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SENIOR FIELD REVIEW CERTIFICATE – EXCESS LANDS
1.

I have personally viewed all subject parcels and all comparable data and am satisfied with the relative
comparabilty noted.

2.

The highest and best use of each property, as shown in the report, is reasonable and proper.

3.

Gross Income Multipliers are

4.

The Cost Approach is

5.

The Income Approach to value, including the interest rates, is
applicable.

6.

The amount listed for each parcel in the certificate is the market value amount approved or recommended for
approval to govern negotiation and settlement.

7.

I understand that such Excess Lands transactions may be a part of a Federal-Aid highway project.

8.

I have no direct or indirect, present or contemplated, future personal interest in such property, nor will I derive any
benefit from the resulting Excess Lands transaction.

9.

The amount approved is not a directed amount; it was arrived at fairly, without coercion, and is based on a review
of relevant data.

supported with factual data.

Not applicable.

supported by data from recognized sources.

Not applicable.

supported by data from the market.

Excess Lands Parcel No.

Appraised Value

DD-034110-01-01

$86,184,000.00

SEAN MOLLOY
District Branch Chief
R/W Appraisals

March 22, 2021
Date

Not

March 21 2021

STATE OF CALIFORNIA • DEPARTMENT OF TRANSPORTATION

EXCESS LAND MARKET VALUE SHEET
RW 7-18 (REV 9/2002)

Dist.

Co.

04

DATE:

Ala

Rte.

238

P.M.

5.9x

Parcel No.

DD-034410-01-01

March 5, 2021

LOCATE:

Alvarado-Niles Road at Osprey Drive, Union City, CA 94587.
(also, referenced as: 35075 and 35261 Alvarado-Niles Road, Union City, CA
94587)
ZONING:

PRESENT USE:

BEST USE:

RM 1500/
RM 2500/
OS

Agricultural/
Residential
Dwellings

Multi-family
Residential
Development

VALUATION:

LAND:

DD-034110-01-01: 37.12 Acres or ±1,616,947 sf.

TOTAL

$86,184,000.00

$86,184,000.00

IMPROVEMENTS:

2 single-family dwellings
barns, garages, carports and
miscellaneous improvements

(Not included)

DD-034110-01-01

Looking southeasterly from Alvarado-Niles Road

Looking east from Osprey Drive, north of Quarry
Lakes Drive

Osprey Drive at Quarry Lakes Drive, looking
northeast at subject property

Osprey Drive at Quarry Lakes Drive, looking
southeast at subject property

Quarry Lakes Drive looking east

Date Inspected: 1/6/2021 & 3/5/2021

Quarry Lakes Drive looking south

Page 1

Inspected by: Fasa Uwhuba, MAI, SRA

DD-034110-01-01

Front of 35075 Alvarado-Niles Road

Rear of 35075 Alvarado-Niles Road

Partial view of 35261 Alvarado-Niles Road

Yard at 35261 Alvarado-Niles Road

Looking north on trail between subject property
and Arroyo Park

Looking at the southern border of subject
property from Arroyo Park

Date Inspected: 1/6/2021 & 3/5/2021

Page 2

Inspected by: Fasa Uwhuba, MAI, SRA

DD-034110-01-01

Southwesterly border on Lotus Pond Common

Lotus Pond Common looking southwesterly

Equipment & shed

Pipe for water supply / irrigation

Southwestern boundary of subject property on
Quarry Lakes Drive

Southeastern boundary of subject property on
Quarry Lakes Drive

Date Inspected: 1/6/2021 & 3/5/2021

Page 3

Inspected by: Fasa Uwhuba, MAI, SRA

DD-034110-01-01

Looking southeast on Alvarado-Niles Road,
subject property in the right

Looking northwest on Alvarado-Niles Road,
subject property on the left

Osprey Drive, looking south towards Quarry
Lakes Drive (subject property on the left)

Osprey Drive, looking north towards Quarry
Lakes Drive (subject on the right)

Looking east on Quarry Lakes Drive, subject
property on both sides

Looking northwest on Quarry Lakes Drive,
subject property on both sides

Date Inspected: 1/6/2021 & 3/5/2021

Page 4

Inspected by: Fasa Uwhuba, MAI, SRA

DD-034110-01-01

Plat Map of Subject Property outlining the State Parcels (APN#: 087-0011-015-14,
087-0011-015-15, 087-0011-017-06 & 087-0011-017-07)

Date Inspected: 1/6/2021 & 3/5/2021

Page 5

Inspected by: Fasa Uwhuba, MAI, SRA

DD-034110-01-01

Parcel 39259

Parcel 034410

N

Aerial view of subject property

Date Inspected: 1/6/2021 & 3/5/2021

Page 6

Inspected by: Fasa Uwhuba, MAI, SRA

Parcel DD-034410-01-01 Remarks
PURPOSE OF THIS APPRAISAL REPORT
The purpose of this report is to determine the “fair market value” of the fee simple
estate of the State’s Excess Land Disposal Unit DD-034410-01-01 (State Parcels
34410 and 39259) as identified on the Division of Right-of-Way and Land Surveys
Record and Appraisal Maps and/or Director’s Deed maps (R-166.2-.3 & A-715.17.19); located at the southeast corner of the intersection of Alvarado-Niles Road
and Osprey Drive, fronting on Quarry Lakes Drive, Union City, California, as of the
effective date of this appraisal report. The State property is also identified as
Alameda County Assessor’s Parcel Numbers (APNs) 087-011-15-14, 087-011-15-15,
087-011-17-06, and 087-011-17-07.
DEFINITION OF MARKET VALUE
Fair market value is defined in the California Code of Civil Procedure, Title 7,
Chapter 9, Article 1263.320 as follows:
(a)

The fair market value of the property taken is the highest price on the date of
valuation that would be agreed to by a seller, being willing to sell but under no
particular or urgent necessity for doing so, nor obliged to sell, and a buyer,
being ready, willing and able to buy but under no particular necessity for so
doing, each dealing with the other with full knowledge of all the uses and
purposes for which the property is reasonably adaptable and available.

(b)

The fair market value of the property taken for which there is no relevant
comparable market is its value on the date of valuation as determined by any
method of valuation that is just and equitable.

PROPERTY RIGHTS APPRAISED
The property rights appraised are the fee simple interest for the above-mentioned
State’s Excess Land Disposal Unit. The Dictionary of Real Estate Appraisal 6th
Edition, (Chicago: Appraisal Institute, 2015) provides the following definitions:
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.

OTHER DEFINITIONS
The following definitions (with source reference) relate to terminology and
concepts, including some taken from the Right of Way Manual 1 that have been
utilized in this appraisal report.

1

Published by the State of California, Department of Transportation, Ch.16 Excess Land
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As Is Market Value: The estimate of the market value of real property in its current
physical condition, use, and zoning as of the appraisal date. (The Dictionary of Real
Estate Appraisal, 6th Ed).
Excess Land: Land that is not needed to serve or support the existing improvement.
The highest and best use of the excess land may or may not be the same as the
highest and best use of the improved parcel. Excess land may have the potential
to be sold separately and is valued separately. (The Dictionary of Real Estate
Appraisal, 6th Ed).
Surplus Land: Land that is not currently needed to support the existing improvement
but cannot be separated from the property and sold off. Surplus land does not
have an independent highest and best use and may or may not contribute value
to the improved parcel. (The Dictionary of Real Estate Appraisal, 6th Ed).
Extraordinary Assumption: An assignment-specific assumption as of the effective
date regarding uncertain information used in the analysis which, if found to be
false, could alter the appraiser’s opinions or conclusions.
Comment: Uncertain information might include physical, legal, or economic
characteristics of the subject property; or conditions external to the property, such
as market conditions or trends; or the integrity of data used in an analysis. (USPAP,
2020-2021 Ed.)
Hypothetical Condition: A condition, directly related to a specific assignment,
which is contrary to what is known by the appraiser to exist on the effective date
of the assignment results, but is used for the purpose of analysis.
Comment: Hypothetical conditions are contrary to known facts about physical,
legal, or economic characteristics of the subject property; or about conditions
external to the property, such as market conditions or trends; or about the integrity
of data used in an analysis. (USPAP, 2020-2021 Ed.)
Excess Land: Excess land consists of real property rights, title to which is vested in
the State of California, Department of Transportation, and which is determined and
certified to be not required for rights of way or other operational purposes of the
Department (see California Streets and Highways Code 118). The requirements for
rights of way are established by the certificate of sufficiency contained in the
appraisal report. Requirements for real property for other operational purposes are
established and authorized by approval of specific Project Reports.
Excess land does not include: airspace under or over State highways; hydrocarbon,
mineral, or water rights; personal property; and operating material and disposal
sites. (See Ch. 16. §16.01.03.01)
Disposal Unit. A disposal unit is the number given to the property for disposal
purposes. It may consist of one or more parcels. When parcels are grouped for
disposal, the lowest parcel number becomes the disposal unit number. Multiple
parcel disposal units may be split or combined along the original parcel lines ONLY
at the discretion of the Excess Land Manager to optimize marketability or disposal
potential as necessary. (See Ch. 16. §16.01.03.05)

Direct Fee Sale to Government Agencies. Used when excess fee-owned property
is sold to public entities without calling for competitive bids for consideration equal
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to the appraised fair market value of the property (CTC Resolution G-98-22 – as
amended). Such conveyances must be approved by the CTC. (See Right of Way
Manual, Ch. 16. §16.01.03.10)

PROPERTY OWNER OF RECORD / LISTING & SALES HISTORY 2
According to the internal records of the State of California, Department of
Transportation (Department) and public records distributed by LandVision, the
owner on record of the fee simple estate of the subject parcel is the State of
California. The subject property was acquired as two state parcels at different
times. The acquisition information is summarized in the following table in
chronological order. Also, by virtue of our existing “Deeds and Policies of Title”,
right of way records are located in the Map/Records room of the District 4 Right
of Way and Land Survey’s Office.
State
Parcel #

Title
Acquire
d

Date

Size
(Ac. or SF)

39259

Fee

1/20/1970

16.951 Ac.

W.A. Eaton, et.al. Recorded 1/20/1970; Reel
2551, Image 770. Official Records of Alameda
County.

34410

Fee

12/3/1970

20.171 Ac.

San Francisco Bay Area Rapid Transit District,
Recorded 12/3/1970; Reel 2743, Image 431.
Official Records of Alameda County.

Grantor, Recording & Other Description(s)

According to the Department’s records, the subject property (or portions thereof)
has not been listed for sale in the past five years, nor is it currently listed for sale.
However, the intention of this appraisal is to determine the highest and best use
and fair market value to negotiate a direct sale to the City of Union City.
OCCUPANCY: The subject property has four leases; two residential leases and two
agricultural leases. All said leases are to members of the Reynoso family. The
tenants have been in tenancy for several years prior to the current leases. A
summary of the leases is included in the table that follows.

2

Original deed documents were not available. Source is referenced from Right-of-Way Map R-51.11 & files.
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District
County

04
Alameda

Route
P.M.

I-880
17.70

Tenant
#

Name(s)

Property
Account#

Address

Description

Duration

Lease Information
Start
End
Rent

Escalations Comments

1 Ron Reynoso

04-034410-0002-04

35075 Alvarado-Niles Road
Union City, CA 94587

Single Family Residence
(incl. barn & carport)

6 mo.
mo-to-mo

7/1/2016
1/1/2017

12/31/2016
---

$1,800
$2,500

see
comnents

Interim lease, rent was adjusted to market rate to commence
January 2017. Tenant on a month-to-month lease, subject to annual
review and increases.

2 Serapio Reynoso
Elisenda Reynoso
Samuel Reynoso
Mayte Reynoso

04-034410-0001-03

35261 Alvarado-Niles Road
Union City, CA 94587

Single Family Residence

mo-to-mo

7/1/2016

---

$1,500

see
comnents

Tenant on a month-to-month lease, subject to annual review
and increases.

3 Serapio Reynoso

04-034410-0005-01

35075 Alvarado-Niles Road
Union City, CA 94587

12.60 acre of land
(vacant/agricultural)

10 mo.
(expired)

9/1/2017

6/30/2018

$500
($550
currently)

N/A

No new lease provided. Assumed tenant is on month-to-month
Leased for agricultural use.

4 Serapio Reynoso

04-039259-0001-01

2 years

10/1/2018

9/30/2020

$550

N/A

Agricultural use lease, of portions of both state parcel exempting
therefrom the areas covered by the residential leases. Includes
perimeter fencing, street access and curb cuts.

N/A
see comments

20.4 acres of land
SP 034410 & 39259, excl.
leased residential areas

APPRAISAL DATES
The subject property was inspected on January 6, 2021 and March 5, 2021; the
most recent date of inspection serves as the effective date of this appraisal. The
approval date shall be identified on the Appraisal Title Page (RW 7-20).
INTENDED USE OF THIS APPRAISAL
The intended use of this appraisal is to determine the “fair market value” of excess
state-owned property.
INTENDED USER / CLIENT
The intended user of this appraisal report is the State of California, Department of
Transportation and any users it designates as privileged to examine and utilize the
contents thereof. The Department/appraiser does not intend for the unauthorized
use of this report by others.
SCOPE OF WORK
The research, investigation, analysis and opinions in this report were utilized to
determine and report the fair market value of the above mentioned subject
property. In completing the research, investigation, analysis, opinion and report
preparation, the scope of work included:
•

An inspection of the subject property site, and overall general improvements.
However, its existing buildings were not inspected

•

An Investigation of the zoning and other land use controls affecting the subject
property.

•

A determination of the highest and best use of the subject property as vacant land.

•

Interviews or discussions with local area developers, government agencies, real estate
agents and/or brokers; research of electronic comparable sale and listing services;
electronic and print media publications; and published reference sources.
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•

A comprehensive search of market data pertinent to the valuation of the subject
property. This information was refined and supplemented by interviews with brokers
and principals involved in similar transactions. The comparable vacant land sales have
been field inspected and verified through personal interviews with buyers, sellers,
and/or brokers, and inspection of recorded public documents to the best of my ability.

•

An examination of the appropriate approaches to value the fee simple estate of the
land at the subject property. Analyzed the data gathered under the relevant
approaches to value. In this appraisal, only the sales comparison approach to value
was utilized. The income capitalization and cost approaches have not been
developed or used, as explained in greater detail in the Valuation section of this report.

•

Developed an opinion of value by performing a complete appraisal process as
defined by Uniform Standards of Professional Appraisal Practice (USPAP).

•

An incorporation of my appraisal analysis into this document which is presented as an
appraisal report observing the reporting requirements as set forth by Standards Rules
2-1 and 2-2 (a) of USPAP.

MARKETING AND EXPOSURE TIME
Marketing time is “an opinion of the amount of time it might take to sell a real or
personal property interest at the concluded market value level during the period
immediately after the effective date of an appraisal.” 3 A reasonable marketing
time is a function of price, time, and anticipated market conditions, such as
changes in the cost and availability of funds, not an isolated estimate of time
alone. This also includes risk involved with the acquisition of vacant land for
development. About 30% of the vacant land sales surveyed reported marketing
times. This ranged from 22 days to 890 days; with most ranging from 22-198 days.
Further, discussions with brokers, developers and market participants indicates
they rely on a contingency period for due diligence. The time is necessary in part
to alleviate some of the risks involved with partially or fully entitling vacant land
prior to purchase. As a result, this has varied from ±12 months up to 36 months.
Most cities in the subject’s market area are suggesting 18-36 months for taking raw
land to entitled/developable land. Hence, a reasonable marketing time would
include the days exposed to the market plus the due diligence contingency time.
Therefore, upon consideration of all lead time needed, it is concluded that a
reasonable marketing time, assuming the property is professionally and actively
marketed, would be 24 to 36 months.
Marketing time differs from exposure time, which is always presumed to precede
the effective date of an appraisal. Exposure time is defined as an opinion, based
on supporting market data, of the length of time that the property interest being
appraised would have been offered on the market prior to the hypothetical
consummation of a sale at market value on the effective date of the appraisal.4
3
4

Dictionary of Real Estate Appraisal, 6th Edition (Chicago: Appraisal Institute, 2015) page 140.
2020-2021 eUSPAP, page 4, lines 108-110
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Market conditions in the near term are expected to remain relatively unchanged
from market conditions in the recent past, indicating that exposure time would
be relatively equivalent to marketing time. Accordingly, it is concluded that a
reasonable exposure time, under the present marketing cycle at the appraised
value, would be 24 to 36 months.
GEOGRAPHIC DATA AND DESCRIPTION OF REAL ESTATE APPRAISED
UNION CITY 5
The subject property is located within the city limits of Union City. Combining the
communities of Alvarado and Decoto, the city was incorporated in 1959, and is
the ninth largest city in Alameda County. It is located 30 miles southeast, across
the bay from San Francisco; 19 miles south of Oakland and 20 miles north of San
Jose. At an elevation of 66 feet, the city covers a total area of 19.4 square miles
(all land, no water) located off the eastern shore of the San Francisco Bay, and
east of Newark. Union City together with its neighboring cities of Fremont (to the
south) and Newark (to the west) make up the Tri-City Area of Alameda County. It
is also bordered by the City of Hayward to the north.
Union City is accessible by land and has adequate access to major interstate
freeways, rail lines, and public transit routes. Transportation routes through the
area include Interstate 880 (I-880) for direct access to the Silicon Valley, or by
connection to State Route 84 for access to the San Francisco Peninsula. Union
City has a network of high-capacity streets with four exits to/from I -880 which
provides connections to the major transportation routes in the region. Mission
Boulevard (State Highway 238), also serves the city on the eastern axis as an
alternative route to I-880, between Hayward and Fremont. Several other
secondary and tertiary streets connect the city’s neighborhoods, notably;
Alvarado and Alvarado-Niles Boulevards, Decoto Road, Dyer Street, Lowry Road,
Union City Boulevard and Whipple Road.
Public transit service is provided by Bay Area Rapid Transit (BART), AC Transit,
Dumbarton Express, and the city’s own Union City Transit. The Union City Transit
operates nine bus routes throughout the city and some parts of Hayward. Union
City is served by a BART station with two BART lines (Richmond-Warm Springs/South
Fremont, Warm Springs/South Fremont-Daly City/Millbrae). AC Transit, a regional
transit authority provides some local bus service on major routes with connections
to the BART station. In 2007 the BART station was rebuilt and developed into the
Union City Intermodal Transit Station; with a second entrance under construction

Excerpts were taken from Wikipedia page on Union City, California.
https://en.wikipedia.org/wiki/Union_City,_California.

5
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to connect to the 11th Street side of the station. The Dumbarton Express provides
bus service across the Dumbarton Bridge to Santa Clara County.
Three international airports, with commercial flights, serve the San Francisco Bay
Area. The Oakland International Airport, which is 16 miles north, also serves as a
major distribution hub for Federal Express (FedEx), United Parcel Service (UPS),
United States Postal Service (USPS) and Airborne Express cargo flights. The other
international airports include the Norman Y. Mineta San Jose International Airport
located 21miles to the south and the San Francisco International Airport located
27 miles to the northwest.
The earliest known settlers in the area, lived along Alameda Creek and Dry Creek,
and were called "Costanoans" (literally, "coastal peoples") by early Spanish
explorers and missionaries. The first community in what is now Union City was
founded in 1850 by John and William Horner, also called "Union City," after their
Sacramento River Steamship, "The Union." In 1854, it merged with the nearby
community of New Haven (founded in 1851) to form the town of Alvarado,
named after the former Mexican governor, Juan Bautista Alvarado. Alvarado was
the first county seat of Alameda County, a designation it soon lost in 1865 to San
Leandro. Further east, the town of Decoto was founded in 1870 as a railroad hub,
with the first Transcontinental Railroad running through it. On January 13, 1959,
Alvarado and Decoto decided to incorporate themselves into a single city, and
named it after the Horners' original settlement, Union City. Alvarado-Niles Road,
one of the city's largest streets, connects the historical Fremont district of Niles with
the historical Union City district of Alvarado.
Union City is a former railroad and Steel Town with an extensive industrial heritage.
The Pacific States Steel Company occupied the land behind Union City Station
which is now being redeveloped into the Union City Station District Downtown.
Relatives and descendants of former Pacific States steel workers receive
compensation and preference when purchasing new Station District housing. The
Alvarado and Decoto neighborhoods were both former railroad hubs and both
still have very active railroad lines that bisect both the East End and the West Side
of town. Trains are a way of life in Union City and natives are accustomed to
waiting for Amtrak and freight trains to cross while commuting the city
thoroughfares.
Union City is home to the American Licorice Company’s west coast operations
since moving from San Francisco in 1971. Also, it is home to three major health
care providers: Kaiser Permanente, the Tiburico Vasquez Health Center and
Washington Hospital’s Nakamura Clinic. There are also a large number of
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industrial and shipping companies located within the city. The following highlights
a summary of Union City’s employment by industry, occupation, and workforce 6:


Industry: educational services, health care and social assistance, 19.5%; professional,
scientific, management, administrative, and waste management services, 19.0%;
manufacturing, 14.8%; retail trade, 9.8%; arts, entertainment and recreation,
accommodation and food services, 7.7%; transportation and warehousing and utilities,
6.2%; finance, insurance, real estate, rental and leasing, 4.9%; construction, 4.5%; other
services (except public administration), 3.8%; information, 3.7%; public administration, 3.2%;
wholesale trade, 2.7%; and agriculture, forestry, fishing, hunting and mining, 0.2%.



Occupation: management, business, science, and arts occupations, 44.4%; sales and
office occupations, 18.4%; service occupations, 16.4%; production, transportation and
material moving occupations, 13.9%; and natural resources, construction, and
maintenance occupations, 6.9%.



Workforce: private sector, 85.0%; government employment, 10.2%; self-employed, 4.8%;
and unpaid family workers, 0.0%.

The top 10 employers in Union City employ a total of 37,500 people; with the New
Haven Unified School District as the city’s largest employer with just under 1,200
employees. The following list consists of the top employers in Union City.
Number of

%

Employees

Total

37,500

100%

1,196

3.19%

Southern Gl a zer's Wi ne-s pi ri ts

750

2.00%

Wa l ma rt

535

Ma s oni c Home For Adul ts
Aba xi s Inc.

Employer
Average Annual Employment
New Ha ven Uni fi ed Schoo Di s tri ct

Number of

%

Employees

Total

Mi zuho Orthopedi c Sys tems Inc.

400

1.07%

Sterl i ng Foods

360

0.96%

1.43%

Ci ty of Uni on Ci ty

313

0.83%

499

1.33%

Emera l d Pa cka gi ng

248

0.66%

400

1.07%

Amei ca n Li cori ce

239

0.64%

Employer

City of Union City, California. Comprehensive Annual Financial Report (CAFR) for year ending June 2018

Over the past year, the unemployment annual average figures have been similar
to the County’s unemployment averages. According to California’s Employment
Development Department’s December 2020 statistics, Union City has a labor
force of 35,900 with 2,700 currently unemployed; an unemployment rate of 7.5%
as compared to the Countywide average of 7.6%. These high unemployment
rates are a result of the current novel pandemic, Covid-19. Prior to the pandemic,
as of January 2020, Union City was experiencing a low 3.0% unemployment rate
(which was the same annual rate for all of 2019). Nevertheless, this is an
improvement from unemployment peaks ranging from 11.9% to 14.1% for spring
to early summer of last year. The current unemployment levels were primarily
escalated due to the shutdowns beginning in mid-March 2020. Nevertheless, with
the current availability of a vaccine for Covid-19, as the city, State and Country
tries to reopen to some sort of normalcy, it is expected that the unemployment
rates will continue to decline.
According to the U.S. Census, the population in 2010 was 69,516, equivalent to a
increase of 3.96% percent over the previous ten years or 0.4% annually. However,
6

Source: U.S. Census Bureau, 2019 American Community Survey, 5-Year Estimates
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according to a 2019 population estimate, the population has rebounded and
increased to 74,722, a 7.49% increase over the prior nine years (a 0.83% average
annual increase). As of 2019, 65.1% of the population over 16 years of age was in
the labor force. The per capita income (2019) was $41,447; the median household
income was $114,681, while the median family income was $121,063 as 5.0% of
the population was living below the poverty level. The following table summarizes
the Union City demographics:
Union City Demographics
2019
Population

74,722

Median Age

38.4 years

Per capita income

$41,447

No. of Households

21,852

Avg. Household Size

3.27

Median Income/Household
No. of Families

$114,681
18,203

Avg. Family Size

3.51

Median Income/Family

$121,063

Land Area (Sq. Miles)

19.4

Population/Sq. Mile

3,852

Housing Units

22,469

United States Census Bureau: QuickFacts; and 2019
American Community Survey, 5-Year Estimates

There are several small to medium shopping centers throughout the city. Union
Square Marketplace, at Decoto Road and Alvarado-Niles Boulevard, serves as
the main neighborhood shopping center. In 1999, Union Landing Shopping
Center, a 100-acre regional shopping center, adjacent to Interstate 880, was
completed after several years of debate on the land. The land which was
previously a drive-in movie park is one of the largest centers in the city and has
about 70 stores. One year later, a nearby Target shopping center was built near
the Hayward/Union City border near Interstate 880 on Whipple Road.
RESIDENTIAL MARKET CONDITION – UNION CITY
According to BayEast Association of Realtors, there are 21,258 housing units in
Union City. Of the housing stock, 79.3% are single-family dwellings; with a
homeownership rate of 68.2%. In February 2021 the median home sales price for
detached single-family dwellings in Union City was $1,050,000. This has stabilized
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from the immediate prior quarter, November 2020, with no change; however, this
is an increase of 16.7% increase from $900,000, one year prior. Additionally, the
median rental price for rentals was $1,756. As of the last day of February, there
were seven detached single-dwellings listed for sale, approximately 0.4 months of
inventory. 13 detached single-family dwellings were sold during the month of
February; Days-on-Market (DOM) year-to-date is 19 days. Conversely, for
attached homes such as condominiums and townhomes, inventory listed in
February was 11-units, with 1.1 months of inventory with only nine single-family
attached units selling during the same period. DOM was 15 days and the median
sales price was $785,000; up by 42.7% from the immediate prior quarter median
sales price of $550,000. The annual increase from the year prior was 29.8%. In
comparison, homes in the Union City market have remained competitive to
homes in the surrounding cities of Hayward, Newark and Fremont. The
percentage of the stock improved with single-family detached dwellings and
homeownership remains competitive among the Tri-Delta Cities. The following
chart is a summary of selected market trends for Union City and its surrounding
cities.
Union City
Home Sales: February 2021
Median Sales Price
Price /Square Ft.

Hayward

Newark

Fremont

$1,050,000
$671

$865,000
$549

$1,185,000
$645

$1,327,500
$745

Prior Quarter
Quarterly change (%)
1-year prior
Year-over-year change (%)

$1,050,000
0%
$900,000
+16.67%

$815,000
+6.1%
$700,000
+23.57%

$1,162,000
+1.9%
$945,000
+25.40%

$1,235,000
+7.5%
$1,220,000
+8.81%

Housing Units
% of stock SFR (detached)
Homeownership rate

21,258
79.30%
68.20%

48,296
75.00%
53.50%

13,414
81.10%
68.60%

76,000
73.40%
63.50%

Mortgage lending rates for the March 2021 are still below 3.0% for both 30-year
and 15-year fixed loans as of March 15, 2021; cost of lending has been declining
for the past few quarters and seems to be on a slight uptick.

Trulia.com Mortgage Rate Trends for Union City (Zip code 94587) as of March 15, 2021.
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Overall, Union City has a buoyant residential real estate market, with increasing
sales prices, low inventory, short listing times and the current low interest lending
rates. This market should remain the same in the near future.
SUBJECT PROPETY DESCRIPTION
Property Identification and Legal Description
The subject property/disposal unit consists of two state parcels located in
Alameda County at the southeast corner of the intersection of Alvarado-Niles
Road and Osprey Drive, with street addresses of 35075 and 35261 Alvarado-Niles
Road, Union City, California 94587. Quarry Lakes Drive bisects both state parcels
further dividing them into four parcels identified by Alameda County APNs (see
table for breakdown) according to property detail reports of LandVision™ by
Digital Map Products. Furthermore, the two state parcels are identified as State
Parcels 34410 and 39259 on the Department’s Right of Way and Land Survey’s
Record Maps R-166.2-.3 and Appraisal Maps A-715.17-.19. The state parcels are
referenced on the Department’s Right of Way Record Map and the legal
description is available from a survey attachment (DD-034410-01-01, Exhibit A),
included at the end of this appraisal report. The street address references are from
the tenants’ leases; also, included with this appraisal. The following table breaks
down the subject parcels with street addresses according to County APNs as
illustrated in the plat map diagram. The size is provided from the survey
attachment.
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Disposal Unit: DD-034410-01-01
State Parcel#

APN

Street Address

Area

State Parcel 34410

087-0011-015-14

35075 Alvarado-Niles Road

(aqua colored)

087-0011-015-15

35075 Alvarado-Niles Road
Sub-total

20.17

State Parcel 39259

087-0011-017-06

35261 Alvarado-Niles Road

(gold colored)

087-0011-017-07

35261 Alvarado-Niles Road
Sub-total

16.95
TOTAL:

37.12

Easements and CC&Rs
A Preliminary Report was not provided for review, nor was the actual Grant Deed
reviewed. Nevertheless, the Right of Way Record Maps (R-166.2-.3) did not reveal
or make reference to any easements of record. Also there was no mention of
“Covenants, Conditions and Restrictions” (CC&Rs) recorded with the Grant Deed.
Therefore, this appraisal assumes that there are no easements or CC&R’s that
would affect the use, value or marketability of the subject property. If any
easements or CC&R’s are found that would affect the use, value or marketability
of the subject property, then a new appraisal reflecting these effects on value
would be needed.
Property Taxes
The subject property is owned by the State; thus it is exempt from the payment of
property taxes. The tax rate area and tax rate for the subject’s County APN
parcels are outlined as follows:
APN
087-0011-015-14
087-0011-015-15
087-0011-017-06
087-0011-017-07

Tax Rate Area
15-011
15-011
15-011
15-011

Tax Rate
1.2172%
1.2172%
1.2172%
1.2172%

Typically, a parcel’s property tax includes the assessed value multiplied by the
applicable tax rate for the area; plus, the fixed charges and/or special
assessments, for the stated tax year. However, since the subject property is tax
exempt, no fixed charges and/or special assessments are available. Per a past
conversation with Christie Roy, Assessee Services at the Alameda County
Assessor’s Office, because the subject is currently exempt, the fixed charges
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and/or special assessments cannot be determined. She revealed that upon sale
or transfer to a non-exempt entity, the fixed charges and/or special assessments
for the subject would be determined based on the new property value by the
special assessment districts within the identified tax rate areas.
Site Description
The following diagram is included to give a pictorial illustration of the pieces of
the State Parcels that make up the disposal unit, identified by their APNs. The
summation of the APN sites provides a total of 34.99 acres; which does not equate
to the Department’s survey total of 37.12 acres of the disposal unit. The difference
is due to the discrepancies of what is included in the survey. Nevertheless, the
Department’s survey of the site is based on the legal description provided;
therefore, it is used as the basis for our evaluation in this appraisal.

State Parcel 34410, APN# 087-011-15-14: This piece of the State’s Parcel (depicted
in green) is an interior lot located to the north of Quarry Lakes Road and at the
eastern city limits of Union City. It is mostly fallow agricultural land, level, at street
grade and irregularly shaped; according to the Alameda County Assessor’s
records, it is approximately 12.35 acres.
State Parcel 34410, APN# 087-011-15-15: This piece of the State’s Parcel (depicted
in blue) is an interior lot located to the south of Quarry Lakes Road and at the
eastern city limits of Union City. It is mostly bound to the south by Old Alameda
Creek; and is improved with a 2-story, four-bedroom/one-bathroom single family
residence according to the lease. Also, this is mostly fallow agricultural land, level,
at street grade and irregularly shaped; according to the Alameda County
Assessor’s records, it is approximately 6.94 acres.
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State Parcel 39259, APN# 087-011-17-06: This piece of the State’s Parcel (depicted
in gold) is a corner lot bounded by Alvarado-Niles Road to the north, Osprey Drive
to the west and Quarry Lakes Road to the south. It is improved with a single-story,
single family residence, a barn and a carport according to the lease. Also, this is
mostly fallow agricultural land, level, at street grade and irregularly shaped;
according to the Alameda County Assessor’s records, it is approximately 7.45
acres.
State Parcel 39259, APN# 087-011-17-07: This piece of the State’s Parcel (depicted
in pink) is a corner lot bounded by Quarry Lakes Road to the north, Osprey Drive
to the west and a small community park to the south. It is mostly fallow agricultural
land, level, at street grade and irregularly shaped; according to the Alameda
County Assessor’s records, it is approximately 8.25 acres.
In general, utilities are connected on the two sites that are improved with
residences, and if not connected on the remaining sites, available for connection
from the adjoining streets. Electricity and gas is provided by Pacific Gas and
Electric (PG&E); phone service is by AT&T (successor to Pacific Bell); while water is
provided by Alameda County Water District (ACWD) and sewer services are
provided by Union Sanitary District|. Garbage is collected by Republic Services.
There are various service provider options for internet and cable television
services.
Flood Zone
According to FEMA Map Community Panel Number 060014/06001C0434G, dated
August 3, 2009, the subject property/disposal unit parcel is all located in Flood
Zone X; described as “Area of minimal flood hazard, usually depicted on FIRMs as
above the 500-year flood level and protected by levee from 100-year flood.” No
flood insurance is required for the subject property.
Earthquake Fault Zone; Seismic Landslide & Liquefaction Hazards
The following information was provided by reviewing the California Geological
Survey (CGS) online portal 7 for the individual parcel outlines relative to the faultrupture hazard zone as defined by the Alquist-Priolo Earthquake Fault Zoning
Hazard Act.
Following the Loma Prieta earthquake of 1989, the State enacted new regulations
known as the Seismic Hazard Mapping Act of 1990. The Act required the California
State Geologist to create maps delineating zones where data suggest amplified
7

California Department of Conservation. https://maps.conservation.ca.gov/cgs/EQZApp/app/

14 - 40

Parcel DD-034410-01-01 Remarks
Project# 0417000002
4-Ala-238

ground shaking, liquefaction, or earthquake induced landsliding may occur
("seismic hazard zones"). Also, it required geotechnical and/or geologic
engineering investigations as part of the permitting process for new construction,
and additions to most buildings (certain single family homes are exempted). In
addition to these requirements, property owners are required to disclose that their
property is located within the zone when they sell. The Act does not impact
upgrades to existing buildings.
Earthquake-induced landslides occur when ground shaking from earthquakes
destabilize the soil as well as the structures built on them or where Holocene
occurrence of landslide movement, or local slope of terrain, and geological,
geotechnical and ground moisture conditions indicate a potential for permanent
ground displacements. On the other hand, liquefiable soil occurs when the soil is
less stable due to ground shaking from earthquakes which can have detrimental
effects on the stability of structures within the zone, or where historic occurrence
of liquefaction, or local geological, geotechnical and ground water conditions
indicate a potential for permanent ground displacements.
The following is a summary outline of the earthquake zones, seismic landslide and
liquefaction hazards affecting the State Parcels included in the discussion.

State Parcel#

APN

Disposable Unit: DD-034410-01-01
Earthquake Seismic
Seismic
Fault
Landslide Liquefaction
Zone
Hazards
Hazards
Street Address

State Parcel 34410

087-0011-015-14
087-0011-015-15

35075 Alv arado Niles Road
35075 Alv arado Niles Road

No
No

No
No

Yes
Yes

State Parcel 39259

087-0011-017-06
087-0011-017-07

35261 Alv arado Niles Road
35261 Alv arado Niles Road

No
No

No
No

Yes
Yes

This appraisal assumes that there are no effects on value, use and marketability
of the subject property due to any known or unknown effects of seismic hazard
zones of landslides and/or liquefaction. 8
Soil/Toxic Conditions
A Hazardous Materials Disclosure Document –Disposal (HMDD) dated December
20, 2019, was prepared/approved by Christopher Wilson, District Hazardous Waste
Supervisor. His report (summary) is based upon an Initial Site Assessment (ISA), and
considers the subject parcels “free of significant hazardous materials…”
8

A registered civil engineer or certified engineering geologist should be consulted for a professional
opinion or to prepare a geotechnical report on the evaluation of site-specific seismic hazards based on
geological and geotechnical conditions.
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concluded that the subject parcels can be “sold or exchanged.” See attached
HMDD report provided for the subject property. Additionally, the soils are
presumed adequate to support development as evidenced by the existing and
surrounding improvements.
No environmental problems were visually noted during the inspection. Also, to the
best of our knowledge, there is no evidence or knowledge that the disposal unit
parcel site was previously utilized as a gas station or handled hazardous material
storage, which may have adverse environmental effects on the parcel. The
impact of leaks from neighboring underground storage tanks, surface run-offs,
hazardous materials, waste or toxic contaminants at the subject parcel or from
any surrounding uses was not tested prior to this appraisal and is not known.
Therefore, this appraisal is based on the assumption that the subject parcel is
presumed free of any hazardous materials, hazardous waste, toxic soil,
underground tanks, or underground contaminants that could affect the
development or use of the site.
Property Improvement Description
The subject property/disposal unit has two residential homes; one on each State
Parcel site and ancillary structures. The scope of work precluded their inclusion in
the appraisal; therefore, neither structure was inspected. Nevertheless, the stateowned National Register Eligible Peterson Farmhouse is located on APN 087-011015-15, and is on the Master List. A Caltrans District 4 Professionally Qualified Staff
(PQS), Helen Blackmore, Principal Architectural Historian has reviewed the
Director’s Deed (DD) and provided a mitigation plan. See the attached
memorandum included in the addendum of this report.
ZONING 9
According to Union City, the subject property/disposal unit has three primary
zonings: RM 1500 and RM 2500 are both Multi-Family Residential Districts; and OS,
which is the Open Space District.
The purpose of the R Districts chapter in the Zoning Ordinance is to define
allowable uses and provide property development standards for the RS and RM
zoning districts to further the public health, safety and general welfare in a
manner consistent with the City’s General Plan. As noted in the development and
requirements chart later in this discussion, the RM 1500 requires a minimum lot size
per dwelling of 1,450 square feet, for a maximum of 30 dwelling units per acre. In
addition, the subject property has a –HE, Housing Element Overlay Zone; whose
Excerpts from: Union City Municipal Code. Title 18 Zoning. Chapter 18.32 Residential Districts. & Chapter
18.92 Open Space Districts. https://qcode.us/codes/unioncity/view.php?topic=18-18_32&frames=on. and
https://qcode.us/codes/unioncity/view.php?topic=18-18_92&frames=on.
9
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purpose is to ensure compliance with the Government Code, which requires a
minimum density of 20 dwellings units per acre to be permitted on sites rezoned
for very low and low-income households. This translates to a maximum of 2,178
square feet of site area per dwelling unit. When added to the RM 1500 zoning
district, the density shall be 20 to 30 dwelling units per acre. Conversely, the RM
2500 requires a minimum lot size per dwelling of 2,500 square feet, a maximum of
17 dwelling units per acre. Both are developable on a minimum lot site of 6,000
square feet.
Primary permitted uses for the RM districts includes, but is not limited to: multifamily
dwellings, semidetached single-family dwellings containing not less than two units
and attached dwellings; duplexes; lodging rooming houses in the RM 1500 district;
noncommercial cultivation of fruits, nut trees, vegetables and horticultural
specialties; home occupations (subject to conditions noted in §18.32.020.g),
swimming pools, spas and accessory structures located on site with a permitted
use; temporary subdivision sales offices; agricultural uses including nurseries; and
accessory dwelling units (on multifamily lots with single-family dwellings provided
it meets established criteria).
Conditionally permitted uses shall be permitted upon the granting of a use permit;
and shall include, but not be limited to, the following: pre-schools; private
nonprofit schools and colleges, not including art, craft, music or dancing schools
or business, professional or trade schools and colleges; churches, parsonages,
parish houses, monasteries, convents, and other religious institutions; public and
private philanthropic and charitable institutions; the establishment of bingo
games; hospitals, sanitariums, rest homes, community care facilities or nursing
homes serving more than six (6) people; private noncommercial clubs, lodges,
playgrounds and community centers; private tennis and swim clubs; cemeteries,
columbariums and crematories; medical center buildings; lodging rooming
houses; and other similar uses; residential - planned unit developments (PUD);
accessory structures and uses located on the same site as a conditional use;
automobile parking lots and accessory to a business or commercial use located
within five hundred (500) feet and solely for the use of employees and customers;
dwelling groups; provided, that the building type shall be restricted to that listed
under permitted uses for that district (i.e., one-family dwellings in RS, two-family in
R 5000) with equivalent site area per dwelling unit; amateur radio antennas and
antenna structures constructed by or for FCC licensed amateur radio operators.
The purpose and intent of the OS Zoning District is to: provide adequate recreation
and open space lands for the needs of the population, present and future;
preserve and protect open space lands as a limited and valuable resource;
discourage premature and unnecessary conversion of open space land to urban
areas in order to discourage noncontiguous patterns of development which
unnecessarily increase the cost of community services to community residents;
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prevent incompatible development of areas which should be preserved or
regulated for scenic, historic, or conservation purposes; insure the retention of
certain lands in their natural or near natural state, so as to protect the public
health, safety, and welfare of the community from natural disasters such as fire,
flood, erosion, seismic activity, etc. Provisions of this district also provide for the
reasonable use of open space land while at the same time preserving and
protecting its inherent open space character.
All permitted uses shall be subject to approval for development, construction, or
improvement as provided in Chapter 18.76, except uses devoted solely for the
production of food or fiber. Permitted uses include: outdoor recreation (including,
but not limited to, parks, areas of passive recreation usage, trails and other
suitable corridors and areas for the preservation of outstanding scenic, geologic,
historic, and cultural value); limited agricultural uses (excepting: greenhouses;
commercial - feed lots, slaughter houses, packaging, processing, treatment, or
storage of produce or meat products and other uses in violation of the purpose
of the residential use chapter, as determined by the City Council); outdoor nature
laboratories, natural wildlife sanctuaries, and similar facilities; water supply lands,
including but not limited to watershed and ground water recharge areas; a
single-family detached dwelling (subject to §18.32.020); archeological digs;
accessory structures and accessory uses.
All conditional uses shall be subject to approval for development, construction,
or improvements as provided in the chapter regulating use permits. All conditional
uses shall expressly conform to the purpose of the Open Space District, and
includes, but not limited to: utility uses, i.e., small substations and/or transmission
easements, which are low intensity (vehicle activity, land coverage, structural);
educational, charitable, research and philanthropic uses, which are of low
intensity (vehicle activity, structural); active or organized recreational uses
including, but not limited to, riding academies, clubs, stables, country clubs, guest
ranches and golf courses; outdoor zoos, botanical conservatories, or botanical
gardens; accessory structures and accessory uses; and commercial tree farming
operation.
The following chart summarily outlines the development standards and
requirements for developments in the multi-family and open space districts.
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DEVELOPMENT STANDARDS & REQUIREMENTS

Minimum site area*
Lot Coverage
Site area per dwelling unit
-HE Overlay Zone

RM 1500

RM 2500

OS

6,000 sf
40%
1,450 sf
1,450-2,178 sf

6,000 sf
40%
2,500 sf
---

10 acres
6%
10 acres
---

100'
60'
70'

100'
60'
70'

-------

Frontage: width and depth (minimum)
-Depth
-Width: Inside Lot
- Width: Corner Lot
Front yard , minimum **
Side yard: minimum
10% of lot width (LW)
-except when adjacent to RS districts
10% of LW for cond.use/accessory structures
-except street side corner lot, 15% of LW

20'

20'

min. 5'/max. 10'
min. 20'
min.10'/max. 20'
min. 15'/max. 20'

min. 5'/max. 10'
min. 20'
min.10'/max. 20'
min. 15'/max. 20'

100'
100'
---------

Rear yard: minimum
-except if rear/side yard is ≥20% of lot area
- through lots

20'
15'
20'

20'
15'
20'

100'
-----

Open space and landscaping
-side yard of street side of corner lot
-rear side of double frontage lot
-non-living landscapinge, shall not exceed:
-open space/dwelling unit
-new projects/substantial modification

min. 5'
min. 10'
25%
300 sf
25%

min. 5'
min. 10'
25%
300 sf
40%

-----------

Height of structure: maximum
Distance between structures
-when the sum of two structues exceed 12'

30'
10'
1' /2' excess

75'
10'
1' /2' excess

25'
-----

* RM: An additonal unit may be added if after the the div ision of the site by the lot requirement yields 90% or more
of the area needed for the next lot.
OS: Publicly owned lands are not subject to minimum lot size if incorporating such uses as parks, trails, day camps, historical
sites and other similar public facilities.
** This may be reduced by 5' if all required off-street parking spaces are located on the rear half of the site or are entered
parallel to the front property line of the site.

In addition to the above-mentioned requirements, there are design criteria, offstreet parking and loading, bicycle parking, mailboxes and special provisions for
amateur radio antennas and antenna structures for the multi-family districts. For
the open space district, additional requirements require a geological and soil
investigation report, soil erosion and land management, building permits,
landscaping, tree removal, grading, access to road areas and substandard lots.
Most notable is the general parking requirement for activities applicable to the
subject property’s zoning districts which are summarized as follows:
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PARKING REQUIREMENTS
RM 1500
---

RM 2500
---

OS
3 spaces

1.5 spaces
2 spaces
0.5 spaces

1.5 spaces
2 spaces
0.5 spaces

N/A
N/A
N/A

1 space
1.5 spaces
2 spaces

2 space
1.5 spaces
2 spaces

N/A
N/A
N/A

1 berth
1 berth

1 berth
1 berth

N/A
N/A

General : residential parking per dwelling unit
Specific: residential parking:
Sudio & One bedroom units
Two or more bedrooms per unit
Senior Housing: covered space per bedroom
Affordable Housing: 100% affordable to lower-income*
Sudio & One Bedroom units
Two bedroom units
Three or four bedroom units
Off-street loading:
Gross floor area of up to 5,000 square feet
- for every additional 10,000 square feet
* exemptingthe manager's unit.

Development Analysis
Per Brandon DeLucas (Associate Planner), with the City of Union City, the subject’s
primary permitted activities/uses under the zoning districts are consistent with the
corresponding land use designations of the 2040 General Plan; see matrix below.
Zoning District

General Plan

RM 2500

Residential (10-17 dwelling units/acre)

RM 1500

Residential (17-30 dwelling units/acre)

OS

Open Space

He revealed that the 2040 General Plan was adopted in December 2019; but, the
zoning map has not been updated online to reflect the changes. He further
revealed that sections of the subject property/disposal unit had been redesignated from Private Institutional to a higher residential density, RM 1500-HE;
which resulted in the adjustment of the zoning district lines for the subject property.
Union City has identified nine special areas of the city for targeted development
or redevelopment. The subject property’s site is within one of the special areas;
namely, the Greater Station District; and specifically identified as the Gateway
Site (See Figure SA-5.1, of the General Plan Land Use, the Gateway Site included
below). Carmela Campbell, Economic and Community Development Director,
provided more details on the general plan’s intended goals for the subject
property’s site. The goal is to provide more housing; additional recreational
facilities, which the City needs; and to facilitate the construction of Quarry Lakes
Parkway (per SA-5.8, Chapter 9-Special Areas of the General Plan). As currently
designated, she expressed that the subject property could be developed to 350
units; but noted three primary constraints that include the re-alignment of Quarry
Lakes Road, the Special Areas Policy 5.4 that requires inclusion of parks (and
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recreation) and right-of-way dedication for internal circulation; in addition to
preservation of the Peterson Farmhouse. She provided the following diagram
illustration from the current 2040 General Plan.

Source: General Plan Land Use, Gateway Site. Figure SA-5.1:

The figure above depicts the redrawn lines from the 2040 General Plan as it affects
the land use for the subject property. It shows Union City right of way projects over
the subject property. This fair market appraisal has no project influence on the
market value conclusion from those future right of way projects considered by
Union City. Nevertheless, with the redrawn land use designation lines, the Union
City Planning Department provided the following land use summary for the
subject property:
•

General Plan Land Use – R 10-17; Residential (10-17 dwelling units/acre): 18.75 acres
(including 3.4 acres Wetland Mitigation and Riparian Area).

•

General Plan Land Use - R 17-30; Residential (17-30 dwelling units/acre): 6.75 acres.

•

General Plan Land Use – Open Space: 11.2 acres.

Note, that this total land use summary is ±0.42 acre less than the surveyed site as
presented by the DD-034410-01-01 Exhibit “A” legal description and the Right of
Way Exhibit “B” Map; hence, reconciliation was needed. This was split evenly
between the multi-family residential uses. In addition, within APN 087-011-015-15,
is the Peterson Farmhouse, a historical preservation property which cannot be
developed. A half-acre is estimated as protected and is deducted from the
Residential (10-17 dwelling units/acre) land use. Hence the Residential (10-17
dwelling units/acre) land use would equate to 18.46 acres (18.75+0.21-0.5); and
the Residential (17-30 dwelling units/acre) land use, would equate to 6.96 acres
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(6.75+0.21). As a result, the subject property consists of 25.42 acres (net) of
developable residential multi-family land.
Ms. Campbell provided a link to the environmental impact report (EIR)10
regarding the Wetland Mitigation and Riparian Areas. The above-mentioned 3.4
acres is project influence from the East-West Connector Project, a future city
project. Per the National Wetland Inventory mapping, there aren’t any wetlands
or riparian areas on the subject parcel. This 3.4 acres is creation, not
enhancement. Therefore, no adjustment was made for the city’s Wetland
Mitigation and Riparian Area as presented; since, this is project influenced and
has no impact on the subject property, as-is.
To give a perspective of project entitlements in the city, Ms. Campbell provided
a few examples of the most recently approved, and developed projects, with
the same or comparable zoning as the subject property. The following were
considered most applicable in comparison to the subject property.
Comparisons from similar Developments:
Project Name
Location

Zoning/GP

Site Area (acres)
Unit Count
Net Density (units/acre)
Unit Description
Unit Size (range)
Average Unit Size
Year Entitled
Year Completed /Occupancy-CO

Pacific Terrace

Monarch @ Soares Ranch

11th Street, south of
Cheeves Way

Alvarado-Niles Rd, btw.
Western Ave. & Copa Del
Oro Drive

RM 2500 / Residential (1017 du/acre)

RM 1500HE / Residential
(17-30 du/acre)

Sugar Mill*
30710 Union City Blvd.,
btw Smith Street &
Bettencourt Way (APN
483-121-10)
Specialty Commercial /
Village Commercial

13.4
216
16.1

3.3
63
19.1

1.94
36
18.6

2- to 4-bedrooms
1,174 to 1,622 sf
1,440 sf

2- to 4-bedrooms
1,437 to 3 ,142 sf
1,832 sf

3- to 4-bedrooms
1,640 to 2,016 sf
N/A

2002
2005/2006

2016
2019

2016
2020 (Temp. CO)

*included 6 commercial condo ground floor units comprising 3,443 sf. Residential component is 2-story Townhomes.

Based on our discussion, she noted that the current RM 1500 zoning is not
comparable to a high-density zoning in today’s market and that the existing
density could be considered the upper end of a medium density zoning. Also, it
was noted that the city could, in the future, permit densities towards the upper

for access go to
https://www.alamedactc.org/wp-content/uploads/2018/12/00703-07_RevisedFEIR_V1_2009_Web.pdf.

10
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end of the range for these zoning districts, due to the pressure of the current
housing demand on the city, within the constraints on the site mentioned earlier.
LOT SIZE
ACRES
SF

DENSITY
ENTITLEMENTS # of Units Avg. lot/DU DU/Ac.

CITY

RECORDING
DATE

37351 Sequoia Rd

Fremont

11/1/2017

2.45

106,853

R-3-27

Yes

54

1,979

22.0

Various-SoHay

Hayward

8/2/2018

25.00

1,089,000

PD

No

472

2,307

18.9

29212 Mission Blv d

Hayward

11/22/2017

4.70

204,601

T-4 to PD

No

89

2,299

18.9

Eden Park Place

Hayward

5/3/2019

6.18

269,366

PD

Yes

118

2,283

19.1

41223 Roberts Av e

Fremont

7/18/2016

0.90

39,073

R-3-18

Yes

17

2,298

19.0

3800 Adams Av e

Fremont

93/2019

0.61

26,364

R-3-18

Yes

11

2,397

18.2

41354 Roberts Av e

Fremont

2/1/2019

2.00

87,124

R-3-18

No

36

2,420

18.0

36341 Mission Blv d

Fremont

6/7/2019

0.79

34,277

R-3-18

Yes

13

2,637

16.5

38569 Mission Blv d

Fremont

2/25/2019

1.05

45,738

R-3-18

Yes

16

2,859

15.2

29212 Mission Blv d + 7.6 ac Caltrans

Hayward

Pending

12.30

535,657

PD

Partially Entitled

189

2,834

15.4

Newark

5/21/2019

9.97

434,244

RM-FBC, PD

No

138

3,147

13.8

ADDRESS

8610 Enterprise Dr.

ZONING

Additionally, the appraiser sought market projects, as shown above, from
competing neighborhoods of the surrounding cities; and realized that for the
highest density, RM 1500 obtained in a Union City development, the competition
was realizing a range of 18.0-22.0 dwelling units per acre; with a corresponding
lot size per unit of 1,979-2,420 square feet. This brackets the approved
developments from Union City. Similarly, for the RM 2500 the density range was
13.8-16.5 dwelling units per acre; with a corresponding lot size per unit of 2,6373,147 square feet; again, bracketing the one development from Union City.
Hence, the appraiser concluded that a market supported development for the
subject property’s RM 1500-HE and RM 2500 is 22.0 and 16.5 dwelling units per
acre, respectively.
In conclusion of the potential development analysis, it was determined that the
following units could be attained from the subject property’s multi-family zoned
segments:
Zoning

Acres

DU/Acre

# of Units

RM 1500-HE:

6.96

x

22.0

=

153

RM 2500:

18.46

x

16.5

=

305

Total

25.42

=

458
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HIGHEST AND BEST USE
Highest and best use is defined as:
The reasonably probable use of property that results in the highest value. The four
criteria that the highest and best use must meet are legal permissibility, physical
possibility, financial feasibility, and maximum productivity. 11

Highest and best use analysis is a three-step process. The first step involves the
highest and best use of the site as though vacant. The determination must be
made to leave the site vacant or to improve it. If the conclusion is to improve the
site, the second step is to determine the ideal improvement. The final step is a
comparison between the ideal improvement and the existing improvement. At
this point, the determination must be made to maintain the property in its present
form or to modify the improvements to more closely conform to the ideal.
Highest and Best Use As Vacant
The highest and best use of a specific parcel of land is not determined through
subjective analysis by a property owner, developer, real estate agent, or
appraiser; but rather, it is a use shaped by the competitive forces within the
market where the property is located. The definition of highest and best use
encompasses four tests, i.e., the most probable use of land or improved property
that is legally permissible, physically possible, financially feasible and
appropriately supported by the market, and which results in maximum
profitability.
Legally Permissible
The subject property entails three zoning districts; namely; RM 1500-HE, RM 2500
and OS, multi-family residential and open space, by the City of Union City. These
zoning designations, in conjunction with the general plan, allow a variety of two
or more housing unit developments and open space uses. The objective of the
general plan is to make these zoning districts provide a healthy mixture of multifamily residential types and parks to serve the neighborhood as a gateway into
Union City. According to discussions with Planners at the city’s Planning
Department, there is no likelihood for a change in zoning designation in the near
future. For the subject property’s residential zoning, densities of 10-17 or 17-30
dwelling units per acre are required for subdivision; design and development
plans would include - minimum lot size, coverage ratio, lot width and depth; front,
side or rear yards and building height requirements. In addition, there are bicycle,
vehicular parking and loading requirements (according to use). Minimal
requirements exist for open space development. Attention is required to possible
11

The Dictionary of Real Estate Appraisal, 6th Ed. (2016), p.109
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creek setbacks from the Old Alameda Creek. The subject property is considered
as a vacant multi-family residential and open space property; available for a
variety of permitted uses (already mentioned in the zoning section). Regardless
of use, the site is large enough to meet all requirements of any permitted use
planned for development.
Physically Possible
At a size of 37.12-acres (1,616,947 square feet), and extended street frontages
along Alvarado-Niles Road, Osprey Drive and Quarry Lakes Drive, the subject
property’s site is large and wide enough for development to a variety or
combination of permitted uses. The topography is mostly level. No apparent
drainage or easement problems were noted. The site is not located in a faultrupture hazard zone; nor is it within a seismic-induced landslide area. However, it
is in a seismic-induced liquefaction area. Nonetheless, no soil problems are
presumed as evidenced by the surrounding developments. All utilities are
provided on the site or available from any of the adjacent streets. The site
exceeds the minimum street frontage required for any permitted use and is not
limited by its physical characteristics, except for size. Based on our investigation
into development per market demand; the subject property can be developed
to a 458–unit, multi-family residential development with the appropriate park and
recreational amenities according to the open space requirement.
Financially Feasible and Appropriately Supported by the Market
The residential submarket has very few vacant sites available for construction,
with most sites being infill or redevelopment projects. Similar projects, to what is
herein contemplated for the subject property, are prevalent along or adjacent
to Mission Boulevard (State Route 238) in Hayward and are part of the
abandoned State Route 238 Bypass. In the past five years, there has been a rush
to bring new housing products to the market for sale or lease, due to the regional
housing shortage. Home sales prices have increased by five to ten percent over
the past 12 months; there are fewer listings and the average listing time is
declining; the absorption rate (total sales per month) is declining and the salesto-listing ratio is increasing with some properties selling for over 30% of the listing
price. Similarly, rental units have on average, seen rental rates steadily increase
over the past three years except for brief period of stagnation during the past
year; there are fewer vacancies and lower capitalization rates observed for these
rental units. There are very few available listings of properties of a size similar to the
subject. In conclusion, demand for all types of housing products are strong and
appear to exceed the existing supply. Looking back on the past year, with the
Covid-19 pandemic, the housing market has not only survived the onslaught but
prospered during this time. Forecasts expect the market to continue its upswing.

25 - 40

Parcel DD-034410-01-01 Remarks
Project# 0417000002
4-Ala-238

Currently, financing costs are still relatively low. Also noted earlier, developers are
motivated to acquire and develop available vacant residential sites in the Bay
Area, due to the housing shortage. Much of what is available consists of smaller
sized in-fill sites. Even with low financing costs, and increasingly higher land and
labor costs, new construction continue to flood the market and developers are
selling out housing units or leasing-up vacant units of new residential
developments. Regardless, investor appeal remains good for residential
developments, as property values continue to increase for home owners; and
lower capitalization rates and upside income potential continue to loom the
market for income residential properties. Overall, a master planned multi-family
development of various types on the subject site is feasible. The timing, based on
a mixture of various market indications, is now.
Maximally Productive
The subject property’s site is zoned multi-family residential and open space, which
encourages the development of a variety of multi-family residential uses and
parks / recreational facilities as the primary legal use. The only limitation on the
site is its size; however, its size is large enough to develop to a permitted land use;
including a 458-unit multi-residential development and the required open space
(park / recreational facilities). Due to the current market conditions in the
homeownership market; there are fewer homes available for sale (listings),
available listings are experiencing shorter listing times, absorption is on the decline
and the market is experiencing higher sales-to-listing ratios. While in the residential
rental market; market rents are increasing, occupancy levels are low and stable,
with minimal turnover and capitalization rates remain low. Financing costs are low
which increases developer/investor sentiment towards the development of
residential properties. Multi-family residential developments are feasible, judging
by the number of residential developments that have been completed over the
past five years and the ongoing number of projects under construction in the
region. Considering the subject’s location, nearby uses, zoning and the current
real estate marketplace, a 458-unit multi-family residential development, with the
required park(s)/recreational facilities would be within the legally permissible
density requirement and meet market requirements; is physically possible,
financially feasible at this time and would be a maximally productive use of the
subject’s site.
Conclusion of Highest and Best Use As Vacant
Upon analysis of the four tests of the highest and best use concept, it is concluded
that highest and best use of the subject property as vacant, is to develop now,
with a 458-unit multi-family residential development, including park(s) and
recreational uses, that satisfies current zoning, design, developmental, parking
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and loading requirements, amongst others and is consistent with the current
general plan.
Highest and Best Use As Improved
The last step in the highest and best use analysis compares the existing
improvements with the ideal improvements. The same tests are then applied to
the analysis of the property as improved. However, the purpose focuses on three
possibilities: to continue the existing use, to modify the existing use or to demolish
and redevelop to conform to the ideal use.
The ideal improvement is the highest and best use as vacant, which was discussed
earlier: to develop the subject property, now, with a 458-unit multi-family
residential development, including required park(s) and recreational uses.
Currently, the subject property’s use is agricultural; additionally it is improved with
two single-family dwelling and accessory farm structures. Although leased,
income does not reflect market lease rates. Seventy percent of the subject
property is zoned for medium density residential; which would command a higher
return on the land than an agricultural use. Therefore, continuing the existing use
or attempting to modify its improvements to obtain the highest use as improved
are not viable options. Hence, the best option is to demolish the existing
improvements (except the sections improved with the historical/cultural
landmarks), and develop the subject property to the concluded highest and best
use as vacant.
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SUMMARY OF ANALYSIS AND VALUATION
Generally accepted real estate appraisal methodology encompasses three
valuation approaches: the cost approach, the sales comparison approach and
the income capitalization approach. The methodology of each approach is
described briefly and its relevance to this appraisal is determined.
Cost Approach
The cost approach is defined as:
“a set of procedures through which a value indication is derived for the fee simple
estate by estimating the current cost to construct a reproduction of (or
replacement for) the existing structure, including an entrepreneurial incentive or
profit; deducting depreciation from the total cost; and adding the estimated land
value. Adjustments may then be made to the indicated value of the fee simple
estate in the subject property to reflect the value of the property interest being
appraised. ” 12

This approach is a good indicator of value when the subject property is improved,
and accurate data exists on building costs. There must also be recent land sales
in the area in order to estimate the land value. Nevertheless, the cost approach
is not applicable since the highest and best use of the State’s Excess Land’s
Disposal Unit is “as vacant.” Furthermore, the parcels are predominantly vacant
land or farmed agricultural acreage, with small service structures and residences.
Income Capitalization Approach
The income capitalization approach is defined as:
Specific appraisal techniques applied to develop a value indication for a property
based on its earning capability and calculated by the capitalization of property
income. 13

The income capitalization approach is a procedure that converts anticipated
benefits (cash flows and reversions) to be derived from the ownership of property
into a value estimate. Anticipated future income and reversions are discounted
to present worth figures through the capitalization process.
The subject parcels are located within urban limits surrounded by residential uses.
Although, the subject property is comprised of income generating real estate
which may be convenient to both the owner and tenant; the parcels are not
being put to their highest and best use, as determined in a previous section. The
income earning capabilities are not being maximized. Therefore, the highest and
12
13

The Dictionary of Real Estate Appraisal, 6th Edition. P.54.
The Dictionary of Real Estate Appraisal, 6th Edition. P.115
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best use of the State’s Excess Land’s Disposal Unit is to its use “as vacant”; hence,
this approach was not developed or utilized.
Sales Comparison Approach
The sales comparison approach is defined as:
The process of deriving a value indication for the subject property by comparing
sales of similar properties to the property being appraised, identifying appropriate
units of comparison, and making adjustments to the sale prices (or unit prices, as
appropriate) of the comparable properties based on relevant, market-derived
elements of comparison. The sales comparison approach may be used to value
improved properties, vacant land, or land being considered as though vacant
when an adequate supply of comparable sales is available. 14

An applicable unit of comparison considered most relevant to the subject’s
property type and market area for the subject property’s vacant land is the “price
per square foot” or a variation of this unit of comparison such as “price per acre.”
However, due to the smaller sizes of the sales comparables, where the vacant lots
are typically less than 1-5 acres and/or are infill redevelopments; participants in
the market typically defer to the former, a price per square foot unit of
comparison, due to its simplicity and reliability. Another unit of comparison that
the developer also considers is the “price per unit.” This takes into consideration
the number of proposed or permitted units developable on the site. When
proposed this does not take into consideration the risks and time involved with
obtaining development entitlement for a project. Conversely, when already
entitled, the risk is minimal, and the project is essentially a “shovel ready” project.
This could serve as a developer’s cross-check to pricing land acquisition for
development; as a secondary indication to unit value. Nevertheless, the price per
unit could involve a complex puzzle, integration of development requirements
with varying outcomes. Therefore, the price per square foot was it was utilized as
the primary unit of comparison in the analysis of the sales comparison approach.
The comparables have been placed in a grid and adjusted accordingly.
The adjustments to the comparables discussed later in this section, include:
property rights conveyed; financing terms; conditions of sale; expenditures
immediately after the purchase, market conditions at the time of sale and
physical and/or locational attributes. The sales comparison approach has been
utilized to determine the vacant land value of the subject property. The following
discussions and tables summarize the as vacant or vacant land sales
comparables.

14

The Dictionary of Real Estate Appraisal, 6th Edition. P.207.
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Discussion of Comparable Sales
All comparable sales involved the transfer of fee simple estates of similar vacant
land parcels for multi-family residential uses. All sales transfers involved either an
all cash transaction or use of conventional financing with typical equity downpayments; nevertheless, this resulted in all cash payment to the respective sellers.
There were no unusual conditions of sale associated with the transfer of title and
the sales are considered as market transactions. Adjustments were applied to the
comparable sales price for any building improvements that contributed value to
the sales price. Conversely, adjustments were required for comparable land sales
that required demolition of functionally obsolete improvements. The land sales
comparables included nine transfers which occurred between July 2016 and
September 2019, all within 56 months of the most recent date of inspection for this
valuation; when necessary, a market condition adjustment was applied to the
comparable sales due to changing market cycles. Also, some of the comparable
sales transferred with entitlements. These sales were adjusted to account for this
positive element. Nevertheless, most un-entitled transactions were given a due
diligence and a contingency to procure entitlements. The comparable land sales
were also analyzed further based on their location and physical attributesincluding size, shape, and on-site amenities. The comparable land sales sites
ranged from 26,364 sf (0.61acres) to 1,089,000 sf (25.0 acres) all smaller than the
subject’s residentially zoned site, with a net multi-family developable area of 25.42
acres. The zoning of the comparable sales was considered comparable to the
subject. The following discussions of the comparable land sales summarize the
pertinent data and its comparison to the subject property.
Multi-Family Residential Comparable Land Sales
Ala-21-01: 38569 Mission Boulevard, Fremont, CA
This is a February 25, 2019 sale of a 45,616 square foot (1.05 acre) rectangular
shaped vacant land parcel for $2,625,000 or $57.55/sf, land value. Per Mr. Scott
MacDonald, the listing agent, this property was listed early 2018 and went into
contract in September 2018. Per his listing brochure, the property was entitled
through May 12, 2019. The entitlements were for the development of eight singlefamily duets, totaling 16 units; a project density of 15.2 units per acre. This is
equivalent to a land cost of $164,062 per dwelling unit. The property is zoned R-318, with a land use density of 14.6-29.9 dwelling units per acre. The property was
a deep lot, with level terrain. Utilities were available to site. However, there were
some underground utilities that needed relocation. According to the broker, this
amounted to $250,000; which impacted the sales price. The property has access
from Mission Boulevard, a public street within the neighborhood.
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Ala-21-02: 8610 Enterprise Drive, Newark, CA
This is a May 21, 2019 sale of a 434,244 square foot (9.97 acre) rectangular shaped
vacant land parcel for $29,500,000 or $67.93/sf, land value. Per Mr. Joseph Owens,
the listing broker, this property was in contract for approximately one year. He said
that the property was listed without entitlements; nevertheless, the buyer
obtained full entitlements prior to closing. He revealed this property had some soil
contamination issues that had been remediated prior to engagement. Also, there
was an issue of standing water on the site. Nevertheless, it was confirmed that it
was not a wetlands issue as thought. The buyer, Trumark bought the site for
expansion, as they were already developing the adjacent site. They procured
entitlement to develop 138-units: 53 detached single-family residences and 85
two-story townhomes above ground floor garages. This is a project density of 13.8
units per acre; equivalent to a land cost of $213,768 per dwelling unit. The property
was a previously developed corner lot, with level terrain. Utilities were available
to the site. The property has access from both Hickory Street and Enterprise Drive
public streets within the neighborhood.
Ala-21-03: 41354 Roberts Avenue, Fremont, CA
This is a February 1, 2019 sale of an 87,123 square foot (2.0 acre) irregular shaped
parcel improved with a church for $8,525,000 or $97.85/sf, sold as vacant land.
Per Ms. Michaeline Correa Vierra, the listing broker, this property was on the
market for 198 days before going into contract. the first contract “fell thru”
because the buyer was not confident they could obtain entitlements for their
project due to emergency vehicle access, ingress and egress issues anticipated
with the parcel. She mentioned that there were 12-14 ‘back-up’ offers, including
one of $12,600,000 (which would have required a contingency period to obtain
full entitlements). Nevertheless, the first back-up buyer stepped in and purchased
the property at $8,525,000 with a 60-day close, without entitlements. The buyer
pursued; and later procured entitlements to develop a 36-unit condominium
project. This is equivalent to a project density of 18.0 units per acre. This is
equivalent to a land cost of $236,806 per dwelling unit. This property has a zoning
of R-3-18; with a land use density of 14.6-29.9 dwelling units per acre. The property
was a developed interior lot, with level terrain; and requires the demolition of the
existing church improvements. Neither the buyer nor the listing agents knew the
size of the existing church improvements. Furthermore, that information was not
available on public records. Mr. Aaron Fitz, a co-listing broker, estimated that the
church and office/school improvements were between 5,000 to 8,000 sf. Also, he
suggested that demolition costs would range from $4.00 to $8.00, provided there
is no asbestos involved. From all indications this was an as vacant land sale. That
puts demolition costs from $20,000 to $64,000; estimated. Considering a
demolition cost at the middle of the range would require a demolition expense
of $42,000. Therefore, for our purpose to estimate the land as vacant, an
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adjustment of $42,000 was considered and applied to this comparable for
demolition – expense after purchase. Utilities are available on the site. The
property has access from Roberts Avenue, a public street within the
neighborhood. Nevertheless, the entitlements call for private street within the
development to provide secondary street access.
Ala-21-04: 3800 Adams Avenue, Fremont, CA
This is a September 3, 2019 sale of a 26,364 square foot (0.61 acre) rectangular
shaped vacant land parcel for $4,000,000 or $151.72/sf, land value. Per Mrs. Ying
Wang, the buyer, this property was fully entitled at the time of purchase. Originally,
the plans were to build 12 townhomes; but, eventually got approved for 11
townhomes with an interior private street. This is equivalent to a project density of
18.2 units per acre. This is equivalent to a land cost of $363,636 per dwelling unit.
This property has a zoning of R-3-18; with a land use density of 14.6-29.9 dwelling
units per acre. This property required the demolition of the existing single-family
improvements. According to Mrs. Wang, the demolition costs and grading was
$20,000. This was necessary to prepare the site for construction. The property is a
corner lot, with level terrain. Utilities were available on the site. The property has
access from both Adams and Roberts Avenues, public streets within the
neighborhood.
Ala-21-05: 41223 Roberts Avenue, Fremont, CA
This is a July 18, 2016 sale of a 39,073 square foot (0.90 acre) rectangular shaped
vacant land parcel for $1,600,000 or $40.95/sf, land value. Per Mr. Steve Saray, the
buyer, this property was not entitled at the time of purchase. Since then the buyer
has submitted plans and been entitled to build 17 townhomes. This is equivalent
to a project density of 19.0 units per acre. This is equivalent to a land cost of
$94,118 per dwelling unit. It has a zoning of R-3-23, with a land use density of 14.629.9 dwelling units per acre. He further revealed that there was contamination on
the site arising from underground fuel storage tanks. He said it cost $100,000 to
remove and remediate the affected site; and received a “no action required”
letter upon completion. As a result, this requires an adjustment for expenditures
after purchase. The property is an interior lot, with level terrain. In addition, the site
has a sliver of open space along its western boundary. Utilities were available on
and to the site. The property has access from Roberts Avenue, a public street
within the neighborhood.
Ala-21-06: 37350 Sequoia Road, Fremont, CA
This is a November 1, 2017 sale of a 106,835 square foot (2.45 acre) portion of
APN#501-1310-009-02, for $13,100,000 or $122.62/sf, vacant land value. At the
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time of sale, the seller split the parcel and sold this portion fully entitled to build 54
townhomes. Per Mr. Cory Kusich, of SCS Development – the seller, this was a twopart development entitled for a 73-unit apartment complex and this 54-unit
townhome development. This is equivalent to a project density of 22.0 units per
acre; at a land cost of $242,593 per dwelling unit. The property is zoned R-3-27,
with a land use density of 14.6-29.9 dwelling units per acre. The interior private
roads were already constructed prior to this sale. Also, the site was rough graded
with utilities in place. The site was level and at grade with the adjacent street. The
property has access from Sequoia Road, a public street within the neighborhood.
Ala-21-07: 36341 Mission Boulevard, Fremont, CA
This is a June 7, 2019 sale of a 34,276 square foot (0.79 acre) vacant land parcel
for $1,850,000 or $53.97/sf, land value. Per Mr. Paul LeJoy, the owner and listing
broker, this property was originally listed for July 2018 for $2,450,000. The seller
(listing broker) said he regrets he sold the property $700,000 below market price
due to his motivation to sell at a reduced price. Conversely, he said the buyer was
motivated by the entitlements to develop 13 townhomes on the site. This is
equivalent to a project density of 16.5 units per acre. This is equivalent to a land
cost of $142,308 per dwelling unit. The property is zoned R-3-18, with a land use
density of 14.6-29.9 dwelling units per acre. The seller disclosed that there was no
contamination, even though the site is located next to a service commercial
property. The property is a trapezoid shaped lot, with mostly level terrain, below
street grade. Utilities were available to site. The property has access from Mission
Boulevard, a public street within the neighborhood.
Ala-21-08: 29212 Mission Boulevard, Hayward, CA
This is a November 22, 2017 sale of a 204,601 square foot (4.70 acre) L-shaped
shaped vacant land parcel for $5,900,000 or $28.84/sf, land value. Both the buyer,
Scott Menard of True Life Homes and seller, Shariq “Rick” Mirza, confirmed the
sales price and that this property did not transfer with any entitlements in place.
The buyer revealed he spent $500,000 to remediate the contamination issue that
persisted with the site; and received “no further action required” letter upon
completion from the Water Board. Also, that they sought and acquired
entitlements to build 89 residential units. This is equivalent to a project density of
18.9 units per acre; while simultaneously changing the zonings from S-T4 to PD. This
is equivalent to a land of $66,292 per dwelling unit. The property is an interior lot,
with a mostly level to upslope terrain. Utilities were available on and to the site.
The property has access from Mission Boulevard, a public street.
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Ala-21-09: 29213 Mission Boulevard (SoHAY), Hayward, CA
This is an August 3, 2018 sale of a several vacant land parcels totaling 25 acres
(1,089,000 square feet) for $32,400,000 or $29.75/sf. The assembled parcels
belonged to several agencies, including the Department of Transportation, BART,
City of Hayward, Alameda County Flood Control District and Hayward Area
Recreation and Parks District. The City of Hayward coordinated the sale. The
conversations, negotiations and contract of this sale date beginning as far back
as 2016. The buyer William Lyons Homes, was given contingency for due diligence
/ time to conceptualize a suitable planned development for the parcels. The city
entitled the project for 472 multi-family residential units (72 apartment rental units
and 400 townhomes), 20,000 square feet of street level commercial space and
2.4 acres of parks. This included rental units above the proposed commercial
buildings along Mission Boulevard. The predominant zoning was S-T4, S-T5 and SCS; however, the overall zoning was changed following a General Plan
Amendment to PD; and equivalent to 18.9 dwelling units per acre. This was a land
cost of $68,644 per dwelling unit. Most of the parcels were vacant lots. To the best
of our knowledge, none of the parcels were contaminated. The parcels were
mostly level, had access to a local street and varied in shape. Utilities were mostly
available on and/or near the various sites. The properties were located along
Mission Boulevard, Industrial Parkway, Dixon Street and Valle Vista Avenue, all
public streets.
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Subject
DD-034410-01-01
Parcel Size (sf.)
Number of units permitted/approved
Sale Date (most recent)
Sale Date (prior months adjustment)
Sale Price
Adjustment Criteria / Adjustment
Property Rights Conveyed
Adjusted Sales Price
Financing Terms
Adjusted Sales Price
Conditions of Sale
Adjusted Sales Price
Expenditures after Purchase
Adjusted Sales Price
Market Condition
Adjusted Sales Price
Adjusted Sales Price/dwelling unit
Adjusted Sales Price/sf.
Entitlements
Adjustment
Overall Adjusted Sales Price/dwelling unit
Overall Adjusted Sales Price/sf.
Qualitative Adjustments
Location
Size
Shape
Street Access
Land Use (Zoning/ General Plan)
---(Density)
Site -Topography
Site - Utilities (Availability)
Overall Comparison

1,107,295
458
3/5/2021
N/A
N/A
Assm'd Fee Simple
N/A
Cash / Conventional
N/A
None
N/A
None
N/A
Current
N/A

None
N/A

Good
37.12 acres
Mostly Geometric
Good
RM 1500;RM 2500
(10--30 du/ac)
Level (at street grade)
On-Site/Available
N/A

Comparables
Ala-21-01
45,616
16
2/25/2018
37
$2,625,000

Ala-21-02
434,244
138
5/21/2019
22
$29,500,000

87,123
36
2/1/2019
26
$8,525,000

26,364
11
9/3/2019
19
$4,000,000

39,073
17
7/18/2016
56
$1,600,000

106,835
54
11/1/2017
41
$13,100,000

34,276
13
6/7/2019
21
$1,850,000

204,601
89
11/22/2017
40
$5,900,000

Ala-21-09
1,089,000
472
8/3/2018
32
$32,400,000

Similar

Inferior

Inferior
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Similar

0%
$1,850,000
0%
$1,850,000
0%
$1,850,000
$0
$1,850,000
5%
$1,942,500
$149,423
$56.67
Yes
-10%
$134,481
$51.01

Ala-21-08

Inferior
Similar (25.00 ac.)
Similar (Various)
Similar
Similar
(PD:≈ 18.9 du/ac)
Similar
Similar

Similar

0%
$13,100,000
0%
$13,100,000
0%
$13,100,000
$0
$13,100,000
10%
$14,410,000
$266,852
$134.88
Yes
-10%
$240,167
$121.39

Ala-21-07

Inferior
Superior (4.70 ac.)
Similar (L-shaped)
Similar
Similar
(PD:≈ 18.9 du/ac)
Similar
Similar

Similar

0%
$1,600,000
0%
$1,600,000
0%
$1,600,000
$100,000
$1,700,000
20%
$2,040,000
$120,000
$52.21
None
0%
$120,000
$52.21

Ala-21-06

Similar
Similar
Similar
Similar
Similar
Similar
Similar
Superior (1.05 ac.)
Slightly Superior (9.97 ac.)
Superior (2.00 ac.)
Superior (0.61 ac.)
Superior (0.90 ac.)
Superior (2.45 ac.)
Superior (0.79 ac.)
Similar (L-shaped)
Similar (Geometric)
Inferior (Irregular)
Similar (Rectangular)
Similar (L-shaped)
Similar (Geometric)
Similarr (Trapezoid)
Similar
Similar
Similar
Similar
Similar
Similar
Similar
Similar
Similar
Similar
Similar
Similar
Similar
Similar
(R-3-18: 14.6-29.9 du/ac) (RM-FBC,PD: 13.8 du/ac) (R-3-18: 14.6-29.9 du/ac) (R-3-18: 14.6-29.9 du/ac) (R-3-23: 14.6--29.9 du/ac) (R-3-27: 14.6- 29.9 du/ac) (R-3-18: 14.6-29.9 du/ac)
Inferior (below street grade)
Similar
Similar
Similar
Similar
Similar
Similar
Similar
Similar
Similar
Similar
Similar
Similar
Similar
Similar

0%
$4,000,000
0%
$4,000,000
0%
$4,000,000
$20,000
$4,020,000
5%
$4,221,000
$383,727
$160.10
Yes
-10%
$345,355
$144.09

Ala-21-05

0%
$32,400,000
0%
$32,400,000
0%
$32,400,000
$0
$32,400,000
10%
$35,640,000
$75,508
$32.73
None
0%
$75,508
$32.73

Similar

0%
$8,525,000
0%
$8,525,000
0%
$8,525,000
$42,000
$8,567,000
5%
$8,995,350
$249,871
$103.25
None
0%
$249,871
$103.25

Ala-21-04

0%
$5,900,000
0%
$5,900,000
0%
$5,900,000
$500,000
$6,400,000
10%
$7,040,000
$79,101
$34.41
None
0%
$79,101
$34.41

0%
$2,625,000
0%
$2,625,000
0%
$2,625,000
$250,000
$2,875,000
10%
$3,162,500
$197,656
$69.33
Yes
-10%
$177,891
$62.40

0%
$29,500,000
0%
$29,500,000
0%
$29,500,000
$0
$29,500,000
5%
$30,975,000
$224,457
$71.33
None
0%
$224,457
$71.33

Ala-21-03

Slightly Inferior

Conclusion: Multi-Family Residential Land Sales Comparables
Again, the comparables utilized are best representative of comparable vacant
multi-family residential land sales in cities surrounding Union City, along the I-880
Corridor since July 2016. Extreme caution was used to select comparables which
have similar zoning, visibility and/or proximity compared to the subject property.
Except for size, the sales comparables were similar in transactional conditions,
locational attributes and physical amenities compared to the subject. No
adjustment was necessary for property rights (as all sales were fee simple
transfers); financing terms (as all transactions were cash to the seller) and
conditions of sale (as there was no undue influence or motivation to sell the
comparable sales).
Five of the comparables required adjustment for expenditures after purchase;
including three that needed remediation of past contamination, and two for
demolition of existing improvements (one had its building demolished shortly after,
while the other still has its buildings).
A market condition adjustment was applied to the comparables due to
improving market values over the past five years; nevertheless, the past twelve
months was not adjusted due to the stall in real estate development during the
Covid-19 shutdown. For comparables that closed within the past twelve months
no adjustment was applied; otherwise, an adjustment of 5% per year was applied
to transfers older than twelve months.
Typically, residential development sites are purchased contingent upon obtaining
some form of approval or entitlements; since the land value relates to the number
of residential units developable. This factor drives the sales price of vacant
residential land and reduces the risk associated with development. As a result, it
is an essential cost borne by the buyer. Four of the comparable sales transferred
with entitlements for development. Of the remaining five, four more were given
contingencies and extended due diligence periods to procure entitlements. Only
Ala-21-03, which was a quick close, did not have a contingency to procure
entitlements. Discussions with real estate brokers and participants revealed that
procuring entitlements could cost anywhere from 20% up to 50% of the sales price.
Nevertheless, they considered this information proprietary and would not disclose
it specific to the properties discussed. It is prudent to attribute some value to the
entitlements despite the lack of data; hence, comparable sales that transferred
with entitlements were adjusted by 10% to reflect this benefit (not borne by the
buyer).
Ala-21-01 thru Ala-21-07 are all located in the neighboring Tri-Cities of Newark and
Fremont and are all considered similar locations as the subject property. Ala-2108, Ala-21-09 are in Hayward, the same submarket area; nevertheless, they were
considered inferior when compared to the subject property location. Sufficient
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information was not generated to determine a quantitative adjustment for size
difference; nevertheless, the number of developable units has a direct correlation
to size. Since economies of scale would impact smaller developments as
compared to larger developments such as the subject property; the size
difference was considered and adjusted qualitatively. Ala-21-03 has an irregular
shape that could impact development; thus, its shape was considered inferior
compared to the subject property. All comparable land sales have comparable
multi-family residential zoning and land use densities; therefore, no adjustment
was warranted. Except for Ala-21-07, which is below street grade; all other
comparable sales were considered similar in terms of site topography and
available site utilities.
Prior to the transactional adjustments, the price per square foot ranged from
$28.84 to $151.72. After applying quantitative adjustments to the comparables,
the range narrowed slightly from $32.73 to $144.09 per square foot. In addition,
qualitative adjustments were applied to determine the overall comparability; the
results are ranked with the subject in the following table.
Multi-Family Residential Land Sales Comparables Rankings
Comp
ID#

Transfer
Date

Lot Size
(sf)

Adj. Sales Price
/sf

Ala-21-09

August 2018

1,089,000

PD

$32.737

Ala-21-08

November. 2017

204,601

PD

$34.41

Inferior

Ala-21-07

June 2019

34,278

R-3-18

$51.01

Slightly Inferior

Ala-21-05

July 2016

39,073

R-3-23

$52.21

Similar

Ala-21-01

February 2018

45,616

R-3-18

$62.40

Similar

Ala-21-02

May 2019

434,244

RM-FBC,PD

$71.33

Similar

SUBJECT

N/A

1,129,075

Zoning

RM 1500 & RM 2500

N/A

Overall
Comparison
Inferior

N/A

Ala-21-03

February 2019

87,123

R-3-18

$103.25

Similar

Ala-21-06

November. 2017

106,835

R-3-27

$121.39

Similar

Ala-21-04

September 2019

26,364

R-3-18

$144.09

Similar

Following the adjustments, six comparables ranked similar to the subject property
providing an adjusted range of $52.21 to $144.09 per square foot; with an average
of $92.45 per square foot of vacant or as vacant land. Primary consideration was
given to Ala-21-02 Ala-21-03 and Ala-21-06, which represented the larger
developments amongst the similar comparables; nevertheless, the most weight
was given to Ala-21-02. As a result of the analysis and overall comparison to the
as vacant land sales comparables; a unit indicator of $75.00 per square foot was
considered adequate for application to the subject property. Therefore, the
market value conclusion as derived by the sales comparison approach is:
Market Value

1,107,295 sf

X

$75.00 per sf
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$83,047,125
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The concluded value by the price per square foot indication is equivalent to
$181,325.60 per dwelling unit. This unit indicator is well within the adjusted range
of $75,508 to $345,355 per dwelling unit provided by the comparable sales utilized
in this analysis.
Open Space Comparable Land Sales
Ala-19-01: East Avenue, Hayward, CA
This was an October 2018 sale of a 35,000 square foot vacant site for $3.14 per
square foot. According to Remy Fortier, the listing and selling agent, the property
was under PG&E high power lines and had an easement which restricted the
development of permanent buildings or structures. Noting that the easement was
from the early 1900s. According to the deed the only development permitted was
a “chicken coup.” This property is surrounded by residential development and
barring the restriction could be developed to multiple one family dwellings.
Furthermore, Mr. Damien Curry, a Planner (III) with Alameda County Community
Development Agency, confirmed that development of the parcel is severely
constrained by the deed restriction included in the grant deed. The parcel is
zoned Retail Business (C-1), by the county according to the Fairview Area Specific
Plan. This site is vacant and mostly level with the adjoining streets; also, all utilities
are available on the site/at the property line.
Ala-19-02: 36400 Niles Boulevard, Fremont, CA
This was a November 2017 sale of a 38,903 square foot vacant site for $6.43 per
square foot. According to Michael Heavin, the listing agent, the deed restricted
the parcel to open space. This parcel was expressly advertised on the MLS as
being “unbuildable.” A prior owner as part of a larger development agreed to
protect the site as private open space and to record a covenant to run with the
land. It appears that the covenant was not recorded but the city changed the
general plan and zoning designation to incorporate the agreement. This property
is surrounded by residential development and is within a Historical Overlay District
(HOD). The general plan and zoning is open space.
Furthermore, Mr. Joel Pullen, a Planner (III) with the City of Fremont, Community
Development Department, confirmed the deed restriction, adding that even the
existing trees on the parcel cannot be removed. The parcel has an underlying
Planned Unit Development (PUD) zoning within the Niles Community Plan Area by
the City of Fremont according to Mr. Pullen. This site is vacant and mostly level
with the adjoining streets; also, all utilities are available on the site/at the property
line.
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In January 2020 the buyers went before the Fremont Planning Commission to
request that the property’s general plan and zoning designation be changed to
low density residential, the commission denied the request. This comparable is an
example of a market sale in which the buyer purchased to try and achieve a
higher zoning designation and develop the property. (This is not the first time that
the Planning Commission has denied a request to rezone from “open space” to
residential)
Ala-19-03: 24591 Fairview Avenue, Hayward, CA
This is a sale of two parcels totaling 117,253 square foot vacant site for $77,000,
equivalent to $0.66 per square foot. This was a sale of property from a neighbor
to the Lone Tree Cemetery, in Hayward. According to the buyer’s representative,
Mr. Raymond Ortner, the transaction was negotiated by both buyer and seller,
and was considered mutually beneficial to both parties. The parcels by
themselves were remotely located towards the rear of both grantor and grantee
existing parcels; had no street frontage and would have needed an access
easement or ingress if sold to a third party to avoid being landlocked. Combined
the shape of the parcels is almost trapezoid; and the area includes a gentle
downslope, rough terrain, vegetation and wooded sections. No utilities were
available.
Additionally, the parcels were encumbered by an easement to PG&E that
prohibited permanent structures, due to its proximity to their aerial high-tension
lines. This easement confirmed by both the buyer and Mr. Damien Curry, a Planner
(III) with the Alameda County Community Development Agency. The primary
zoning is single family residential, with a five-acre minimum lot size.
Conclusion: Open Space Comparable Land Sales
The comparables utilized best represent the sales of vacant open space land for
comparison to the subject property. Extreme caution was used to select
comparables, which have the appropriate encumbrance, visibility, and/or
proximity when compared to the subject property. Except for size, a majority of
the comparables are similar in physical and locational attributes and amenities
compared to the subject. All three comparables have a similar encumbrance
restricting development of permanent structures. Two of the comparables are in
Hayward and one is in Fremont. They all had various zoning designations;
nevertheless, the encumbrance prevails over the respective zoning designation.
All comparables were undeveloped raw land and were considered as vacant lot
sales. Ala-19-02 is a good example of what the market will pay based on the risk
of a zoning change. No quantitative or qualitative adjustments were necessary
for the transactional elements of comparison. Only the overall differentiation of
property characteristics of the comparable lot sales was considered in
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comparison to the subject property; and then the results were ranked in the
following table. The facts of Ala-19-02 are very similar to the subject, surrounded
by residential and commercial development and next to an open space parcel
where the prior owner did not oppose a general plan and zoning change,
therefore most weigh is placed on this sale.
Comp
ID#

Transfer
Date

Land Size
(SF)

Zoning

Sales
Price/sf

Ala-19-03

8/20/2015

117,253

R-1-B-E

$0.66

Overall
Comparison

Comments

Inferior

Raw land, irregular, downslope, wooded, and
landlocked lot

Ala-19-01

10/17/2018

35,000

C-1

$3.14

Similar

Raw land, trapezoid, slight downslope lot

SUJBECT

N/A

487,872

OS

N/A

N/A

Raw (agric.) land, irregular, & level

Ala-19-02

11/30/2017

38,903

P-71-3(HOD)

$6.43

Similar

Raw land, level, trapezoid, level lot

Hence, the market value for the subject property’s vacant excess land parcels
was calculated as followings:
487,872 sf

X

$6.43/sf

=

$3,137,016.96

Market Value of the Subject Property’s Open Space:

$3,137,016.96

Determination of the “As Is” Fair Market Value
The final step in our analysis is to determine the “as is” fair market value of the
subject property land. This involves a simple addition of the values from the twopermitted land uses as analyzed in the report. Therefore, the “as-is” fair market,
value of the subject property is calculated as follows:
Market Value: Residential
Market Value: Open Space
“As Is” Fair Market Value

1,107,295 sf
487,872 sf
1,595,167 sf

x
x

$75.00 per sf
$6.43 per sf
(36.62 acres)

“As-Is” Fair Market Value for Subject Property –Land Only (Rounded)

=
=

$83,047,125.00
$3,137,016.96
$86,184,141.96
=

$86,184,000.00

Accordingly, the “as is” fair market value of the fee simple interest of the subject
property land as derived by the Sales Comparison Approach, as of March 5, 2021,
was:
SALES COMPARISON APPROACH
EIGHTY-SIX MILLION ONE HUNDRED EIGHTY-FOUR THOUSAND DOLLARS
($86,184,000)
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