7.1 Acres Amado at Av. Caballeroi
= ! |Price: $6,900,000
& APN: 508580055+
Gross Lot Area: 7.1 Acres
I | Price/Acre: $971,831
Zoning: R-4
| |Street Frontage: 544’ x 273’
= |Legal Tract Nbr: 17430-2

NE corner of Avenida Caballeros and Amado Road. #itegic 7.1 acre corner
property located in Section 14 anchored by The PSdhvention Center, Proposed
Mondrian Hotel and City-owned 10 acre site. ZonedR-4 allowing for Hotel /
high rise residential (up to 200 units), restaurantbar, mixed use, etc. Favorable
lease currently at $90,000 per year + max 5% annuahcreases to 2068. Two
blocks from Spa Casino Master Planning Site in coref downtown entertainment
zone. Also includes 5 existing condos with an AS lalue of $1.5mil m/l on rear
of property & accessed through separate gate. Thigoperty qualifies for the Ho-
tel Operation Incentive Program returning 1/2 of TO.T. to the developer.

Development Opportunities

Hotel High Rise Residential (200 plus)
Restaurant / Bar Townhomes
Mixed Use Joint Venture Opportunity

Retirement Community Luxury Apartments
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SUBJECT: The 5 Condos included with the land at the NE Coofédmado and Caballeros

LOCATION: 400 N. Ave Caballeros, Palm Springs, CA 92262e iihits have identifying
numbers 7—11 on them.

BACKGROUND: Oiriginally part of the La Mancha luxury hotel dem@ent, these 5 single
story condos were the premier rentals units fohtbtel. The majority of the hotel was sold to
Nexus Development and was demolished and cleakétat were left after demolition were
these 5 units and 15 adjacent units which Nexusveated and resold as the Ventana Del Sol
Project. The subject 5 units were not purchasedd®yus and subsequently sold to Enterprise
California in 12/2006. Two of the units were usedhouse employees of the company. One
was used for guests and two remained vacant.

The condos each consist of 1384 sq. ft. with 2 d@uls, 2 bathrooms, sunken living room, din-
ing area, vaulted ceilings. Kitchen with set bpeming to the dining area and laundry closet in
the unit. Each unit has a private backyard wigoal, spa and outdoor entertaining area and
comes with a 2 car carport. The eastern most caldoger with 1572 sq. ft. and has a large
side yard with fountain. Construction is wood feamith stucco walls, tile roofs and concrete
slabs. Lot sizes for the units range from 3788tstp 6465 sq. ft. There is a tennis court and
additional parking.

CONDITION: Units 7 and 8 are in fair condition. Their poote drained and the units have
been unoccupied for over 2 years. Evidence obaleak was noted and the units are dirty.
Unit 9 was recently occupied. However, the poal hat been serviced. It is in fair condition.
Unit 10 is in good condition. Pool and spa appegood repair. Unit 11 is in good condition.
Pool and spa also appear in good repair. We egtithat it would cost $150,000—$250,000 to
bring all 5 units up to top condition with new kiens, bathrooms, floors, refurbished pools and
landscaping.

VALUE ANALYSIS: The condo market in Palm Springs is overbuilt asddssare sluggish.

The following calculated prices are conservative based upon current market conditions. The
Ventana Del Sol project is next door and also asdé land. Continued........
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The buildings are a different configuration witlaidd 2 bedroom upper and lower units, and 2-
story townhouses. They average approximately $28&q. ft.

Attached condos were also reviewed on leased laatchtive private pools in their backyards.
The most recent sales on these have been at $28§.de Both of these reports were used to
support the “as prepared for market price.” Thei&i price was established by deducting
200% of the estimated costs to bring the unitsoupp selling condition.

UNIT “‘AS IS” “AS PREPARED FOR MARKET”

7 $290,000 $400,000

8 $290,000 $400,000

9 $290,000 $400,000

10 $330,000 $400,000

11 $400,000 $500,000
$1,600,000 $2,100,000

-$ 200,000 Costs To Repair

$1,900,000 Adjusted

SCOTT LYLE W Direct: 760.327.4312 LYLE

Scott Lyle Realtors P .
2 ® scott@scottlylerealtors.com yd Office: 760.778.6200 "REALTORS.



SCOTT LYLE

& W Direct: 760.327.4312
Scott Lyle Realtors
® scott@scottlylerealtors.com yd | Office: 760.778.6200




& &

") 1%

z($

*0"3)4 ! %

O 1 n




**$ $6

Depiction Of 7.1 Acres Zoned R-4 In Relation To ot &
Future Development—Downtown Palm Springs




9%

Lease land is a popular way to control property inPalm Springs. Fee land sales on similar
properties in Palm Springs are much more expensiveOn condo sales, the ground lease is
transferred to the eventual buyer. And in many cass, a sandwich lease is created giving the
developer an income stream for many years to comén Hotels, the lease is expressed as cost
of financing and is more than offset by the savings the land costs.

LEASE HIGHLIGHTS

PSL—186

Permitted uses: Condominiums, planned developmeninits, apartments, single-family
homes, hotels, apartment-hotels, resorts or resotietels, time-shares, restaurants, bars and
private clubs which may contain food and beverageesvice, entertainment and retail mer-
chandise or any other facility not in consistent wh the operation of such a development.

Term: Lease expires March 20, 2068

Guaranteed Minimum Annual Rental: These costs shdd be expressed in a per unit basis.
Thus, if you were to develop 200 units, the leaseayments would be $37.50 per month at the
start of the development and $325.00 per month omé 60th year of the lease. These lease
payments are well below other lease payments on awminiums in Palm Springs.

2008—2012: $90,000 annual 2013—2017: $126,000zad
2018—2022: $151,200 annual 2023—2027: $181,440ual
2028—2032: $217,728 annual 2033—2037: $261,arBual
2038—2042: $313,527 annual 2043—2047: $376,a8Aual
2048—2052: $451,478 annual 2053—2057: $541,@nrAual
2058—2062: $650,128 annual 2063—2067: $780,aBAual

1/1/2068—3)20/2068: $208,041

Additional Rentals: 3.5% of gross for hotels, rerdls, food and beverage and retail.
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