costs) would be discounted to 
present value at an appropriate discount rate.  
 
The various components of this DCF analysis include the following. The following summarizes this 
analysis. 
 

• A “blended” market value of the pad sites to be sold to builders. 
• The saleable land area (developable area excluding infrastructure such as streets and parks). 
• A selling period (in years) based on projected absorption and market demand. 
• Expenses over this selling period. 
• Applicable discount rate and growth rate. 

 
Value of Pad Sites 
 
The market value of pad sites to be sold is based on sales utilized in the sales comparison approach as 
well as the following supplemental sales. Sales slated for a variety of uses (but mostly residential, 
including affordable housing) was researched throughout the San Diego market. The goal of this research 
was to opine to the “typical” market value of a given pad site, noting that prices for certain pads may be 
higher or lower depending on their physical characteristics, intended use and market conditions at that 
time. Moreover, this reflects the value of the sites as entitled, which influences the value upward. 
 
The sales were analyzed in a manner similar to the primary sales comparison approach, which included 
an analysis of elements such as location, physical characteristics, and land use regulations and approvals. 
The higher end of the range reflects higher density and entitlements. The lower end of the range reflects 
inferior physical characteristics.  
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Both price per land square foot and price per FAR foot were analyzed. Price per FAR foot is based on 
either what is planned or what is allowed by right. The issue with this type of analysis is that there may 
be unknowns with development density; what is actual may be in line with the allowed FAR, lower, or 
higher (the latter being achieved through density bonus programs). Price per square foot is the measure 
taken by most market participants in this market, but price based on FAR was considered.  
 
Based on this data, the “typical” market value of a given pad site was concluded to be $250.00 per square 
foot. This is at the upper end of the range of data given that this is based on pads as entitled; the market 
data indicates that entitled sites sell for a higher price. 
 

 
 
This conclusion is used in the DCF model as the revenue component starting in year three. The following 
table summarizes how the first year component is calculated. As shown, the pad site value is inflated 
based on the utilized growth rate (discussed later in this section) and multiplied by the average acreage 
to be sold based on developable area (discussed next). 
 

 
 
Developable Area 
 
In a master-planned scenario, pad sites would be sold based on a developable area, which excludes areas 
devoted to infrastructure such as roads and parks. The market data presented shows mixed-used 
developments where such infrastructure is present. Based on research of similar projects as well as 
neighborhoods in the immediate area, the developable area was concluded to be 75% of the developable 
lot area.  
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Development Costs 
 
These categories account for the various costs of development, including on and offsite costs, 
entitlement costs, developer management fees, and other costs (e.g., taxes, carrying costs). Based on 
the AECOM information, research for this assignment (which included interviews with market 
participants and information for actual projects), and research on past assignments, the following 
summarizes the applied development costs. 
 

• Onsite and Offsite Costs per Square Foot: $75.00  
• Entitlement Costs: $10,000,000  
• Developer Management and Other Costs: 5.0% 
• Other Costs: 2.5% 

 
Notably, while demolition cost information from AECOM was given full weight in the adjustment for the 
subject property as a whole, only partial weight was given to the site development costs. Given a 
different highest and best use conclusion versus Midway Rising’s intended use, it was more appropriate 
to look at other sources of information, including other active projects and interviews with market 
participants. 
 
Selling Period 
 
Absorption trends and development timelines were studied to project an appropriate selling period. Also 
necessary to consider are the subject’s characteristics and the fact that differing uses could be developed 
concurrently (i.e., residential and retail, or market-rate units versus affordable units). Based on this 
research (discussed herein and contained in my workfile), the projected selling period was concluded to 
be 10 years. This would follow an entitlement period of two years.  
 
Growth Rate 
 
Based on market conditions research and price index research, the growth rate utilized in the analysis is 
3.0%. 
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Discount Rate 
 
An applicable discount rate was concluded based on market participant input as well as national survey 
data, the latter being applicable based on the characteristics of the subject property and those who 
would compete for such a development. The appropriate rate depends on a variety of factors, including 
the level of risk associated with the development, the time frame in which there is a return on and of 
the investment, the approval status of the subject property, and the amount of capital to invest. The 
subject property’s characteristics and the market participants that would compete for this property also 
influences the discount rate to apply in the valuation model.  
 
The discount rate information researched presented a relatively wide range, from less than 10 percent 
to slightly above 20 percent. This is an unleveraged rate that includes profit. The data (including market 
participant interviews) indicated a rate within the middle of this range. Based on this research, a discount 
rate of 15.0% was applied. 
 
Conclusion 
 
The following summarizes the conclusions for the DCF analysis. As shown, the overall present value 
conclusions are supportive of the “as is, where is” land value opined in the sales comparison approach.  
 
This DCF analysis requires a variety of inputs. Given the number of inputs, this approach is less reliable. 
One or multiple changes to the model can result in a considerable change in the present value 
calculation. As discussed previously, it is more appropriate to give full weight to the sales comparison 
approach, where market data already reflects certain risks with development. Therefore, this method 
was not given weight in the reconciled land value conclusion.  
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Appendix B – Primary Data Sale Summary 
 
1 

 

Scripps Ranch Boulevard 
Scripps Ranch Boulevard 
San Diego, CA 92131 

$50,000,000 
$50,700,000 adjusted¹ 
12/20/2024 Recorded 

1,240,589 SF 
$40.87/SF 
28.48 acres 
$1,780,197/acre 

2.000 permitted FAR 
$20/FAR/SF 

Residential 
IP-2-1 zoning 
Irregular 
Level to Sloping 

  
2 

 

1683 Sunflower Avenue 
1683 Sunflower Avenue 
Costa Mesa, CA 92626 

$72,000,000 
$77,600,000 adjusted¹ 
10/31/2023 Recorded 

685,852 SF 
$113.14/SF 
15.745 acres 
$4,928,549/acre 

1,057 units 
$73,415/unit 

Mixed Use 
MP zoning 
Generally 
Rectangular 
Level 

  
3 

 

Camino Del Rio North 
Camino Del Rio North 
San Diego, CA 92108 

$165,000,000 
7/20/2023 Recorded 

2,225,045 SF 
$74.16/SF 
51.08 acres 
$3,230,227/acre 

750 units 
$220,000/unit 

Mixed Use 
EMX-2 zoning 
Irregular 
Level 

  
4 

 

565 H Street 
565 H Street 
Chula Vista, CA 91910 

$32,766,000 
$34,991,000 adjusted¹ 
4/28/2023 Recorded 

676,922 SF 
$51.69/SF 
15.54 acres 
$2,251,673/acre 

244 units 
$143,406/unit 

Residential 
UC-6 and UC-7 
zoning 
Irregular 
Level 

  
5 

 

100 and 545 Westminster 
Mall 
100 and 545 Westminster 
Mall 
Westminster, CA 92683 

$95,300,000 
$99,400,000 adjusted¹ 
8/26/2022 Recorded 

1,122,367 SF 
$88.56/SF 
25.766 acres 
$3,857,797/acre 

1,167 units 
$85,176/unit 

Mixed Use 
SP-3 zoning 
Irregular 
Level 

  
6 

 

Grossmont Shopping Center 
5500 Grossmont Center Drive 
La Mesa, CA 91942 

$175,000,000 
6/2/2021 Recorded 

2,796,116 SF 
$62.59/SF 
64.19 acres 
$2,726,281/acre 

 Unknown 
(Redevelopment) 
C; C-G-D zoning 
Irregular 
Level 

  
7 

 

41375 Murrieta Hot Springs 
Road 
41375 Murrieta Hot Springs 
Road 
Murrieta, CA 92562 

$38,000,000 
10/10/2023 Recorded 

1,202,692 SF 
$31.60/SF 
27.61 acres 
$1,376,313/acre 

852 units 
$44,601/unit 

Residential 
Community 
Commercial 
zoning 
Generally 
Rectangular 
Level 
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 Adjusted Price¹ Land SF Land AC Price/SF Price/AC Units  
Low $34,991,000 676,922 15.54 $31.60 $1,376,313 244  
Average $91,527,286 1,421,369 32.63 $66.09 $2,878,720 814  
High $175,000,000 2,796,116 64.19 $113.14 $4,928,549 1,167  

 

¹Adjusted price is based on expenditures immediately after the sale. 
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Appendix C – Secondary Data Sale Summary 
 
1 

 

9444 Waples Street 
9444 Waples Street 
San Diego, CA 92121 

$31,000,000 
$31,912,090 adjusted¹ 
12/24/2024 Recorded 

158,994 SF 
$200.71/SF 
3.65 acres 
$8,743,038/acre 

300 units 
$106,374/unit 
4.000 permitted FAR 
$50/FAR/SF 

Residential 
EMX-1 zoning 
Generally 
Rectangular 
Level 

  
2 

 

Perry's Cafe 
4610 Pacific Highway 
San Diego, CA 92110 

$13,000,000 
$13,044,280 adjusted¹ 
8/2/2024 Recorded 

74,488 SF 
$175.12/SF 
1.71 acres 
$7,628,234/acre 

223 units 
$58,495/unit 
3.220 planned FAR 
$54/FAR/SF 

Residential 
OTMCR-1-3 
zoning 
Irregular 
Level 

  
3 

 

Mission Square Center 
6171 Mission Gorge Rd 
San Diego, CA 92120 

$13,100,000 
$13,402,940 adjusted¹ 
7/30/2024 Recorded 

66,211 SF 
$202.43/SF 
1.52 acres 
$8,817,724/acre 

483 units 
$27,749/unit 
4.000 permitted FAR 
$51/FAR/SF 

Residential 
CC-4-2 zoning 
Generally 
Rectangular 
Level 

  
4 

 

9040 and 9050 Friars Road 
9040 and 9050 Friars Road 
San Diego, CA 92108 

$24,000,000 
$25,487,150 adjusted¹ 
2/16/2024 Recorded 

281,834 SF 
$90.43/SF 
6.47 acres 
$3,939,281/acre 

467 units 
$54,576/unit 
4.000 permitted FAR 
$23/FAR/SF 

Residential 
CC-3-8 and IL-2-
1 zoning 
Generally 
Rectangular 
Level to Sloping 

  
5 

 

7700 Ronson Road 
7700 Ronson Road 
San Diego, CA 92111 

$42,076,000 
$42,433,970 adjusted¹ 
3/2/2023 Recorded 

228,690 SF 
$185.55/SF 
5.25 acres 
$8,082,661/acre 

531 units 
$79,913/unit 
4.000 permitted FAR 
$46/FAR/SF 

Residential 
RMX-2 zoning 
Irregular 
Level 

  
6 

 

Napa Street 
Napa Street 
San Diego, CA 92110 

$18,000,000 
$18,432,910 adjusted¹ 
2/2/2023 Recorded 

112,821 SF 
$163.38/SF 
2.59 acres 
$7,116,954/acre 

141 units 
$130,730/unit 
4.000 permitted FAR 
$41/FAR/SF 

Residential 
CC-3-7 zoning 
Rectangular 
Level 

  
7 

 

8555 Aero Drive 
8555 Aero Drive 
San Diego, CA 92123 

$10,000,000 
$10,511,500 adjusted¹ 
1/18/2023 Recorded 

85,378 SF 
$123.12/SF 
1.96 acres 
$5,363,010/acre 

302 units 
$34,806/unit 
4.000 permitted FAR 
$31/FAR/SF 

Residential 
RMX-1 zoning 
Rectangular 
Level 

¹Adjusted price is based on expenditures immediately after the sale. 



Appraisal of Sports Arena and Related Properties  Page 91 
 

 

 
 

  

8 

 

5550 Kearny Mesa Road 
5550 Kearny Mesa Road 
San Diego, CA 92111 

$24,375,000 
$25,624,490 adjusted¹ 
6/28/2022 Recorded 
487 days on market 

217,364 SF 
$117.89/SF 
4.99 acres 
$5,135,168/acre 

440 units 
$58,237/unit 
4.000 permitted 
FAR 
$29/FAR/SF 

Residential 
CV-1-2 zoning 
Flag 
Level 

  
9 

 

1170 West Morena Boulevard 
1170 West Morena Boulevard 
San Diego, CA 92110 

$24,000,000 
$24,304,640 adjusted¹ 
6/29/2022 Recorded 
368 days on market 

92,389 SF 
$263.07/SF 
2.121 acres 
$11,459,048/acre 

400 units 
$60,762/unit 
4.000 permitted 
FAR 
$66/FAR/SF 

Residential 
CC-3-7 zoning 
Generally 
Rectangular 
Level 

  
10 

 

Convoy Gateway 
Convoy Street 
San Diego, CA 92111 

$165,000,000 
$166,281,340 
adjusted¹ 
2/23/2022 Recorded 

595,466 SF 
$279.25/SF 
13.67 acres 
$12,163,961/acre 

1,622 units 
$102,516/unit 
4.000 permitted 
FAR 
$70/FAR/SF 

Residential 
RMX-2 zoning 
Generally 
Rectangular 
Level 

 Adjusted Price¹ Land SF Land AC Price/SF Price/AC Units Permitted FAR Days on Market 
Low $10,511,500 66,211 1.52 $90.43 $3,939,281 141 3.22 368 
Average $37,143,531 191,364 4.39 $180.10 $7,844,908 491 3.92 428 
High $166,281,340 595,466 13.67 $279.25 $12,163,961 1,622 4.00 487 

 

¹Adjusted price is based on expenditures immediately after the sale. 
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Appendix D – Qualifications 
 

 
 

Eric C. Schneider 
MAI, SRA, AI-GRS, R/W-AC 
 
Phone 
858.208.3175 
 
Email 
Eric@SchneiderVC.com 
 
Schneider Valuation Consultants, Inc. 
11440 West Bernardo Court, Suite 300 
San Diego, California 92127 
Connect@SchneiderVC.com 
www.SchneiderVC.com 

Position 
Principal, Schneider Valuation Consultants, Inc. 
 
Professional Experience 
Eric has over 15 years of real estate appraisal and 
appraisal review experience, with a specialty in 
forensic appraisal review and providing services for 
litigation support and disputed real estate matters. 
Based in San Diego, California, he has extensive 
valuation and consulting experience involving 
commercial and residential real estate throughout 
California and in states across the nation. 
 
The focus of Eric’s assignments involves eminent 
domain, assessment appeals, diminution in value 
claims, title defect matters, easement valuations, 
and lease renewals (including ground leases), 
among other disputed matters. Often, assignments 
involve complex issues related to property rights, 
valuation methodology, and recognized appraisal 
practices and standards. 
 
Eric has served on various committees and boards 
related to the appraisal profession, including the 
Appraisal Institute and the International Right of 
Way Association. He is also a member of The 
Appraisal Journal Review Panel and a frequent 
presenter at legal and valuation events. 

  
 Professional Certifications 
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