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DATE: November 15, 2018 1 
TO: County of San Diego Oversight Board 

SUBJECT: Sale of Certain Former Redevelopment Agency of the City of San Diego 
Properties in Accordance with the Approved Amended and Restated Long-Range 
Property Management Plan 

SUMMARY:  
 Overview 

In accordance with dissolution law, the Successor Agency is required to dispose of all 
of its non-housing real property assets in accordance with an approved Long-Range 
Property Management Plan. On October 15, 2015, the California State Department of 
Finance (DOF) issued a letter granting final approval for the Agency’s Amended and 
Restated Long Range Property Management Plan (ARPMP). Through the approved 
ARPMP, the City/Successor Agency reserved the right, in its sole discretion, to transfer 
properties from the Future Development category to the Sale of Property category 
should it determine it would be in its interest to do so. The subject property is being 
sold as a Sale of Property category site pursuant to the ARPMP – meaning it is being 
sold as a liquidation site without any additional redevelopment requirements.  The 
Countywide Oversight Board is requested to approve Purchase and Sale Agreements 
(PSA) addressing the sale of the following former Redevelopment Agency properties: 
 
Site Buyer Purchase Price 
101 50th Street (former Valencia 
Library) 

Better Cabinet, Inc. $340,000 

Market Street (North) Lincoln Park Paseo #1, LLC  $655,000 
Market Street (South) Project New Village $613,668 
El Cajon Blvd/I-15 
 

Iwashita Real Estate 
Development, LLC 

$2,100,000 

 
Net sales proceeds from the proposed transactions will be transmitted to the San Diego 
County Auditor-Controller (County Auditor) for distribution to the local taxing entities, 
also known as Affected Taxing Entities (ATEs). 
 
For the recommended action, the Countywide Oversight Board’s decision(s) will 
become effective immediately, without any further review by the DOF. 
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 Recommendations: 
 CITY OF SAN DIEGO SUCCESSOR AGENCY 

 
Adoption of the following resolutions: 
 

 A Resolution of the Countywide Redevelopment Successor Agency Oversight 
Board Approving a Purchase and Sale Agreement for the Successor Agency to 
the Former Redevelopment Agency of the City of San Diego’s Sale of the Real 
Property Commonly known as the Valencia Library Property located at 101 50th 
Street in the Lincoln Park community. 

 A Resolution of the Countywide Redevelopment Successor Agency Oversight 
Board Approving a Purchase and Sale Agreement for the Successor Agency to 
the Former Redevelopment Agency of the City of San Diego’s Sale of the Real 
Property Commonly known as the Market Street (North) Property located at 
4260-4274 in the Mount Hope community. 

 A Resolution of the Countywide Redevelopment Successor Agency Oversight 
Board Approving a Purchase and Sale Agreement for the Successor Agency to 
the Former Redevelopment Agency of the City of San Diego’s Sale of the Real 
Property Commonly known as the Market Street (South) Property located at 
4261-4271 in the Mount Hope community.  

 A Resolution of the Countywide Redevelopment Successor Agency County 
Oversight Board Approving a Purchase and Sale Agreement for the Successor 
Agency to the Former Redevelopment Agency of the City of San Diego’s Sale 
of the Real Property Commonly known as the El Cajon Boulevard/I-15 Property 
located in the Normal Heights community. 

 
 Fiscal Impact 
 Based on anticipated gross sales proceeds in the cumulative amount of $3,708,668 from 

the proposed transactions, less estimated expenses (escrow charges, fees, commissions, 
approvals, etc.) of $296,693, approximately $3,411, 975 in net sales proceeds will be 
transmitted to the County Auditor for distribution to the ATE’s. 

 
BACKGROUND: 
Pursuant to Assembly Bill x1 26 (AB 26), the Redevelopment Agency of the City of San Diego 
(“City”), a former public body, corporate and politic (Former RDA) dissolved on February 1, 
2012, at which time the Successor Agency assumed all of the Former RDA’s assets, rights, and 
obligations under the California Community Redevelopment Law.   
 
Regarding the disposition of non-housing real property assets of the Former RDA, AB 26 
contemplated an expeditious sale of all assets in a manner aimed at maximizing value – 
sometimes referred to as a “fire sale.”  Assembly Bill 1484, enacted in June 2012, suspended the 
urgency provisions contained in AB 26 and provided more flexibility and consideration of local 
benefits.  It required that successor agencies submit a Long-Range Property Management Plan 
addressing the disposition and use of the non-housing real properties of the Former RDA, which 
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when approved by its Oversight Board and the DOF would control the disposition of these 
assets.  
 
On October 15, 2015, the California State Department of Finance (DOF) issued a letter granting 
final approval for the Agency’s ARPMP.  
 
The approved ARPMP addresses the disposition of a total of 38 sites within the four permissible 
use categories:  
 

a) Governmental Use – sites to be retained by the City for their stated governmental 
purpose;  

b)  Future Development – sites to be transferred to the City and, in many instances, 
ultimately sold to a third party to further redevelopment objectives;   

c)  Sale of Property – sites to be retained by the Agency until sold at fair market value; or 
d)  Enforceable Obligation – sites to be disposed of in accordance with their respective           

agreements at the time of dissolution 
 

The City/Agency’s approved ARPMP includes a total of 22 sites in the Future Development 
category. This category contains the greatest number of properties and is very diverse in the 
types of properties it contains and the various facts associated with them. For example, certain 
properties consist of vacant land and are ready to be developed, others have previously been 
developed such as the two downtown parking garages, a number are subject to long-term leases, 
while others remain subject to existing development agreement obligations. In addition, while 
the stated legislative purpose of this category was to allow local jurisdictions to retain Future 
Development properties to further redevelopment objectives, it also imposed a requirement that a 
Compensation Agreement be negotiated between the local jurisdiction and the ATEs. 
 
Therefore, as noted previously, the City/Agency through the ARPMP reserved the right, in its 
sole discretion, to transfer properties from the Future Development category to the Sale of 
Property category should it determine it would be in its interest to do so.  
 
The Successor Agency retained the firm of Jones, Lang, LaSalle (JLL), a commercial real estate 
brokerage firm, to assist in the marketing, negotiations, vetting of offers, and to facilitate 
disposition of certain Former RDA sites. JLL was selected through a competitive Requests for 
Proposals process that was approved by the Oversight Board for the City Redevelopment 
Successor Agency (“City” or  “original” OB) on January 25, 2016.  
 
As the dissolution laws state that the the Sale of Property sites will be sold at fair market value, 
expeditiously, and with the goal of maximizing revenues to the ATEs, the Successor Agency is 
precluded from imposing any site specific requirements on the sale of these properties, such as 
affordable housing, parks, or other development requirements. This does not exempt buyers from 
compliance with any generally applicable provisions of the City’s municipal code, 
entitlement/development process, compliance with the City’s Inclusionary Housing Ordinance, 
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Housing Impact Fee, and/or development impact fees, etc. The dissolution laws do not prescribe 
that the Successor Agency use any particular process or methodology for disposing of these sites.  
 
In accordance with the dissolution laws, net proceeds from the sale of these assets must be 
transmitted to the San Diego County Auditor-Controller (County Auditor) for distribution to the 
ATEs.  The ATEs will receive a pro-rata share of net proceeds in the same proportion as their 
share of general property tax revenues.  
 
To date, the sale of former RDA properties pursuant to the ARPMP has caused net sales 
proceeds from the completed transactions, in the cumulative amount of $5,830,122, to be 
transmitted to the County Auditor-Controller which then made distributions to the ATEs based 
on their percentage of general property tax revenues.  
 
DISCUSSION: 
In marketing the sites that are the subject of the proposed Purchase and Sale Agreements 
(PSA’s), staff and JLL followed a process in which each site was evaluated on a case-by-case 
basis, the most likely pool of interested buyers identified, and marketing materials were prepared 
for each site. At a minimum, signage was posted on each site, and an email blast was sent to a 
wide range of potential buyers. 
 
Although the City and the various stakeholders in the communities where these sites are located 
have a keen interest in the ultimate development and use of these sites, the City/Agency is 
precluded by the dissolution legislation from imposing specific requirements on the sites or the 
buyers of the sites that could serve to reduce the revenues to the ATEs.  
 
101 50th Street (former Valencia Library Site) 
 
The 101 50th Street site is an approximately 12,000 square-foot parcel located in Lincoln Park 
on the northeast corner of 50th Street and Imperial Avenue. The site is currently leased on an 
interim basis to The Urban Collaborative Project, and utilized as a community gathering space. 
The site is being sold subject to the existing lease which includes a termination clause which the 
buyer may implement in accordance with the terms of the lease.  
 
The highest offer of $340,000 was from received from: 
 

ROLE FIRM/CONTACT OWNERSHIP 

Buyer Lincoln Park Paseo #1, LLC 
Contact: Robert Ito 

Ito Girard and Associates 

 
The recommended buyer, Lincoln Park Paseo #1, has indicated that it plans to develop the site in 
conjunction with other property it has assembled for multi-family residential use. The 
recommended buyer has been involved in numerous developments including the Ouchi 
Courtyards project, a 45-unit affordable housing development, across the street from the subject 
property. 
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In addition to the $340,000 purchase price, the other significant terms of the PSA are: 
 

 Earnest Money Deposit – buyer shall provide a deposit of $15,000 within two days of 
escrow opening; 

 Interim lease – buyer purchasing property subject to existing interim lease; 
 Due Diligence Period – 30 days from opening of escrow; 
 Closing Date – within 15 calendar days after the Due Diligence period expires; and 
 Financing – buyer proposes an all cash sale. 

 
The proposed PSA with Lincoln Park Paseo #1, LLC is attached as Attachment C.   
 
Market Street (North) 
 
The property commonly referred to as Market Street (North) is located in the Mount Hope 
community on the north side of Market Street west of Interstate 805. It is comprised of four 
contiguous parcels of approximately 18,000 square feet. The site is currently a vacant lot. 
 
The highest offer of $655,000 was received from: 
 

ROLE FIRM/CONTACT OWNERSHIP 
Buyer Better Cabinet, Inc. 

Contact:  Xin (David) Chow  
Better Cabinet, Inc., a California corporation 
Dun Fong Chow (Owner) 

 
The recommended buyer, Better Cabinet, is a local business that is located less than one block 
from the property. The recommended buyer has indicated that it intends to develop the site with 
a retail showroom as they look to improve and expand the business.  
 
In addition to the $655,000 purchase price, the other significant terms of the PSA are: 
 

 Earnest Money Deposit – buyer shall provide a deposit of $500,000 within two days of 
escrow opening; 

 Due Diligence Period – five days from opening of escrow; 
 Financing – buyer proposes an all cash sale; and 
 Closing Date – within 30 calendar days after the Due Diligence period expires. 

 
The proposed PSA with Better Cabinet, Inc. is attached as Attachment D. 
 
Market Street (South) 
 
The property commonly referred to as Market Street (South) is located in the Mount Hope 
community on the south side of Market Street west of Interstate 805. It is comprised of four 
contiguous parcels of approximately 18,000 square feet. The site is currently leased on an interim 
basis to Project New Village where they operate the Mount Hope Community Gardens. 
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The highest offer of $613,668 was received from: 
 

ROLE FIRM/CONTACT OWNERSHIP 
Buyer Project New Village  

Contact: Diane Moss 
Project New Village, a 501(c)3 California non-
profit corporation 

 
The recommended buyer, Project New Village, is a local community based non-profit 
organization that has indicated that it intends to develop the site mixed-use facility with 
approximately 20,000 square feet of commercial space, focused on good food and wellness uses, 
and 15,000 square feet of affordable apartments for senior residents. 
 
In addition to the $613,668 purchase price, the other significant terms of the PSA are: 
 

 Earnest Money Deposit – buyer shall provide a deposit of $500,000 within two days of 
escrow opening; 

 Due Diligence Period – five days from opening of escrow; 
 Financing – buyer proposes an all cash sale; and 
 Closing Date – within 30 calendar days after the Due Diligence period expires. 

 
The proposed PSA with Project New Village is attached as Attachment E. 
 
El Cajon Boulevard/I-15 site 
 
The El Cajon Boulevard/I-15 property is located in City Heights on the north side of El Cajon 
Boulevard west of I-15 is comprised of two vacant parcels separated by an alley. The total square 
footage of the parcels is approximately 20,650 square feet. There were five offers received on 
this site with the final offers ranging from $500,000 to $2,100,000. 
 
The highest offer of $2,100,000 was received from: 
 

ROLE FIRM/CONTACT OWNERSHIP 
Buyer Iwashita Real Estate Development, LLC 

Contact: David Iwashita 
David Iwashita 

 
The recommended buyer, Iwashita Real Estate Development, has indicated that it intends to 
develop the site as primarily naturally affordable multi-family units with a  
commercial/community component, potentially utilizing the City’s density bonus program. It has 
been/is involved in a number of projects in the area including the redevelopment of the Lafayette 
Hotel, 37ECB, which redeveloped the O’Connors Church Goods building, and a 38-unit multi-
family project near El Cajon Blvd. and Kansas Street. 
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In addition to the $2,100,000 purchase price, the other significant terms of the PSA are: 
 

 Earnest Money Deposit – buyer shall provide a deposit of $50,000 within two days of 
escrow opening; 

 Right of Entry Agreement – to expedite buyers due diligence, the parties have executed 
an agreement to provide access to the site in advance of full approval of the PSA; 

 Due Diligence Period – the later of 10 calendar days after the Escrow Opening Date, or 
the time period that expires 60 calendar days after the Effective Date of the Right of 
Entry Agreement; 

 Financing – buyer proposes an all cash sale; and 
 Closing Date – no later than 30 days following due diligence. 

 
The proposed PSA with Iwashita Real Estate Development is attached as Attachment F.   
 
Estimated Net Proceeds – As previously stated, pursuant to dissolution law, net proceeds from 
the sale of Sale of Property sites must be transmitted to the County Auditor for distribution to the 
ATEs in accordance with their respective rate of receipt of general property tax revenues.  
 
Based on anticipated gross sales proceeds in the cumulative amount of $3,708,668 from the 
proposed transactions, less estimated expenses (appraisals, escrow charges, fees, commissions, 
etc.) of $296,693, estimated net proceeds of $3,411,975 shall be transmitted to the County 
Auditor.  
 
The City of San Diego (“City”) advanced funds on behalf of the Successor Agency for appraisal 
costs in order to expedite the marketing and sale of the sites. The City will receive a 
reimbursement for these costs out of gross sales proceeds at the close of escrow. These costs 
have been included in the estimated expenses above.  
 
On prior transactions, the County Auditor has disbursed funds to the respective ATE’s within 
two to four weeks of its receipt of fund from escrow. 
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CONCLUSION: 
Pursuant to dissolution law, the Successor Agency is required to dispose of all of its non-housing 
real property assets in accordance with an approved Long-Range Property Management Plan. 
Sites within the Sale of Property category are to be sold or liquidated to third parties at fair 
market value. The net proceeds of the proposed transaction shall be transmitted to the County 
Auditor to be distributed to the Affected Taxing Entities as property tax revenue. The Successor 
Agency has solicited prospective buyers and negotiated the proposed PSAs in accordance with 
dissolution law and the ARPMP. As explained in the accompanying resolutions, the Oversight 
Board must approve each PSA before it becomes effective, and under California Health and 
Safety Code section 34191.5(f), the Oversight Board’s decision will become effective 
immediately, without any need for review by the DOF. Based on the foregoing, the Successor 
Agency respectfully requests that the Countywide OB approve the recommended actions.  
 
Respectfully submitted,    Concurred by: 
 
 
              
Jeff Zinner, Senior Project Manager   Andrew T. Phillips, Interim President 
Civic San Diego     Civic San Diego 
  
ATTACHMENTS 
A – List of ARPMP Future Development sites 
B – Additional Property Background Information (ARPMP Property Profile Sheets for Proposed 
       Transactions) 
C – Purchase and Sale Agreement (101 50th Street) with Lincoln Park Paseo #1, LLC  
D – Purchase and Sale Agreement ((Market Street (North)) with Better Cabinet, Inc. 
E – Purchase and Sale Agreement ((Market Street (South)) with Project New Village 
F – Purchase and Sale Agreement (El Cajon/I-15) with Iwashita Real Estate Development, LLC 
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AGENDA ITEM INFORMATION SHEET 

 
 

PREVIOUS RELEVANT BOARD ACTIONS: 
[Click here and type action(s), or type N/A if not applicable] 

 
MANDATORY COMPLIANCE: 

[Click here and type required statement(s), or type N/A if not applicable] 

 
CONTACT PERSON(S):      
 
Movita McGee  Brian Hagerty 
Name  Name 
619-531-5441  619-531-4829 
Phone  Phone 
Movita.McGee@sdcounty.ca.gov  Brian.Hagerty@sdcounty.ca.gov 
E-mail  E-mail 
 


