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February 19, 2010

City of Long Beach

Redevelopment Agenhcy \

333 West QOcean Boulevard, Third Floor
l_ong Beach, Cafifornia 90802

Attention; Beverly McKay

Community Development Analyst
Subject: Update Valuation Study
Agency-Owned Property
Commercial/Besidential Building
120-122 East 3™ Street
Long Beach, California

your reguest and authorization, | have completed an
update appraisal study of the above-referenced property. The property
was originally appraised by the undersigned as of January 18, 2008,

The vaiuation study consisted of (1) a review of the original work file and
appraisal report, (2} a on-site field inspection of the subject property, (3)
a review of public records, (4) the research and collection of
comparable market data, (8) a valuation employing the Sales
Comparison Approach and Ihcome Capitalization Approach, based on
an analysis of the comparable market data, and (6) preparation of this

formal narrative appraisal report in sumrmation of the aCthItIES outlined
above.

The subject property is located at the southwest corner of 3" Street and
Tribune GCourt within the Downtown District of the City of Long Beach.
The site has rectangular land configuration, effectively level topography,
and contains 1,250 sguare feet of land area. The parcel is within the
Downtown Core Sub Area of- the PD-3C (Downtown Planned
Development District) zone, which permits a mix of professional office,
retail, entertainment and high density multiple family residential uses.

The property is presentlty improved with a. two-story, multi-tenant
commercial/residential building of reinforced commeon brick masonry
construction. The building covers essentially the entire lot, contai;;/
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% square fest, and was constructed in 1914, It is understood that the
g underwent seismic retrofitting in the 1980s,  Therg _has been no
substantial change in overall condition since the original appraisal study. Due to
the Agency ownership, the property has been vacated. Refgrence the

accompanying appraisal report for & complete description of the Iand and
improvements. - ' \,

The purpose of this appraisal study is to express ‘an estimate of nﬁarket va} e of
the unencumbered fee simple interest in the subject property, exclusive of ngn-
realty fixtures/equipment., Market value as defined in Title Xl of the Financlal

Instltutlons Reforrm, Recovery and Enforcement Act of 1989 (F?RREA) is defmeé(
as follows: \

"The most probable price which a property should bring in a \‘\,‘

competitive and open market under all conditions requisite to a fair "\‘
sale, the buyer and seller each acting prudently and khowledgeably, §
and assuming the price is not affected by undue stimulus. Implicit in \
this definition is the consummation of a sale as of a specified dafe \

and the passing of fitle from seller to buyer under conditions
whereby:

1. Buyer and seller are typically motivated;

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

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

4, Payment is made in terms of cash in U.8. dollars or in terms of /
financial arrangements comyparable thereto; and /

5. The price represents the normal consideration for the property /

sold unhaffected by special or creative financing or sales
concessions granted by anyone associated with the sale.” /

The intended use of this appraisal study is to assist the City of L.ong Beach in /
sale negotiations with a private party. Intended users are City officials and/
consultants thereof for the explicit purpose and intent indicated above. Thié
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report is not intended to be distributed to, or refied upon by, third parties. /
After considering the various factors which influence value, the market value of
the subject property, as of February 16, 2010, is as follows: /_,
FOUR HUNDRED FORTY THOUSAND DOLLARS
$440,000. -

.»'./
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This appraisal complies with the reporting reguirements set fo in the Uniform
Standards of Professional Appraisal Practice, under Standard Rule 2-2(b), for a

summary appraisal report. This report. incorporates, by reference, ‘@ertair\ data
and analysis contained in our office file:

__

The foregoing estimate of value is subject to the contents of the accompanying
appraisal report, no portion of which shall be amended or deleted, Four capies
of this appraisal repcrt are submitied herewith; we have retained a file Gg{i

: y-
Please do not hesitate to contact the undersigned in the event you requite
additional information from our file. - \
Very iruly yours,

" ¥
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California Cértificenton No, AG 004014 o \
Benewal Date: March 13, 2012 . \
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Accelerated Appraisals
3723 Birch Street, # 19
Newport Beach, CA 92660

March 4, 2010

Devinder Mavi
4051 Ondine Circle
Huntington Beach, CA 9264%

Re:  Summary A,ppraisal
Restricted Use Report Format
120 E. 3™ Street, Long Beach, CA 90802

U o
SQFT. 2433 AS PER CiTY OF LB RPPRAGR

Devinder Mavi:

As you requested, I have performed a summary appraisal of the above-described real property
and am presenting my findings to you in the restricted use appraisal format. This appraisal
conforms to the Uniform Standards of Professional Appraisal Practice and the Code of Ethics of
the Appraisal Institute. o

You have asked that an appraisal be performed to estimate the current fair market vafue of 120
E. 3 Street, Long Beach, CA 90802. This letter briefly sets forth the information required by
the Uniform Standards of Professional Appraisal Practice regarding this type of assignment, a
complete appraisal in a restricted use appraisal report format. It should be noted that this report
cannot be fully understood without the complete information which has been retained in the files.
This appraisal report simply states what work was completed along with my findings.

Appraisal Findings

The valuation opinions and analysis are expressed as of March 1, 2010, the date the property was
inspected. The conclusion has been reached that the fair market value is all represented by the
land and improvements currently located at the subject address and is reconciled at $150.00 per
square foot. For the approximately 2,500 square feet of existing building area, the fair market
value is $375,000 rounded to market terms,




Identification of the Client and Other Intended Users

The client is Devinder Mavi. This is a restncted use appraisal report for internal nse purposes
only. As such there are no other intended users. No legal proceedings requiring testimony will
be conducted without prior arrangements having been made.

Intended Use of the Appraisal

This appraisal is intended to provide documentation of the estimated current fair market vaive of
the subject land. This property is currently owned by The Redevelopment Agency of Long
Beach and this appraisal will aid in internal valuation and external sales purposes.

Property Interest

The property interest appraised is the fee simple estate. The property is currently unoccupied
and is in need of substantial upgrading. The property was purchased on November 19, 1987 for
an undisclosed purchased price. It is a basic assumption of this appraisal that title is essentially
unencumbered by anything Wthh would not allow the subject property to be developed to its
highest and best use. :

Purpose of the Appraisal

The purpose of the report is to establish a reasonable estimate of the cutrent fair market value of
the subject property. The definition of fair market value that is used comes from the Appraisal
Institute.

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

(1) Buyer and seller are typically motivated;
(2) Both parties are well informed or well advised and acting in what they consider
. their own best interests;
(3) A reasonable time is allowed for exposure in the open market;
G Payment is made in terms of cash in U.S. Doliars or in terms of financial
arrangements comparable thereto; and
(5) - The price represents the normal consideration for the property sold unaffected by
~ special or creative financing or sales concessions granted by anyone associated
with the sale.




Date of Value and Date of Appraisal

1 was authorized to perform this appraisal assignment on February 26, 2010. 1 completed the
assignment on March 4, 2010 and am formally transmitting the information to you as of this
date. Iperformed all research and analysis from March 1 thru March 4, 2010. The property was
first inspected on March 1, 2010 and the final inspection was made on March 2, 2010,

Identification of the Real Estate which is the Subject Property

The subject property consists of a .0286 acres (1,246 square feet) lot improved with 2,500 square
foot, mixed use, conunercial/residential, two story block building built in apprommately 1914,
The property is located at the south side of 3 strect, 125 feet east of Pine Avenue. The subject
property is known as 120 E. 3™ Street, Long Beach, CA 90802 and has an AP# of 7280-020-003
and is further identified as tax ID # 7280-020-907.

The property is surrounded by other parcels of land improved with various density and type of
land use ranging from commercial to mixed use improvements.

The highe_si and best use of the site as if vacant would correspond to the LBPD30 zoning to be
held as is until the economy improves. The site should be developed at a density corresponding
to the limits set forth under LBPD30. Again, this is pursuant to a recovering economy. The
density of a proposed project has carious scenatios, all which remain consistent with zoning.

There were no transfers of owpership discovered during the normal course of this appraisal since
November, 1987, The property has been owned by The Redevelopment Agency of Long Beach
for approximately twenty three years.

The subject property is located within the City of Long Beach, which is a significant city within
the county of Los Angeles. This city provides housing to a population that generally works in
the city of Long Beach and its surrounding bedroom communities,

Surrounding Land Use

The subject property is surrounded by accessible improved roads, driveways onto the site,
paving, carbs and/or gutters, etc. The subject property is surrounded by similar commercial
and/or residential buildings. ‘ .

Scope of Work

In order to complete this assignment, I have gathered sales of comparable improved parcels
within the greater Long Beach area. These sales included commercial/residential zoned sites.
Out of the data contained, I have chosen three sale properties, These sales were selected for
comparison and zoned for mixed use. The cldest sale occurred in September, 2009 and the most
recent occurred in February, 2010. These sales were all improved with commercial/residential
zoned type of developments and had a similar highest and best use. The appropriate City or
County was consulted to verify the zoning, utilities and potential uses pertinent 4o each sale




property. Each sale property was inspected in the field and all were verified with at least one
party involved with the transaction. The value opinion and analysis complies with the Uniform
Standards of Professional Appraisal Practice and is unbiased and impartial. No predetermined
value or opinion formed the basis of any conclusions stated in this appraisal. The depth of the
investigation and analysis is meant to be in keeping with the purpose of the appraisal and the
client’s needs in obtaining the information.
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Area and Parking Tabulation stearns
ARCHITECTURE
Gross Area Area Parking Parking Req Parking IS )
Use Level per Level Running Total Units rate per Level  Provided AT
Retail Ground Level 10,800 10,800 5/1000 sf 54
OWNER
Office Subtotal
Residential  Residential 1 8 2.25/unit 18
Resldential 2 8 18
Res 8 18
Resldentlal 4 8 18
Resldential 5 8 18
Residential 6 8 18
Res. Subtotal 48 108
3rd & Pine
Study
Hotel Subtotal
AG Auto Parking P1 62
SRZ 62
62
62
62
BG Auto Parking P-1 62 .
;; & Site Plan &
i 62 Tabulation
P-4 62
s e e Bl 62
Parking Totals 744
Bullding Total 247,498 736 ammTbe gyuean
Site Area 22,500 sf +/-
Proposed FAR 11.00 ** Number Dlanbed blant
*added 5 employee parking stalls/level=30 total
**allowed by meeting city incentives (core & parking areas not currently counted)
AL MoRE: AR BT
Site Plan Ao
=0T
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ARCHITECTURE
5001
. Residential i ‘ OWNER
)
3rd & Pine
- Study
Residential Levels 1-6 Dffice Levels 1-4
1"=04 1=
100'-0°
Plans
smme gy
Clouded Ravislons
HNumbsr -:ﬂ _—ﬂnﬂﬂhl
s Parking Elevators &
Building Service Loading
THE MOFED: LG
Office Levels 5-10 _Ground Level
BT T =
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