October 8, 2018
City of Anaheim
Convention, Sports & Entertainment Dept.
800 W. Katella Ave.
Anaheim, CA 92802

Re: City-Owned Parking Lot Areas
Near Honda Center, Anaheim

Attn: Thomas Morton
Executive Director
Dear Mr. Morton:
In accordance with your request, I have completed a preliminary appraisal of portions of the
City-owned parking lot adjacent to the south, north and northeast of Honda Center in
Anaheim. These portions of the parking lot are identified as Lot 1 (3.430 acres), Lot 3
(1.836 acres usable & 1.518 acres unusable, or 3.354 acres total) and APN 253-521-17
(2.115 acres) on an exhibit on a following page. This is a total of 8.899 acres or 7.381
usable acres that comprise a total of 740 parking spaces plus driveway and equipment areas.
The purpose of this preliminary appraisal is to estimate the approximate range of market
value of the fee simple interest in these parcels, based on the following assumptions:






That adjacent land to the east of all three subject parcels owned by the Orange County Flood Control
District and adjacent land to the north of Lot 3 can be assembled to the subject parcels, such that
irregular-shaped areas of Lots 1 and 3 as well as APN 253-521-17 can become more fully usable upon
such assembly, and valuing the subject parcels as if part of the larger assembled parcel.
That easements for vehicular/pedestrian access will not be required through the subject parcels, and a
possible easement for an underground pipeline affecting the subject parcels could be extinguished.
That the valuation analysis of the subject parcels assumes the potential for high-density residential
redevelopment of the land at a density of approximately 60 dwelling units per acre (which assumes a
transfer of more approved dwelling units to the Arena District).
That a purchaser/developer of the subject parcels would be required to fund the cost to replace the
existing surface parking with structured parking on other nearby City-owned land.

As a result of the inspections of the property and analysis of matters pertinent to value, the
following conclusion of approximate market value has been arrived at, subject to the
Assumptions and Limiting Conditions, and as of March 27, 2018 (which is the date of prior
similar analyses of City-owned land in this immediate area):
$6,500,000 to $9,400,000
(SIX MILLION FIVE HUNDRED THOUSAND TO
NINE MILLION FOUR HUNDRED THOUSAND DOLLARS)
(Note: This value range reflects a cost for the required structured parking of approximately $23,750 to
$24,200 per space.)

MR. THOMAS MORTON
OCTOBER 8, 2018
PAGE 2
The following is the balance of this 13-page Appraisal Report, which includes the
Certification, Assumptions and Limiting Conditions, definitions, exhibit maps, and a
summary of the pertinent data and analysis.
Sincerely,

Stephen G. White, MAI
(State Certified General Real Estate
Appraiser No. AG013311)

SGW:sw
Ref: 18005
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CERTIFICATION
I certify that, to the best of my knowledge and belief:


The statements of fact contained in this report are true and correct.



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.



I have no present or prospective interest in the property that is the subject of this report,
and no personal interest with respect to the parties involved.



I have no bias with respect to the property that is the subject of this report or to the
parties involved with this assignment.



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



My compensation for completing this assignment is not contingent upon the
development or reporting of a predetermined value or direction in value that favors the
cause of the client, the amount of the value opinion, the attainment of a stipulated result,
or the occurrence of a subsequent event directly related to the intended use of the
appraisal.



I have made an inspection of the property that is the subject of this report.



No one provided significant real property appraisal assistance to the person signing this
Certification, except for data research by my associate, Kirsten Patterson.



I have performed appraisal services on a portion of the subject property within the threeyear period prior to accepting this assignment.



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.



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

As of the date of this report, I have completed the requirements of the continuing education
program of the Appraisal Institute.

Stephen G. White, MAI
(State Certified General Real Estate
Appraiser No. AG013311)

3

ASSUMPTIONS AND LIMITING CONDITIONS
This appraisal has been based upon the following assumptions and limiting conditions:
1. No responsibility is assumed for the legal descriptions provided or for matters
pertaining to legal or title considerations. Title to the property is assumed to be good
and marketable unless otherwise stated.
2. The property is appraised free and clear of any or all liens or encumbrances unless
otherwise stated.
3. Responsible ownership and competent property management are assumed.
4. The information furnished by others is believed to be reliable, but no warranty is
given for its accuracy.
5. All engineering studies, if applicable, are assumed to be correct. Any plot plans or
other illustrative material in this report are included only to help the reader visualize
the property.
6. It is assumed that there are no hidden or unapparent conditions of the property,
subsoil, or structures that render it more or less valuable. No responsibility is
assumed for such conditions or for obtaining the engineering studies that may be
required to discover them.
7. It is assumed that the property is in full compliance with all applicable federal, state
and local environmental regulations and laws unless the lack of compliance is stated,
described and considered in the appraisal report.
8. It is assumed that the property conforms to all applicable zoning and use regulations
and restrictions unless a nonconformity has been identified, described and considered
in the appraisal report.
9. It is assumed that all required licenses, certificates of occupancy, consents and other
legislative or administrative authority from any local, state or national government or
private entity or organization have been or can be obtained or renewed for any use on
which the value estimates contained in the report are based.
10. It is assumed that the use of the land and improvements is confined within the
boundaries or property lines of the property described and that there are no
encroachments or trespasses unless noted in the report.
11. Unless otherwise stated in this report, the existence of hazardous materials, which
may or may not be present on the properties, was not observed by the appraiser.
However, the appraiser is not qualified to detect such substances. The presence of
such substances may affect the value of the property, but the value estimated in this

4

ASSUMPTIONS AND LIMITING CONDITIONS, Continuing
appraisal is based on the assumption that there is no such material on or in the
property that would cause a loss in value. No responsibility is assumed for such
conditions or for any expertise or engineering knowledge required to discover them.
The client should retain an expert in this field, if desired.
12. Possession of this report, or a copy thereof, does not carry with it the right of
publication.
13. The appraiser, by reason of this appraisal, is not required to give further consultation
or testimony or to be in attendance in court with reference to the property in question
unless arrangements have previously been made.
14. Neither all nor any part of the contents of this report (especially any conclusions as
to value, the identity of the appraiser, or firm with which the appraiser is connected)
shall be disseminated to the media without the prior written consent and approval of
the appraiser.
SPECIAL ASSUMPTIONS AND LIMITING CONDITIONS
1. That adjacent land to the east of all three subject parcels owned by the Orange
County Flood Control District and adjacent land to the north of Lot 3 can be
assembled to the subject parcels, such that irregular-shaped areas of Lots 1 and 3 as
well as APN 253-521-17 can become more fully usable upon such assembly, and
valuing the subject parcels as if part of the larger assembled parcel.
2. That easements for vehicular/pedestrian access will not be required through the
subject parcels, and a possible easement for an underground pipeline affecting the
subject parcels could be extinguished.
3. That high-density residential development at a density of approximately 60 dwelling
units per acre would be a potential use on the subject parcels, which assumes a
transfer of more approved dwelling units to the Arena District.
4. That it would be a requirement for the purchaser/developer of the subject Parcels to
fund the cost to replace the existing surface parking with structured parking on other
nearby City-owned land; and that the cost of such structured parking is
approximately $20,000 per space for ground floor spaces and $25,000 per space for
upper levels.
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PURPOSE AND INTENDED USE/USER OF THE APPRAISAL
The purpose of this preliminary appraisal is to estimate the approximate range of market
value of the subject property, based on the parameters and assumptions as previously
discussed. This Appraisal Report is intended to be used by the client, consisting of the
Anaheim Convention, Sports & Entertainment Dept. and other pertinent City entities in the
budgetary considerations of a possible sale of the subject property.
SCOPE OF THE APPRAISAL
It is the intent of this appraisal that all appropriate data considered pertinent in the valuation
of the subject property be collected, confirmed and reported in an Appraisal Report, in
conformance with the Uniform Standards of Professional Appraisal Practice. This has
included an inspection of the subject property; an inspection of the surroundings; obtaining
of pertinent property data from various sources; obtaining of pertinent sales data of
comparable properties from a variety of sources; obtaining of pertinent cost data for parking
structure construction; analysis of the data to the conclusion of an approximate range of
market value; and preparation of the appraisal report.
DATE OF VALUE
The date of value for this appraisal is March 27, 2018.
PROPERTY RIGHTS APPRAISED
This appraisal is of the fee simple interest in the subject property.
DEFINITION OF MARKET VALUE
The most probable price, as of a specified date, in cash, or in terms equivalent to cash, or in
other precisely revealed terms, for which the specified property rights should sell after
reasonable exposure in a competitive market under all conditions requisite to a fair sale, with
the buyer and seller each acting prudently, knowledgeably, and for self-interest, and
assuming that neither is under undue duress. (The Dictionary of Real Estate Appraisal, 6th
Edition)
DEFINITION OF FEE SIMPLE INTEREST
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. (The Dictionary of Real Estate Appraisal, 6th Edition)
OWNERSHIP/SALES HISTORY
The owner of the subject property is the City of Anaheim, which has owned this property for
many years.
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EXPOSURE TIME
This is the amount of time that the property interest being appraised would have been
offered on the market prior to a consummation of a sale at market value on the effective date
of the appraisal. Assuming a reasonable marketing effort and with a listing price at or
reasonably near market value, I have concluded that the exposure time for the subject
property would have been within 6 months for a sale to be negotiated.
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PROPERTY DATA
DESCRIPTION OF CITY-OWNED PORTION OF MAIN LOT 1
As indicated on the exhibit on the previous page, the subject property is identified as
Lots 1 and 3 and APN 253-521-17, thus located at the northeast corner of Katella
Ave. and Douglass Rd. as well as to the north and northeast of Honda Center. It is
assumed that this land could be assembled with the land to the east which is owned
by the Orange County Flood Control District and land to the north of Lot 3.
The subject Parcels comprise Assessor Parcel No. 253-521-16 (portion) and 17. The
land size provided to the appraiser is Lot 1 at 3.430 acres; Lot 3 at 1.836 acres of
usable area plus 1.518 acres of unusable area due to being fully encumbered by
mechanical equipment and driveway areas to parking lots and loading docks for
Honda Center, or a total of 3.354 acres; and APN 253-521-17 at 2.115 acres; or a
total of 8.899 acres of which 7.381 acres are usable. The shapes are irregular and
long and narrow, but are more regular and usable in shape when considering the
assumed potential assembly with the land to the east and north.
The subject parcels are currently improved as part of a larger parking lot surrounding
Honda Center to the south, north and east/northeast. The indicated number of
existing parking spaces are indicated to be 327 within Lot 1, 140 within Lot 3, and
273 within APN 253-521-17, or a total of 740 spaces.
The subject properties have a zoning designation of Public Recreational (PR) with an
Overlay Zone of Platinum Triangle Mixed-Use (PTMU) within the Arena District,
and the General Plan designation is Mixed Use. The Arena District contains about
41 acres, including the subject properties and other City/County-owned land north of
Katella Ave. extending north to the railroad and including Honda Center.
Entitlements for the Arena District are 425 dwelling units, 100,000 s.f. of office and
100,000 s.f. of commercial. (Note: It has been assumed that the City would approve
a greater number of dwelling units transferred to this Arena District area so as to
permit a density of approximately 60 units per acre on the subject parcels as well on
the land to which the subject parcels would be assembled.)
The highest and best use of the subject parcels, if not a City-owned parking lot for
Honda Center, is concluded to be high-density residential development, and it has
further been assumed that this could be at a density of approximately 60 dwelling
units per acre, which is fairly similar to other new residential developments in the
Platinum Triangle.
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VALUATION
METHOD OF ANALYSIS
The land value is first estimated for the subject property based on the potential for
high-density residential development, and as if part of a larger assembled parcel.
Then, a deduction is made to reflect the cost to fund construction of replacement
structured parking on other City-owned land. This results in indications of value for
the subject property reflecting the requirement to replace the existing surface
parking. (Note: The 1.518-acre area of Lot 3 that is fully encumbered by driveways
and mechanical equipment is considered to be unusable, thus no value is allocated to
that land area; however, while it is assumed that part of the driveway area can be
relocated on other land to the north such that the usable area of Lot 3 would become
more desirable in shape, it is assumed that the cost to acquire the other land would
offset the value enhancement due to the larger usable area of Lot 3.)
Thus, a search was made for recent sales of sites for high-density residential
development. The pertinent data is first shown in the following table, with
discussion and analysis following thereafter, and last is discussion of the deduction
for cost to replace the existing parking.
TABULATION OF LAND SALES DATA
The pertinent data is tabulated as follows:
No.

Location

Sale
Date

Land
Size (Ac.)

No.
DU

Density

Price/SF

Remarks

1

E/S Lewis St., ±550’ N/O
Katella Ave., Anaheim

5/11/17

7.718

153

19.8

$62.19

Older industrial building to be torn down for
153-unit condominium project

2

SEC Ball Rd. & MacDuff St.,
Anaheim

8/1/17

1.59

41

25.8

$57.75

Older house and plant nursery; site to be redev.
with 41-unit condominium project

3

SWC Commonwealth Ave. &
Chestnut Pl., Fullerton

8/7/17

4.79

290

60.5

$73.09

Former auto dealership; buyer planned 290
apartment units plus 1,700 s.f. retail space

4

NEC Main St. & Edgewood Rd.
Santa Ana

8/10/17

5.875

517

88.0

$66.25

Office building to be torn down for redevelopment of site with apartment project

5

N/S Lincoln Ave., 2nd property
E/O East St., Anaheim

10/30/17

.580

19

32.8

$49.48

Older restaurant to be torn down for redevelopment of site with 19-unit apartment complex

6

W/S East St., 163’ N/O South
St., Anaheim

1/17/18

1.76

42

23.9

$50.54

2 older industrial buildings torn down for
redevelopment of site with 42 townhomes

7

1725 W. Katella Ave.
Orange

1/17/18

1.10

94

85.5

$88.70

Ind’l bldg to be torn down for apartment project
with additional costs for density transfer

8

Wraps SEC Euclid St. &
Broadway, Anaheim

2/3/18

2.35

39

16.6

$58.61

3 older commercial buildings to be torn down
for redevelopment of site with 39 res. units

DISCUSSION AND ANALYSIS OF LAND SALES DATA
Data No. 1 is located on the east side of Lewis St., ±550’ or the second property
north of Katella Ave., in the Platinum Triangle area of Anaheim, in a mixed area of
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DISCUSSION AND ANALYSIS OF LAND SALES DATA, Continuing
apartment complexes and industrial properties. This is a 7.718-acre site that is
mostly rectangular in shape but with a curving line at the southeast corner, and was
improved with a large older industrial building. The initial sale closed in May 2017
at the price of $20,908,000 or $62.19 per s.f. of land and the buyer processed the
entitlements for a 153-unit for-sale condominium project indicating a density of 19.8
units per acre.
A concurrent resale but of the site with entitlements took place at the higher price of
$24,698,000 or $73.46 per s.f. It is noted that this is a much lower density than
nearby newer apartment projects in this area, but consideration was given to the
desirability of developing the only current for-sale product in the Platinum Triangle.
Considering the similar location but much lower density and demolition burden, this
sale supports a far lower limit indication of value for the subject at $62.19 per s.f.
Data No. 2 is located at the southeast corner of Ball Rd. and MacDuff St. in
Anaheim, in a mostly residential area of single-family and multi-family housing.
This is a 1.59-acre site that is rectangular in shape with much frontage along
MacDuff St., and was improved with an older house and minimal structures for a
plant nursery. The sale closed in August 2017 at the price of $4,000,000 or $57.75
per s.f. of land, and the buyer planned to redevelop the site with a 41-unit
condominium project which indicates a density of 25.8 units per acre. Considering
the inferior location and much lower density, this sale supports a far lower limit
indication of value for the subject at $57.75 per s.f.
Data No. 3 is located at the southwest corner of Commonwealth Ave. and Chestnut
Pl., extending south to include the southwest corner of Williamson Ave. and
Chestnut Pl. in Fullerton, in a mixed commercial and residential area along this
section of Commonwealth Ave. This is a 4.79-acre site consisting of two rectangular
shaped parcels that was improved with an older auto dealership and auto repair
facility. The sale closed in August 2017 at the price of $15,250,000 or $73.09 per
s.f. of land, and the buyer processed entitlements for a 290-unit apartment project
plus 1,700 s.f. of retail space, indicating a density of 60.5 units per acre. Considering
the inferior location, similar density but greater demolition burden, this sale supports
a close but firm lower limit indication of value for the subject at $73.09 per s.f.
Data No. 4 is located at the northeast corner of Main St. and Edgewood Rd. in Santa
Ana, in close proximity to MainPlace Mall. This is a 5.875-acre site that was
improved with a 36-year old, ±81,000 s.f. office building plus much surface parking.
The sale closed in August 2017 at the price of $16,955,000 or $66.25 per s.f. of land,
and the buyer is processing entitlements to redevelop the site with a 517-unit
apartment project, indicating a density of 88.0 units per acre. Due to the slightly
inferior location, irregular shape of the site and greater demolition burden, partially
offset by the higher density than the probable subject potential, this sale supports a
close but firm lower limit indication of value for the subject at $66.25 per s.f.
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DISCUSSION AND ANALYSIS OF LAND SALES DATA, Continuing
Data No. 5 is located on the north side of Lincoln Ave., the second property east of
East St. in Anaheim, in a mixed area of older commercial properties and various
newer multi-family residential projects. This is a .580-acre site that is slightly
irregular in shape, and is improved with a 42-year old, 3,852 s.f. restaurant building.
The sale closed in October 2017 at the price of $1,250,000 or $49.48 per s.f. of land,
and the buyer planned to redevelop the site with a 19-unit apartment project,
indicating a density of 32.8 units per acre. Due to the inferior location, much lower
density and greater demolition burden, this sale supports a far lower limit indication
of value for the subject at $49.48 per s.f.
Data No. 6 is located on the west side of East St., the second property north of South
St. in Anaheim. This is a 1.76-acre site that had been improved with two older
industrial buildings plus much open storage/parking. The sale closed in January
2018 at the price of $3,875,000 or $50.54 per s.f. of land, and the buyer planned to
redevelop the site with a multi-family project of 42 townhomes, indicating a density
of 23.9 units per acre. Due to the inferior location, much lower density and greater
demolition burden, this sale supports a far lower limit indication of value for the
subject at $50.54 per s.f.
Data No. 7 is located on the north side of Katella Ave., opposite Struck Ave. and a
block west of Main St. in Orange, nearby to the east of the Santa Ana River and the
subject properties. This is a 1.10-acre site that was improved with a 41-year old,
±18,000 s.f. industrial building. The sale closed in January 2018 at the price of
$4,250,000 or $88.70 per s.f. of land, and the buyer planned to redevelop the site
with a 94-unit apartment project indicating a density of 85.5 units per acre. This
included the transfer of development rights for 24 of the units from the adjacent
City-owned water well site to the east, in exchange for the buyer completing public
benefits in the form of traffic signal, sidewalk and streetscape improvements in the
immediate vicinity. Due to the slightly inferior location, greater demolition burden
but more than offset by the much higher density, this sale supports a close but firm
upper limit indication of value for the subject at $88.70 per s.f.
Data No. 8 wraps around the southeast corner of Euclid St. and Broadway in
Anaheim. This is a 2.35-acre site that was improved with a multi-tenant strip retail
building, a single-tenant restaurant building and a two-story office building. The
sale closed in February 2018 at the price of $6,000,000 or $58.61 per s.f. of land, and
the buyer planned to redevelop the site with 39 attached and detached residential
units indicating a density of 16.6 units per acre. Due to the inferior location, much
lower density, and greater demolition burden, this sale supports a far lower limit
indication of value for the subject at $58.61 per s.f. of land.
CONCLUSION OF INITIAL LAND VALUE
In summary, the analysis of the data supports far lower limit indications of value for
the subject from $49.48 to $62.19 per s.f., close but firm lower limit indications at
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CONCLUSION OF INITIAL LAND VALUE, Continuing
$66.25 and $73.09 per s.f., and a close but firm upper limit indication at $88.70 per
s.f. The conclusion is the range of $75.00 to $85.00 per s.f.
DEDUCTION FOR COST TO REPLACE EXISTING PARKING
Information from the City’s consultant that was provided to the appraiser indicates
that the approximate cost of structured parking is $20,000 per space for the ground
floor and $25,000 per space for upper floors. Considering a 4 to 6-level structure,
the average cost would be about $23,750 to $24,200 per space. Thus, for the total of
740 parking spaces on the subject Parcels, the deduction from land value is
calculated as follows:
740 spaces @ $23,750 to $24,200/space = $17,575,000 to $17,908,000

CONCLUSION OF VALUE REFLECTING COST DEDUCTION
Based on the foregoing, the following conclusions of value result:
7.381 ac. or 321,516 s.f. of usable land area
@ $75.00 to $85.00/s.f. =
Less Cost to Replace Parking:

$24,113,700 to $27,328,860
- 17,575,000 to - 17,908,000
$6,538,700 to $9,420,860
Rd.
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$6,500,000 to

$9,400,000

March 27, 2018
City of Anaheim
Community & Economic Development
201 S. Anaheim Blvd., Suite 1003
Anaheim, CA 92805

Re: City-Owned Parking Lot Near
Honda Center, Anaheim

Attn: Christine M. Long
Dear Ms. Long:
In accordance with your request, I have completed a preliminary appraisal of the 998-space
Douglass 5 Lot located at the northwest corner of Katella Ave. and Douglass Rd. in
Anaheim. The purpose of this preliminary appraisal is to estimate the approximate range of
market value of the fee simple interest in this property, assuming the potential for highdensity residential redevelopment of this site, and also reflecting that a purchaser/developer
of the site would be required to fund the cost to replace the existing surface parking with
structured parking on other City-owned land.
As a result of the inspections of the property and analysis of matters pertinent to value, the
following conclusion of approximate market value has been arrived at, subject to the
Assumptions and Limiting Conditions, and as of March 27, 2018:
(-$500,000) to $2,150,000
(MINUS FIVE HUNDRED THOUSAND TO
TWO MILLION ONE HUNDRED FIFTY THOUSAND DOLLARS)
(Note: This value is based on assumptions of the potential for high-density residential development of
the site; it would be a requirement for the purchaser/developer of the subject site to replace the
existing surface parking with structured parking on other City-owned land; and that the cost of such
structured parking is approximately $23,750 to $24,000 per space.)

The following is the balance of this 11-page Appraisal Report, which includes the
Certification, Assumptions and Limiting Conditions, definitions, exhibit maps, and a
summary of the pertinent data and analysis.
Sincerely,

Stephen G. White, MAI
SGW:sw
Ref: 18005

(State Certified General Real Estate
Appraiser No. AG013311)

CERTIFICATION
I certify that, to the best of my knowledge and belief:


The statements of fact contained in this report are true and correct.



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.



I have no present or prospective interest in the property that is the subject of this report,
and no personal interest with respect to the parties involved.



I have no bias with respect to the property that is the subject of this report or to the
parties involved with this assignment.



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



My compensation for completing this assignment is not contingent upon the
development or reporting of a predetermined value or direction in value that favors the
cause of the client, the amount of the value opinion, the attainment of a stipulated result,
or the occurrence of a subsequent event directly related to the intended use of the
appraisal.



I have made an inspection of the property that is the subject of this report.



No one provided significant real property appraisal assistance to the person signing this
Certification, except for data research by my associate, Kirsten Patterson.



I have performed no services, as an appraiser or in any other capacity, regarding the
subject property within the three-year period prior to accepting this assignment.



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.



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

As of the date of this report, I have completed the requirements of the continuing education
program of the Appraisal Institute.

Stephen G. White, MAI
(State Certified General Real Estate
Appraiser No. AG013311)
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ASSUMPTIONS AND LIMITING CONDITIONS
This appraisal has been based upon the following assumptions and limiting conditions:
1. No responsibility is assumed for the legal descriptions provided or for matters
pertaining to legal or title considerations. Title to the property is assumed to be good
and marketable unless otherwise stated.
2. The property is appraised free and clear of any or all liens or encumbrances unless
otherwise stated.
3. Responsible ownership and competent property management are assumed.
4. The information furnished by others is believed to be reliable, but no warranty is
given for its accuracy.
5. All engineering studies, if applicable, are assumed to be correct. Any plot plans or
other illustrative material in this report are included only to help the reader visualize
the property.
6. It is assumed that there are no hidden or unapparent conditions of the property,
subsoil, or structures that render it more or less valuable. No responsibility is
assumed for such conditions or for obtaining the engineering studies that may be
required to discover them.
7. It is assumed that the property is in full compliance with all applicable federal, state
and local environmental regulations and laws unless the lack of compliance is stated,
described and considered in the appraisal report.
8. It is assumed that the property conforms to all applicable zoning and use regulations
and restrictions unless a nonconformity has been identified, described and considered
in the appraisal report.
9. It is assumed that all required licenses, certificates of occupancy, consents and other
legislative or administrative authority from any local, state or national government or
private entity or organization have been or can be obtained or renewed for any use on
which the value estimates contained in the report are based.
10. It is assumed that the use of the land and improvements is confined within the
boundaries or property lines of the property described and that there are no
encroachments or trespasses unless noted in the report.
11. Unless otherwise stated in this report, the existence of hazardous materials, which
may or may not be present on the properties, was not observed by the appraiser.
However, the appraiser is not qualified to detect such substances. The presence of
such substances may affect the value of the property, but the value estimated in this
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ASSUMPTIONS AND LIMITING CONDITIONS, Continuing
appraisal is based on the assumption that there is no such material on or in the
property that would cause a loss in value. No responsibility is assumed for such
conditions or for any expertise or engineering knowledge required to discover them.
The client should retain an expert in this field, if desired.
12. Possession of this report, or a copy thereof, does not carry with it the right of
publication.
13. The appraiser, by reason of this appraisal, is not required to give further consultation
or testimony or to be in attendance in court with reference to the property in question
unless arrangements have previously been made.
14. Neither all nor any part of the contents of this report (especially any conclusions as
to value, the identity of the appraiser, or firm with which the appraiser is connected)
shall be disseminated to the media without the prior written consent and approval of
the appraiser.
SPECIAL ASSUMPTIONS AND LIMITING CONDITIONS
1. That high-density residential development would be a potential use on the subject
property.
2. That it would be a requirement for the purchaser/developer of the subject site to fund
the cost to replace the existing surface parking with structured parking on other Cityowned land; and that the cost of such structured parking is approximately $20,000
per space for ground floor spaces and $25,000 per space for upper levels.
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PURPOSE AND INTENDED USE/USER OF THE APPRAISAL
The purpose of this preliminary appraisal is to estimate the approximate range of market
value of the subject property, based on the parameters and assumptions as previously
discussed. This Appraisal Report is intended to be used by the client, consisting of the
Anaheim Community & Economic Development Department, in the budgetary
considerations of a possible sale of the subject property.
SCOPE OF THE APPRAISAL
It is the intent of this appraisal that all appropriate data considered pertinent in the valuation
of the subject property be collected, confirmed and reported in an Appraisal Report, in
conformance with the Uniform Standards of Professional Appraisal Practice. This has
included an inspection of the subject property; an inspection of the surroundings; obtaining
of pertinent property data from various sources; obtaining of pertinent sales data of
comparable properties from a variety of sources; obtaining of pertinent cost data for parking
structure construction; analysis of the data to the conclusion of an approximate range of
market value; and preparation of the appraisal report.
DATE OF VALUE
The date of value for this appraisal is March 27, 2018.
PROPERTY RIGHTS APPRAISED
This appraisal is of the fee simple interest in the subject property.
DEFINITION OF MARKET VALUE
The most probable price, as of a specified date, in cash, or in terms equivalent to cash, or in
other precisely revealed terms, for which the specified property rights should sell after
reasonable exposure in a competitive market under all conditions requisite to a fair sale, with
the buyer and seller each acting prudently, knowledgeably, and for self-interest, and
assuming that neither is under undue duress. (The Dictionary of Real Estate Appraisal, 6th
Edition)
DEFINITION OF FEE SIMPLE INTEREST
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. (The Dictionary of Real Estate Appraisal, 6th Edition)
OWNERSHIP/SALES HISTORY
The owner of the subject property is the City of Anaheim, which has owned this property for
many years.
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EXPOSURE TIME
This is the amount of time that the property interest being appraised would have been
offered on the market prior to a consummation of a sale at market value on the effective date
of the appraisal. Assuming a reasonable marketing effort and with a listing price at or
reasonably near market value, I have concluded that the exposure time for the subject
property would have been within 6 months for a sale to be negotiated.
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PROPERTY DATA
DESCRIPTION OF DOUGLASS 5 LOT
The Douglass 5 Lot is located at the northwest corner of Katella Ave. and Douglass
Rd., extending west to the 57 Freeway, in the City of Anaheim. It comprises
Assessor Parcel No. 253-601-02. The land size is 7.111 acres per the Assessor map,
and the shape is mostly rectangular with angled northwest, southwest and southeast
corners. This site is currently improved with a 998-space surface parking lot.
The property has a zoning designation of Public Recreational (PR) with an Overlay
Zone of Platinum Triangle Mixed-Use (PTMU) within the Arena District, and the
General Plan designation is Mixed Use. The Arena District contains about 41 acres,
including the subject property and the City/County-owned land north of Katella Ave.
and east of Douglass Rd., extending north to the railroad and including Honda
Center. Entitlements for the Arena District are 425 dwelling units, 100,000 s.f. of
office and 100,000 s.f. of commercial.
The highest and best use of this subject property, if not a City-owned parking lot for
Honda Center, is concluded to be high-density residential development. If all 425
dwelling units for the Arena District were allocated to the subject property, the
indicated density is 59.8 units per acre, which would be fairly similar to other new
residential developments in the Platinum Triangle.

VALUATION
METHOD OF ANALYSIS
The land value for the subject property based on the potential for high-density
residential development is first estimated. Then, a deduction is made to reflect the
cost to fund construction of replacement structured parking on other City-owned
land. This results in indications of value for the subject property reflecting the
requirement to replace the existing surface parking.
Thus, a search was made for recent sales of sites for high-density residential
development. The pertinent data is first shown in the following table, with
discussion and analysis following thereafter, and last is discussion of the deduction
for cost to replace the existing parking.
TABULATION OF LAND SALES DATA
The pertinent data is tabulated as follows:
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TABULATION OF LAND SALES DATA, Continuing

No.

Location

Sale
Date

Land
Size (Ac.)

No.
DU

Density

Price/SF

Remarks

1

E/S Lewis St., ±550’ N/O
Katella Ave., Anaheim

5/11/17

7.718

153

19.8

$62.19

Older industrial building to be torn down for
153-unit condominium project

2

SEC Ball Rd. & MacDuff St.,
Anaheim

8/1/17

1.59

41

25.8

$57.75

Older house and plant nursery; site to be redev.
with 41-unit condominium project

3

SWC Commonwealth Ave. &
Chestnut Pl., Fullerton

8/7/17

4.79

290

60.5

$73.09

Former auto dealership; buyer planned 290
apartment units plus 1,700 s.f. retail space

4

NEC Main St. & Edgewood Rd.
Santa Ana

8/10/17

5.875

517

88.0

$66.25

Office building to be torn down for redevelopment of site with apartment project

5

N/S Lincoln Ave., 2nd property
E/O East St., Anaheim

10/30/17

.580

19

32.8

$49.48

Older restaurant to be torn down for redevelopment of site with 19-unit apartment complex

6

W/S East St., 163’ N/O South
St., Anaheim

1/17/18

1.76

42

23.9

$50.54

2 older industrial buildings torn down for
redevelopment of site with 42 townhomes

7

1725 W. Katella Ave.
Orange

1/17/18

1.10

94

85.5

$88.70

Ind’l bldg to be torn down for apartment project
with additional costs for density transfer

8

Wraps SEC Euclid St. &
Broadway, Anaheim

2/3/18

2.35

39

16.6

$58.61

3 older commercial buildings to be torn down
for redevelopment of site with 39 res. units

DISCUSSION AND ANALYSIS OF LAND SALES DATA
Data No. 1 is located on the east side of Lewis St., ±550’ or the second property
north of Katella Ave., in the Platinum Triangle area of Anaheim, in a mixed area of
apartment complexes and industrial properties. This is a 7.718-acre site that is
mostly rectangular in shape but with a curving line at the southeast corner, and was
improved with a large older industrial building. The initial sale closed in May 2017
at the price of $20,908,000 or $62.19 per s.f. of land and the buyer processed the
entitlements for a 153-unit for-sale condominium project indicating a density of 19.8
units per acre.
A concurrent resale but of the site with entitlements took place at the higher price of
$24,698,000 or $73.46 per s.f. It is noted that this is a much lower density than
nearby newer apartment projects in this area, but consideration was given to the
desirability of developing the only current for-sale product in the Platinum Triangle.
Considering the similar location but much lower density and demolition burden, this
sale supports a far lower limit indication of value for the subject at $62.19 per s.f.
Data No. 2 is located at the southeast corner of Ball Rd. and MacDuff St. in
Anaheim, in a mostly residential area of single-family and multi-family housing.
This is a 1.59-acre site that is rectangular in shape with much frontage along
MacDuff St., and was improved with an older house and minimal structures for a
plant nursery. The sale closed in August 2017 at the price of $4,000,000 or $57.75
per s.f. of land, and the buyer planned to redevelop the site with a 41-unit
condominium project which indicates a density of 25.8 units per acre. Considering
9

DISCUSSION AND ANALYSIS OF LAND SALES DATA, Continuing
the inferior location and much lower density, this sale supports a far lower limit
indication of value for the subject at $57.75 per s.f.
Data No. 3 is located at the southwest corner of Commonwealth Ave. and Chestnut
Pl., extending south to include the southwest corner of Williamson Ave. and
Chestnut Pl. in Fullerton, in a mixed commercial and residential area along this
section of Commonwealth Ave. This is a 4.79-acre site consisting of two rectangular
shaped parcels that was improved with an older auto dealership and auto repair
facility. The sale closed in August 2017 at the price of $15,250,000 or $73.09 per
s.f. of land, and the buyer processed entitlements for a 290-unit apartment project
plus 1,700 s.f. of retail space, indicating a density of 60.5 units per acre. Considering
the inferior location, similar density but greater demolition burden, this sale supports
a close but firm lower limit indication of value for the subject at $73.09 per s.f.
Data No. 4 is located at the northeast corner of Main St. and Edgewood Rd. in Santa
Ana, in close proximity to MainPlace Mall. This is a 5.875-acre site that was
improved with a 36-year old, ±81,000 s.f. office building plus much surface parking.
The sale closed in August 2017 at the price of $16,955,000 or $66.25 per s.f. of land,
and the buyer is processing entitlements to redevelop the site with a 517-unit
apartment project, indicating a density of 88.0 units per acre. Due to the slightly
inferior location, irregular shape of the site and greater demolition burden, partially
offset by the higher density than the probable subject potential, this sale supports a
close but firm lower limit indication of value for the subject at $66.25 per s.f.
Data No. 5 is located on the north side of Lincoln Ave., the second property east of
East St. in Anaheim, in a mixed area of older commercial properties and various
newer multi-family residential projects. This is a .580-acre site that is slightly
irregular in shape, and is improved with a 42-year old, 3,852 s.f. restaurant building.
The sale closed in October 2017 at the price of $1,250,000 or $49.48 per s.f. of land,
and the buyer planned to redevelop the site with a 19-unit apartment project,
indicating a density of 32.8 units per acre. Due to the inferior location, much lower
density and greater demolition burden, this sale supports a far lower limit indication
of value for the subject at $49.48 per s.f.
Data No. 6 is located on the west side of East St., the second property north of South
St. in Anaheim. This is a 1.76-acre site that had been improved with two older
industrial buildings plus much open storage/parking. The sale closed in January
2018 at the price of $3,875,000 or $50.54 per s.f. of land, and the buyer planned to
redevelop the site with a multi-family project of 42 townhomes, indicating a density
of 23.9 units per acre. Due to the inferior location, much lower density and greater
demolition burden, this sale supports a far lower limit indication of value for the
subject at $50.54 per s.f.
Data No. 7 is located on the north side of Katella Ave., opposite Struck Ave. and a
block west of Main St. in Orange, nearby to the east of the Santa Ana River and the
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DISCUSSION AND ANALYSIS OF LAND SALES DATA, Continuing
subject properties. This is a 1.10-acre site that was improved with a 41-year old,
±18,000 s.f. industrial building. The sale closed in January 2018 at the price of
$4,250,000 or $88.70 per s.f. of land, and the buyer planned to redevelop the site
with a 94-unit apartment project indicating a density of 85.5 units per acre. This
included the transfer of development rights for 24 of the units from the adjacent
City-owned water well site to the east, in exchange for the buyer completing public
benefits in the form of traffic signal, sidewalk and streetscape improvements in the
immediate vicinity. Due to the slightly inferior location, greater demolition burden
but more than offset by the much higher density, this sale supports a close but firm
upper limit indication of value for the subject at $88.70 per s.f.
Data No. 8 wraps around the southeast corner of Euclid St. and Broadway in
Anaheim. This is a 2.35-acre site that was improved with a multi-tenant strip retail
building, a single-tenant restaurant building and a two-story office building. The
sale closed in February 2018 at the price of $6,000,000 or $58.61 per s.f. of land, and
the buyer planned to redevelop the site with 39 attached and detached residential
units indicating a density of 16.6 units per acre. Due to the inferior location, much
lower density, and greater demolition burden, this sale supports a far lower limit
indication of value for the subject at $58.61 per s.f. of land.
CONCLUSION OF INITIAL LAND VALUE
In summary, the analysis of the data supports far lower limit indications of value for
the subject from $49.48 to $62.19 per s.f., close but firm lower limit indications at
$66.25 and $73.09 per s.f., and a close but firm upper limit indication at $88.70 per
s.f. The conclusion is the range of $75.00 to $85.00 per s.f.
DEDUCTION FOR COST TO REPLACE EXISTING PARKING
Information from the City’s consultant that was provided to the appraiser indicates
that the approximate cost of structured parking is $20,000 per space for the ground
floor and $25,000 per space for upper floors. Considering a 4 to 6-level structure,
the average cost would be about $23,750 to $24,200 per space. Thus, for the subject
998 parking spaces, the indicated deduction from land value is calculated as follows:
998 spaces @ $23,750 to $24,200/space = $23,702,500 to $24,151,600

CONCLUSION OF VALUE REFLECTING COST DEDUCTION
Based on the foregoing, the following conclusions of value result:
7.111 ac. or 309,755 s.f. @ $75.00 to $85.00/s.f. =
Less Cost to Replace Parking:

Rd.
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$23,231,625 to $26,329,175
- 23,702,500 to - 24,151,600
(-$470,875) to $ 2,177,575
(-$500,000) to $2,150,000

