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Section 1      PROJECT SUMMARY  

 
The Successor Agency of the Redevelopment Agency of the City of Suisun City 
(Successor Agency) is seeking Proposals (Proposals) for the opportunity to purchase 
property owned by the Successor Agency for property located at 718 Main Street, Suisun 
City, CA 94585. 
 
The 8,498 square foot site is improved with a 2,882 square foot three story building. The 
property is within the Waterfront District Specific Plan area and is designated as 
Downtown Mixed Use (“DMU”). See Appendix C for current allowable uses. Proposers 
may offer different uses but must understand that amendments to the Specific Plan would 
be required. 

 
DEVELOPMENT VISION 

 
The Lawler House presents an opportunity to enhance and add to the commercial base of 
the downtown. The City will look at Developer Proposals and prioritize them according to 
job creation potential, market demand, and highest economic and financial benefit to the 
City. It is the expectation of the City that proposals which focus solely on commercial uses 
would align more consistently with the vision of the Waterfront District Specific Plan and 
proceed more positively through the selection process. Note: All land use changes will 
require Planning Commission and City Council approval. Please refer to the attached 
Downtown Mixed-Use Zone Allowed use table. 

 
Section 2      AVAILABLE PROPERTY  

 
LOCATION 

 
The City of Suisun City is located in central Solano County, midway between the cities of 
Sacramento and San Francisco. The city is bounded by the City of Fairfield to the north 
and west, Travis Air Force Base to the east, and Suisun Marsh to the south. The city is 
adjacent to and bisected by State Highway 12, a vital trucking route and is approximately 
two miles east of Interstate 80. Suisun Slough, a major tidal waterway, connects Suisun 
City to Suisun Bay and provides access to water sports, recreation, boating, fishing, and 
bird watching. The adjoining Suisun Marsh is the largest brackish estuary west of the 
Mississippi River and borders the south and east sides of the Planning Area.  
 
The Lawler House is a three-story, 2,882 Rentable Square Foot (SF) historic building most 
recently utilized for as a professional office use, located within the heart of the city of 
Suisun City Downtown Waterfront District, Solano County, California. 
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APPRAISAL 
 

An appraisal has been prepared by Garland and Salmon (June 2023) and is attached as 
Appendix A of this RFP. 

 
GENERAL PROJECT COMMENTS / STANDARD CONDITIONS OF APPROVAL 

 
The intended outcome of this Request for Proposals (RFP) process is to enter into an 
Exclusive Negotiations Agreement (ENA) that will establish terms and conditions, and 
further define the scope, design, overall use and development of the project upon which 
the selected Proposer can purchase and utilize the City Property. 

 
During the RFP period, the Proposer and their employees, agents, or representatives, shall 
have the right of reasonable access to the Properties during normal business hours for 
the purposes of inspecting the Properties. Notwithstanding anything else in this Request 
for Proposals, Proposer shall defend, indemnify and hold the Successor Agency and 
the City of Suisun City, its employees, officers and agents, harmless from any injury, 
property damage or liability arising out of the exercise by Proposer of this right of access, 
other than injury, property damage or liability relating to the gross negligence or willful 
misconduct of the Successor Agency and City of Suisun City, or its officers, agents, or 
employees. 

 
Section 3:    PROPOSAL QUESTIONS  

 
To evaluate the alternatives and select the appropriate Proposer, the City is requesting 
development Proposals that will help move ahead with property disposition and 
development.  
 
Proposals must respond to the following questions: 

 
1. Description of the Proposer’s proposed project 

a. Type of use(s) planned  
b. Conceptual design of any proposed changes to the existing property. 

 
2. Description of the Proposer’s experience developing (or operating) the proposed 

type of project elsewhere: 
a. Name and location of project(s) 
b. Description of project(s) 
c. Completion date of project(s) 
d. Experience in dealing with other City projects and/or have experience in 

purchasing government property for private development. 
 

3. Explanation of the role the Proposer’s organization will play in the proposed 
project and a list of other partners and their roles (if any). 



 
 

April 1, 2024 

 

01107.0012/732035.1  

 
4. The proposed general timeframe for the development of the Proposer’s proposed 

project. If multiple components or phases are planned, a list of all. 
 

5. Description of the benefit(s) your proposed project brings to the city including: 
a. Land sale price offer to purchase the site. 
b. Projected investment in proposed development. 
c. Projected sales tax and other revenues from the project (if applicable). 
d. Projected number of direct jobs. 

 

 
Release Request for Proposals …………………………………….……………..April 1, 2024 
Property Walkthrough…..………….……………………………...April 10, 2024 2pm-4:00pm 
 
Deadlines for proposal submittal, review, and consideration will be staggered, as follows.  
 
Review Period 
Deadline for Submittal of Proposals.........................................5:00 p.m., April 22, 2024 
Evaluation of Submissions ………………………...…………………. Week of April 29, 2024  
Preliminary presentations to Successor Agency…………..……..……Week of May 6, 2024  
Successor Agency Consider Exclusive Negotiations Agreement………….…May 21, 2024  

 

Please direct all inquiries concerning this RFP to:  
City of Suisun City 
Attn: John Kearns, Principal Planner 
701 Civic Center Drive 
City of Suisun City, CA 94585 
Telephone: 707-421-7335 
Email: jkearns@suisun.com  

 

 
The City anticipates that the general scope of the successful Proposer team’s 
responsibilities would include, but not be limited to: 

 
Entitlements 
 
If required, the Proposer shall be responsible for all aspects of the project including pre- 
development planning, environmental review, and design. The selected Proposer shall be 
responsible, at its sole expense, for obtaining all land use entitlements and other 
government approvals required for its proposed project. 

Section 4: TIMELINES 

Section 5: INQUIRIES 

Section 6: PROPOSER’ RESPONSIBILITIES 

mailto:jkearns@suisun.com
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During the Negotiation Period, the selected Proposer shall prepare and process an Initial 
Study and undertake all other actions required under CEQA for City approval of the 
Project, at Developer’s cost.  

 
Predevelopment Costs 

 
The selected Proposer shall bear all predevelopment costs relating to this project. All fees 
or expenses of engineers, architects, financial consultants, attorneys, planning or other 
consultants or contractors retained by Proposers for any study, analysis, evaluation, report, 
schedule, estimate, environmental review, surveys, planning and/or design activities, 
drawings, specifications or other activity or matter relating to the Project shall be the sole 
responsibility of and undertaken at the sole cost and expense of Proposers and no such 
activity or matter shall be deemed to be undertaken for the benefit of, at the expense of, 
or in reliance upon the City.  

 
Deposit 

 
Upon execution of an Exclusive Negotiations Agreement (ENA) the selected Proposers 
shall reimburse the City for the actual out-of-pocket costs and expenses incurred 
(consultants’ fees, title reports, and appraisal costs) in negotiating and preparing the 
Purchase and Sale Agreement and fulfilling its obligations under this Agreement 
(Reimbursable Costs). Proposer shall deposit with the City the sum of $20,000 or 5% of 
the appraised price, whichever is less (Deposit Funds). The Deposit Funds shall be used 
and applied from time to time by the City to pay itself for the Reimbursable Costs. Deposit 
Funds will be maintained at no less than $2,500. Any funds remaining after all procedures 
and documentation are completed shall be returned to Proposer. 

 
Legislative Action 

 
City and Proposer acknowledge that the City must exercise its independent legislative 
authority in making any and all findings and determinations required of it by law 
concerning the Properties. Proposer selection does not restrict the legislative authority of 
the City in any manner whatsoever and does not obligate the City to enter into an 
Agreement or to take any course of action with respect to the Project. 

 
Financing 

 
Proposer shall be responsible for providing funding for the Project, whether it be in the 
form of debt financing, equity, tax credits or a combination of these methods. If debt 
financing is used, no financial risk or credit risk shall be imposed upon or borne by the 
City. 
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Construction 
 

Proposer shall be responsible for demolition, construction and commissioning of the 
Project including obtaining all permits, fees, and approvals necessary for construction of 
the Project. 
 
Section 7:    PROPOSAL INSTRUCTIONS  

 
A complete, concise and professional response to this RFP will enable the City to identify 
the Proposers who will provide the highest benefit to the City and will be indicative of the 
level of the Proposer’s experience and commitment to the proposed projects. Proposals 
must demonstrate that the approach, design, and financing plan for the proposed projects 
will allow the proposed project’s successful development and delivery. 

 
The following minimum information should be provided in each Proposal and will be 
utilized in evaluating each Proposal submitted. To expedite the evaluation of Proposals, 
submittals should be no more than thirty pages. Proposals should include the following 
items: 

 
 Request For Proposal Submittal Cover Sheet (see template – Appendix B). 
 Detailed completion of Questions 1 thru 5 in Section 3: Scope of Development which 

shall include the following: 
o The firm / team’s statement of qualifications. 
o A narrative description that expresses the firm / team’s understanding of the project 

and vision for development. The narrative should reflect the respondent’s 
development design intent, strategy and implementation expertise, and 
understanding of the scope of work. 

o Resumes with related expertise of the specific Proposer and any other consultant or 
subcontractor resumes with relevant expertise and experience. 

o Descriptions of the firm’s / team’s last three completed projects that demonstrate 
the Developer's: 
 Experience in working with municipalities and/or other public agencies to 

develop either commercial/office or a mixed-use combination. 
 Ability to complete projects of a similar size, scope, and purpose in a timely 

manner. 
 Description of any other completed projects (representative examples) of 

similar types of projects. Include current addresses, telephone numbers, and 
the names of reference contacts for each project. Similar project descriptions 
should be submitted for all subcontractors. 

o Proposed offer price to purchase the Site. 
o Analysis of the proposed job creation potential, market demand, and the economic 

and financial benefits of various potential uses proposed for the Site. 
o A proposed approach for undertaking this development, including: 
 Detailed scope of work and 
 Schedule for predevelopment analysis, entitlement review, construction, etc. 



 
 

April 1, 2024 

 

01107.0012/732035.1  

o Standard statements: 
 A statement that this RFP shall be incorporated in its entirety as a part of the 

Developer's Proposal. 
 A statement that this RFP and the Developer's Proposal will jointly become part 

of the Exclusive Right to Negotiate (ERN) agreement for this project when the 
ERN is fully executed by the Developer and the Executive Director of the City. 

 A single and separate section EXCEPTIONS TO THE CITY'S REQUEST FOR 
PROPOSAL containing a complete and detailed description of any/all of the 
exceptions to the provisions and conditions of this Request for Proposal upon 
which the Proposer’s Proposal is contingent and which shall take precedent 
over this RFP. 

 A statement that the Proposer will not discriminate against any employee or 
applicant for employment because of race, color, religion, sex, or national 
origin. 

 
The City will not be liable for any expenses incurred by Proposers responding to this 
solicitation. All material submitted can be property of the City. 

 
Section 8:    STANDARD TERMS AND CONDITIONS  

 
The City has the sole authority to select one or more Proposers and reserves the right to 
reject all Proposals and to waive any informality or minor defects in Proposals received. 

 
The City reserves the right to retain all Proposals submitted and to use any ideas in a 
Proposal, regardless of whether that Proposal is selected. Submission of a Proposal 
indicates acceptance by the proposing Proposer of the conditions contained in this 
Request for Proposals, unless clearly and specifically noted. 

 
The City will not pay for any information requested, nor is it liable for any costs incurred 
by the Proposer in preparing and submitting Proposals. 

 
CONTRACTOR INDEMNIFICATION 

 
Proposers shall indemnify, defend and hold the City, the Successor Agency and any other 
City agency, their officers, agents, and employees (Indemnified Parties) harmless from 
any and all claims, damages, losses, causes of action and demands, including, without 
limitation, the payment of all consequential damages, expert witness fees, reasonable 
attorney’s fees and other related costs and expenses, incurred in connection with or in 
any manner arising out of Proposer’s  performance of the work contemplated by this RFP. 
Submitting a response to this RFP signifies that the Proposers are not covered under the 
Indemnified Parties’ general liability insurance, employee benefits, or worker’s 
compensation. It further establishes that the Proposer shall be fully responsible for such 
coverage. Proposer’s obligation to indemnify shall survive expiration or termination of this 
RFP and shall not be restricted to insurance proceeds, if any, received by the Indemnified 
Parties. 



 
 

April 1, 2024 

 

01107.0012/732035.1  

 
ADDITIONAL INDEMNITY OBLIGATIONS 

 
Proposers shall defend, with counsel of City’s choosing and at Proposers’ own cost, 
expense and risk, any and all claims, suits, actions or other proceedings of every kind 
that may be brought or instituted against the Indemnified Parties as a result of this RFP. 
Proposer shall pay and satisfy any judgment, award or decree that may be rendered 
against Indemnified Parties as part of any such claim, suit, action, or other proceeding. 
Proposer shall also reimburse Indemnified Parties for the cost of any settlement paid by the 
Indemnified Parties as part of any such claim, suit, action, or other proceeding. Such 
reimbursement shall include payment for the Indemnified Parties ‘attorney’s fees and costs, 
including expert witness fees. P r o p o s e r  shall reimburse the Indemnified Parties for 
any and all legal expenses and costs incurred by each of them in connection therewith or 
in enforcing the indemnity herein provided. 

 
INTELLECTUAL PROPERTY 

 
Any system or documents developed, produced or provided in response to this RFP, 
including any intellectual property discovered or developed by Proposer in the course of 
performing or otherwise as a result of its work, shall become the sole property of the City 
unless explicitly stated otherwise in the RFP response. The Proposer may retain copies 
of any and all material, including drawings, documents, and specifications, produced by 
the Proposer in performance of this Proposal. The City and the Proposer agree that to 
the extent permitted by law, until final approval by the City, all data shall be treated as 
confidential and will not be released to third parties without the prior written consent of 
both parties. 

 
PUBLIC RECORD 

 
Proposals received will become the property of the City. All Proposals, evaluation 
documents, and any subsequent contracts will be subject to public disclosure per the 
California Public Records Act, Gov’t Code §§ 6250 – 6270. All documents related to this 
solicitation will become public records once discussions and negotiations with proposers 
have been fully completed and an award has been announced. 

 
Appropriately identified trade secrets will be kept confidential to the extent permitted by 
law. Any Proposal section alleged to contain proprietary information will be identified by 
the proposer in boldface text at the top and bottom as PROPRIETARY. Designating the 
entire Proposal as proprietary is not acceptable and will not be honored. Submission of a 
Proposal will constitute an agreement to this provision for public records. Pricing 
information is not considered proprietary information. 

 
ASSIGNMENT 

 
Developer selection includes consideration of the merits of the firm and the team 
proposed to be assigned to the proposed project. Assignment of the Proposal is not 
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permitted, and the City reserves the right to cancel the contract if the contract is assigned 
without City written consent. 

 
 

RFP ADDENDA 
 

The city may determine it is necessary to revise any part of this solicitation. Revisions will 
be made by written addenda, and it is the Developer’s responsibility to understand and 
comply with any addenda to this solicitation. Addenda may be posted on the City’s 
website, https://www.suisun.com/Government/City-Clerk/Request-for-Proposal-RFPs 
and may be requested via email or U.S. Mail: 

 
City of Suisun City 
Attn: John Kearns, Principal Planner 
701 Civic Center Drive 
City of Suisun City, CA 94585 
Telephone: 707-421-7335 
Email: jkearns@suisun.com  

 
CIVIL RIGHTS COMPLIANCE/EQUAL OPPORTUNITY ASSURANCE 

 
Proposer will be in compliance with the applicable provisions of the Americans with 
Disabilities Act of 1990 and will be an equal opportunity employer as defined by Title VII 
of the Civil Rights Act of 1964, including the California Fair Employment and Housing Act 
of 1980. As such, Proposer will not discriminate against any person on the basis of race, 
religious creed, color, national origin, ancestry, disability, medical condition, marital 
status, age or sex with respect to hiring, application for employment, tenure or terms and 
conditions of employment. Propose agree to abide by all the foregoing statutes, 
regulations, ordinances and resolutions. 

 
APPENDICES 
Appendix A – Property Appraisal 
Appendix B – Coversheet 
Appendix C – Waterfront District Specific Plan Allowable Uses 

https://www.suisun.com/Government/City-Clerk/Request-for-Proposal-RFPs
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June 5, 2023

Greg Folsom
City Manager
City of Suisun City
701 Civic Center Boulevard
Suisun City, CA 94585

Dear Mr. Folsom,

The following is a summary of an appraisal of a 8,498 SF downtown commercial site improved
with a historical building commonly known as the Lawler House.  The Lawler House is a three
story, 2,882 Rentable Square Foot (SF) historic building most recently utilized for a professional
office use, located within the heart of the city of Suisun City Downtown Waterfront District,
Solano County, California. The Lawler House improvements are in substandard condition and no
longer supports an economic use due to substantial levels of deferred maintenance and building
deterioration.   

The intended use of this appraisal is to serve as a valuation guide for decisions relating to the
potential sale of the property.  The appraisal assignment is to form an opinion of the market value
of the subject property on the date of value.  

The client has requested two opinions of value; as-is and as-if vacant without consideration of
the existing building improvements.  The value opinions offered are in terms of cash or cash
equivalence.

Please refer to the ASSUMPTIONS & LIMITING CONDITIONS and SCOPE OF THE APPRAISAL, which
detail and limit this report, located on Pages VI through IX of this INTRODUCTION.  The market
value opinions offered are consistent with the DEFINITION OF MARKET VALUE included in this
report.  This report is intended to be in conformance with the Uniform Standards of Professional
Appraisal Practice (USPAP).  

744 Empire Street, Suite 260, Fairfield, California, 94533
Phone 707/429-8660 Ë GarlandSalmon.com
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The subject property is improved with a three story building that appears to be dated to the early

1900's and up until recently it was utilized as a professional office building. The property has

been in a state of disrepair for a number of years, with the building being vacated in 2021/2022

due to extensive water damage and mold. Resulting in the property no longer supporting an

economic use in its current as-improved condition. 

The subject building is not currently able to support occupancy, and would require significant

capital investment to cure and restore to a market typical condition, as will be covered in this

report. In our analysis we have concluded that the subject as-improved is a tear down, as the

costs to cure exceeded it’s remediated value. Therefore, due to demolition costs, the as-is value

is less than it’s as vacant value. 

In our opinion as of May 9, 2023, the market value of the subject property As-If vacant as a

cleared commercial site, without consideration of the existing building improvements, is:

$150,000

In our opinion as of May 9, 2023, the market value of the subject property As-Is currently

improved, is:

$100,000

The attached report contains 59-pages, and ADDENDA.  This letter must remain attached to this

report in order for the value opinions expressed to be considered valid. We certify that we have

personally inspected the subject property and other information provided unless otherwise noted. 

All data gathered in our investigation is from sources believed to be reliable. 

Sincerely,

Steven M. Salmon, MAI Matthew Atwood       

CA #AG0044622 CA #3005100

GARLAND &

   SALMON
Lawler House - Suisun City Downtown Waterfront District, Solano County, CA; #223506
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EXECUTIVE SUMMARY

Subject Property Owner of Record City of Suisun City

Property Address The Assessor does not report an address;
however, the reported street address is 718
Main Street, Suisun City, CA 94585.

Assessor’s Parcel Number(APN) 0032-141-130

Site 8,498 gross Square Feet (SF), or 0.20-acres

Zoning City of Suisun City; 
(DW) Downtown Waterfront
(DMU) Downtown Mixed Use

General Plan City of Suisun City; 
Special Plan Area
Downtown Waterfront Specific Plan

Water City of Suisun City

Sewer Fairfield Suisun Sewer District (FSSD)

Site Character Multi-Story Commercial Mixed Use site
within downtown parking district.

Improvements Historic home  converted to professional
office building
3,934 Gross SF
2,882 Rentable Square Feet (SF) 
Unuseable due to extensive water intrusion,
damage, and mold.

Highest and Best Use, As-If Vacant Multi-story, mixed-use residential
development site

Highest and Best use, As-Is Improved Demolition of the current improvements to 
allow for redevelopment

Date of Value May 9, 2023

As-Vacant Market Value Opinion $150,000

As-Is Market Value Opinion $100,000

GARLAND &

   SALMON
Lawler House - Suisun City Downtown Waterfront District, Solano County, CA; #223506
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ASSUMPTIONS AND LIMITING CONDITIONS

The Uniform Standards of Professional Appraisal Practice defines:

Hypothetical Condition: is an assumption which is contrary to what is firmly known to exist, but
is supposed or assumed for the purpose of discussion or analysis. There are hypothetical
conditions for this appraisal assignment.

C The subject site is currently improved with a three story building. Therefore, to value the
subject as-if vacant we must utilize a hypothetical condition that the subject site is free
and clear for development, with all building improvements removed. 

In compliance with requirements of the Uniform Standards of Professional Appraisal Practice
(USPAP), we are informing readers and users of this appraisal that the use of Hypothetical
Condition, if that condition did not transfer into actual existence in the form that in which it is
hypothesized, would impact the assignment analysis, conclusions and opinions.

This appraisal is subject to the following SPECIFIC assumptions and limiting conditions:

• The Client is the City of Suisun City.  The intended use of this appraisal is to serve as a
valuation guide for decisions relating to the potential sale of the property.  The intended
user is the Client and appropriate City staff. We do not authorize the use of this appraisal
by any other party, or for any other use.  Any other parties choosing to utilize this
appraisal do so at their own risk, and without the consent of Garland & Salmon.

• We relied upon Client provided cost estimates for the remediation and repair of the
subject property; which upon review appear to be reasonable. It is specific assumption of
this report that the provided costs estimates are reasonable, and consistent with the
marketplace's anticipation of costs to cure the substandard condition of the subject
improvements.  If the reported cost estimates are updated or new cost information is
developed and provided, our valuation could be affected and we reserve the right to
revise our report based upon this new information.

• We received a copy of an older subject property Title Report for review, dated November
4, 2005.  It is a specific assumption of this appraisal that there have not been any onerous
title conditions recorded on title of the subject property since November 4, 2005 that
would impact its utility, marketability, and/or market value.
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his appraisal is subject to the following GENERAL assumptions and limiting conditions:

1. Reliance upon this report by any intended user is implied concurrence that the Scope of
Work of the appraisal assignment is appropriate for the intended use of that user.

2. It is the responsibility of the Client to read this report and to inform the appraiser of any
errors or omissions of which he/she is aware of before using this report or making it
available to a third party.

3. We assume that there are no hidden or unapparent conditions which would influence the
value of the subject property.

4. Unless otherwise stated in this report, the existence of hazardous substances, which may
or may not be present on the property, was not called to my attention nor did we become
aware of such during the inspection. We are aware the property has extensive mold
infestation. We have no knowledge of the existence of any other such hazardous or toxic
substances on or in the property unless otherwise stated and we are not qualified to test
for such substances.  The presence of such hazardous substances may affect the value of
the property.  The value opinion reported herein is predicated on the assumption that no
such hazardous substances exist in or on the property, or in such proximity that would
cause a loss in value.  No responsibility is assumed for any such hazardous substances, or
for any expertise or knowledge required to discover them.

5. No liability is assumed for matters legal in character.

6. We assume that there are no defects of title and that the property is free and clear of all
liens or encumbrances.

7. No right or obligation to expert testimony or attendance in court by reason of this
appraisal, with reference to this property, is included, unless arrangements have been
previously made.

8. Possession of this report, or a copy thereof, does not carry with it the right of publication,
nor may it be used for any purposes by any but the principal to whom it is addressed
without said principal’s previous written consent, and in any event, only with the proper
qualifications.

9. The information furnished by others, as identified in this report, is believed to be accurate
and reliable, but no guarantee is made as to the correctness thereof.

 
10. Any sketches in this report are included to assist the reader in visualizing the property. 

Land dimensions were taken from available public information and we assume no
responsibility for these dimensions.
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11. The projections of costs, income, and expenses for the subject property are not
predictions of the future.  These projections are my best estimates of the current market
thinking about what future income and expenses will be.  We make no warranty or
representation that these projections will materialize.  The real estate market is constantly
fluctuating and changing and it is not our task to estimate the conditions of a future real
estate market.  We can only reflect what the investment community envisions for the
future in terms of rental rates, expenses, supply and demand.

12. Neither all nor any parts of the content of this report (especially any conclusions as to
value, the identity of the appraiser, or any reference to the Appraisal Institute, or to the
MAI or SRA designations) shall be disseminated to the public through any media or to
any other parties without prior written consent and approval.

13. Steven M. Salmon and Matthew Atwood are certified by the State of California as
General Real Estate Appraisers.  However, they are not licensed or certified in the fields
of building inspection or civil, soils, structural, or environmental engineering.

14. The Americans with Disabilities Act (ADA) became effective in 1992.  We have not
made a specific compliance survey and analysis of this property to determine whether or
not it is in conformity with the various detailed requirements of the ADA. We were
provided with cost estimates by the Client regarding updating the ADA compliance of the
as-is building which indicated a significant cost. This suggests that the subject as-is does
not conform to the ADA requirements. We have considered these costs in our analysis. It
is possible that a further compliance survey of the property together with a detailed
analysis of the requirements of the ADA could reveal that the property is not in
compliance with one or more of the requirements of the act, beyond the scope of the
previous work done by the City of Suisun City. Since we are not licensed or certified in
the field of ADA compliance, we have relied upon the information provided to us. 
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SCOPE OF THE APPRAISAL

1. Discussed with the Client the nature of the assignment, including an agreement of the
purpose and intended use of the report, date of valuation and report, property rights
appraised, any extraordinary assumptions, values to be reported, and any other
appropriate restrictions or limitations to be placed on the scope of the assignment.

2. Steven Salmon, MAI and Matthew Atwood inspected and photographed the subject
property on May 9, 2023.

3. During inspection we interviewed Max Kern of the City of Suisun City Public Works
regarding his knowledge of the history of the subject property and recent mitigation work
related to the current condition of the property. 

  
4. Reviewed City of Suisun City cost estimates and reports regarding the subject property. 

5. Investigated the current ownership and recent history of the subject property.

6. Investigated the neighborhood and surrounding areas in relation to the impact of these
locales on the subject property.

7. Reviewed the Downtown Waterfront Specific Plan and city of Suisun City land use
policies in regards to their impact on the subject property.

8. Formed an opinion of the highest and best use of the subject property.

9. Researched comparable sale data, including public records, other appraisers, active and
knowledgeable brokers and publications providing comparable sale data. All comparable
properties were inspected either as part of this assignment, as part of past assignments or
travels throughout the Solano County area.

10. Confirmed comparable data to the extent necessary, preferably with parties immediate to
each transaction, or with other appraisers that verified such data.

11. Developed opinions of value for the subject property by use of appropriate appraisal
techniques.

12. Prepared the written report document in conformance with the Uniform Standards of
Professional Appraisal Practice.  It is not our intent nor is it even possible for an appraisal
report document to include all facts and analysis considered by the appraiser during the
course of their appraisal analysis.  The scope of the report document is intended to be
appropriate for the intended use of the appraisal.
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PROFESSIONAL QUALIFICATIONS
STEVEN M. SALMON, MAI

Steve Salmon is an Appraiser with Garland & Salmon, Real Estate Appraisers and Consultants
and is active in the appraisal and analysis of single and multi-family residential, commercial
office, retail, light industrial, speculative land, development land, and agricultural land.  Mr.
Salmon is also active in providing valuation services in support of litigation, of properties
affected by eminent domain actions, and is practiced in appraising fee and easement interests.  

In addition to appraisal, Mr. Salmon is active in the analysis of various complex and special
purpose properties; including the valuation of conservation easements, fractional interests, and
complex or specialized property highest and best use.  Mr. Salmon is certified by the State of
California Office of Real Estate Appraisers as a Certified General Real Estate Appraiser
(AG044622), and holds the MAI designation of the Appraisal Institute.  Mr. Salmon was the
2022 President of the Northern California Chapter of the Appraisal Institute and is currently
serving as Immediate Past President.

EMPLOYMENT

May - 2021 Owner, Garland & Salmon

May - 2018 Partner, Garland & Salmon

December - 2014 MAI designated Appraiser Employed with Garland and Associates as an
Associate Appraiser

August - 2010 State of California Licensed Certified General Appraiser Employed with
Garland and Associates as an Associate Appraiser

September - 2006 Employed with Garland and Associates as a Real Estate Analyst

2001-2006 Rent.com - Santa Monica, California - Regional Sales Executive
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PROFESSIONAL QUALIFICATIONS
STEVEN M. SALMON, MAI (Continued)

EDUCATION

University Pomona College, Claremont, California, Bachelor of Arts in English
(2001)

Appraisal Courses Appraisal Institute:
USPAP Update (2022)
Standards of Professional Business Practice & Ethics (2019)
Solving Land Valuation Puzzles (2018)
Uniform Appraisal Standards for Federal Land Acquisitions (2018)
Valuation of Conservation Easements (2016)
Application & Interpretation of Simple Linear Regression (2016)
Litigation Appraising: Specialized Topics & Applications (2016)
Condemnation Appraising: Principles & Applications (2015)
The Appraiser as an Expert Witness: Preparation & Testimony (2015)
Advanced Applications (2011)
Advanced Sales Comparisons & Cost Approaches (2009)
Real Estate Finance Statistics and Valuation Modeling (2009) 
General Appraiser Report Writing and Case Studies (2009)
Advanced Income Capitalization (2008)
General Appraiser Market Analysis and Highest & Best Use (2008)
General Appraiser Site Valuation & Cost Approach (2008)
General Appraiser Sale Comparison Approach (2007)
Basic Income Capitalization (2007)
Basic Appraisal Procedures (2006)
Basic Appraisal Principles (2006)

RECENT PROFESSIONAL ACTIVITIES

Appraisal Institute - Northern California Chapter:
President  (2022)
Treasurer  (2021)
Secretary  (2020)
Director  (2018 - 2019)
Lake Tahoe Conference - Speaker (2022)
Spring Conference - Speaker (2018)
Commercial Symposium - Speaker (2016)
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PROFESSIONAL QUALIFICATIONS
MATTHEW ATWOOD

Matthew Atwood is an Appraiser with Garland & Salmon, Real Estate Appraisers and
Consultants and is active in the appraisal and analysis of a wide variety of property types,
including but not limited to both single and multi-family residences, commercial business parks,
commercial office, industrial, retail centers, parking garages, and various subsections of land
such as speculative, development, rural and agricultural. Mr. Atwood is also active in providing
valuation in support of litigation and of properties affected by eminent domain actions. Areas of
practice include, Northern and Central California, with extensive work in the greater Bay Area
and Sierra Nevada markets. Additional areas of service have included Oregon, Washington,
Alaska, and Pacific Islands. 

Matthew Atwood is certified by the State of California Office of Real Estate Appraisers as a
Certified General Real Estate Appraiser (3005100), and is a Candidate for Designation,
Appraisal Institute.  

EMPLOYMENT

December 2022 - Present Senior Appraiser, Garland & Salmon

November 2020 - November 2022 Senior Appraiser, Joseph J. Blake & Associates 

November 2020 State of California Licensed Certified General Appraiser

April 2017 - November 2020 Trainee Appraiser, Joseph J. Blake & Associates

2016 Sale Development Representative, Boomtrain 

2014-2015 Marketing and Sales, Radsport USA
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PROFESSIONAL QUALIFICATIONS
MATTHEW ATWOOD (Continued)

EDUCATION

Education University of Oregon, Bachelor of Arts in Business (2014)

Appraisal Courses Appraisal Institute:

Advanced Market Analysis and Highest and Best Use
Advanced Income Capitalization 
USPAP Update
Federal and California Statutory and Regulatory Laws
General Appraiser Sale Comparison Approach
General Appraiser Market and Highest & Best Use
Business and Ethics
General Appraiser Income Approach Part 1 & 2
General Appraiser Site Valuation and Cost Approach
Rural Valuation Basics 

American Society of Farm Managers and Rural Appraisers:

Uniform Appraisal Standards for Federal Land Acquisitions
(Yellow Book)

RECENT PROFESSIONAL ACTIVITIES

Appraisal Institute - Northern California Chapter:

East Bay Branch Chair 2023
Technology and Networking Chair April 2019-Present 
New Appraiser Professional Networking Chair 2019-2023
Tahoe Conference Committee 2022-2023
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APPRAISAL ASSIGNMENT

The following is a summary of an appraisal of a 8,498 Square Foot (SF) downtown commercial

site that is improved with a historic building containing 2,882 rentable SF that is commonly

known as the Lawler House, located in the heart of the city of Suisun City Downtown Waterfront

District, Solano County, California. The building improvements are in substandard condition and

no longer supports an economic use. This appraisal is intended to be in conformance with the

Uniform Standards of Professional Appraisal Practice (USPAP).  The value opinions are in terms

of cash or cash equivalence.

CLIENT, INTENDED USE & USERS

The Client is the City of Suisun City.  The intended use of this appraisal is to serve as a valuation

guide for decisions relating to the potential sale of the property.  The intended users are the Client

and appropriate City staff.   

We do not authorize the use of this appraisal by any other party, or for any other use.  Any other

parties choosing to utilize this appraisal do so at their own risk, and without the consent of

Garland & Salmon.

DATES OF APPRAISAL

May 9, 2023 (date of value)

May 9, 2023 (date of physical inspection)

June 5, 2023 (date of report)

GARLAND &

   SALMON



2

PROPERTY RIGHTS APPRAISED

The subject property in its substandard condition does not support occupancy, and is not leased

on the date of value. 

This is an appraisal of the fee simple interest in the subject property.  Fee simple interest is

defined as “absolute ownership, unencumbered by any other interest or estate.”1  However, all

ownerships are subject to the limitations imposed by the governmental powers of taxation,

eminent domain, police power, and escheat. 

DEFINITION OF MARKET VALUE

Market Value is “The most probable price which a property should bring in a competitive and

open market under all conditions requisite to a fair sale, the buyer and seller each acting

prudently and knowledgeably, and assuming the price is not affected by undue stimulus.  Implicit

in this definition is the consummation of a sale as of a specified date and the passing of title from

seller to buyer under conditions whereby:

1. Buyer and seller are typically motivated;

2. Both parties are well informed or well advised, and acting in what they consider

their best interests;

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

4. Payment is made in terms of cash in United States dollars or in terms of Financial

arrangements comparable thereto; and

5. The price represents the normal consideration for the property sold unaffected by

special or creative financing or sales concessions granted by anyone associated

with the sale."2

APPRAISAL PROCESS

The purpose of this appraisal is to form a current opinion of market value for the subject

property; a 8,498 Square Foot (SF) downtown commercial site that is improved with a 2,882

rentable SF historic building commonly known as the Lawler House that has been converted to a

1 Dictionary of Real Estate Appraisal, 7th Edition, The Appraisal Institute

2 Dictionary of Real Estate Appraisal, 7th Edition, The Appraisal Institute

GARLAND &

   SALMON
Lawler House - Suisun City Downtown Waterfront District, Solano County, CA; #223506



3

professional office use that is in substandard condition and no longer supports an economic use.

The property is located in the heart of the City of Suisun City Downtown Waterfront District; due

to its downtown parking district location and the significant allowed development density of the

subject site’s zoning the subject property improvements are an under utilization of the site.

Further, considering the condition of the improvements and their substantial cost to cure, the

dominant value character of the property is the subject property site.  

The Client has requested, we provide two opinions of value.  

1. We will opine an opinion of market value for the subject site As-Vacant; without

consideration of the existing building improvements.  

2. We will opine an As-Is opinion of market value for the professional office building

improved subject property in its current substandard condition.  

As will be shown in this report, the subject’s current condition and the cost associated with

remediation and repairing the building improvements result in the land value being the dominate

value character. As a result, the As-Is value reflects the As-Vacant value less the anticipated

costs to remove the improvements. 

We will first form an opinion of the market value of the fee simple interest in the subject site 

As-Vacant.  Once a value opinion has been opined for the As-Vacant subject site, we will opine

an As-Is market value opinion that considers the cost to remove the existing building

improvements. 

In order to form opinions of value we will analyze those external and internal characteristics of

the property that may have an impact on value.  As a means of quantifying value, various

marketplace activities will be analyzed.  

In our opinion, due to the subject’s significantly substandard market condition its cost to cure and

resolve the buildings to a market typical and tenantable condition exceed it’s remediated value.

Thus, the property does not compete in the as-improved market place for a value-add

redevelopment opportunity. As such, we have valued the subject via the Sales Comparison

Approach As-If vacant land, and then deducted the costs of demolition to arrive at an As-Is

improved value.
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The Cost Approach was utilized in considering the redevelopment potential of the existing

building improvements. The Cost Approach has not been utilized to develop an opinion of value

due to the cost to cure the building’s substandard condition exceeding its value. The Cost

Approach is not how the market would consider valuing the subject in it’s current condition. 

The subject property does not have any level of durably contracted income, and does not compete

in the marketplace as a leased investment.  The Income Approach largely mirrors the perspective

of cash flow oriented investment buyers; as the subject property does not compete as a leased

investment; the Income Approach was not considered to be appropriate for this appraisal

assignment.  

LOCATION

The subject property is located in the City of Suisun City, in Solano County, California.  More

specifically, the site is located in the heart of the City of Suisun City Downtown Waterfront

District within the center of the downtown block bordered by Main Street to the west, Kellogg

Street to the east, Solano Street to the north, and Morgan Street to the south.

A 38,000+ SF, two-story mixed use project known as Harbor Square built in 2008, and a City of

Suisun City interior courtyard and fire place are adjacent to the north, city parking lots are

located adjacent to the west and east, and the downtown Suisun community theater is adjacent to

the south.  The plaza areas surrounding improved city parking lots adjacent to the subject are

improved with some city artwork that help to enhance the aesthetic appeal of the immediate

market area of the subject.  The subject property does not front to a public right of way as it gains

access via reciprocal ingress/egress with the adjacent city parking lots. However, the building is

reported to have a street address of 718 Main Street.

LEGAL DESCRIPTION

The subject property is located in the State of California, within incorporated Suisun City.  The

subject property is commonly known as Solano County Assessors Parcel Number (APN) 0032-

141-130. A map highlighting the subject parcel is located on the following page.

We were not provided with a current Title Report; however, we have reviewed a copy of an older

Title Report dated November 4, 2005. For a complete legal description of the subject property,

please refer to the copy of the older Title Report located in the Addenda.
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GENERAL ECONOMIC CONDITIONS OVERVIEW

The December 2022 UCLA Anderson Forecast update reports regional and national economic

conditions to remain uncertain, with the looming recessionary indications showing. The

combined impact of inflation, rising interest rates, declining real wages, and consumer pessimism

is slowing growth. In addition, much of the national outlook is based on the Federal Reserve's

raising interest rates, and it's impacts on inflation. Regionally, California appears to be better

suited due to the strength of the construction, service, and defense sectors which could lessen

potential recession impacts. 

Inflation that once seemed transitory has become persistent, resulting in the Federal Reserve's

more aggressive rate increases in 2022. Higher rates are anticipated to slow business investment,

leading to increased recessionary risks. 

With economist's optimism for the final quarter of 2022 finishing strong, the focus is on 2023,

with economic growth anticipated to slow. It is unclear if or when such growth figures will result

in a recession, but predictions tend to favor a more mild and brief recession. Economists are

watching the intersection of supply chain and inflation, with the easing of supply chain pressures

favoring a limited to non-existent recession. 

• It is anticipated economic growth will slow to an annual rate of 2% to 3% in the 2nd and

3rd quarters of 2023, with 4th quarter bottoming and then rebounding in 2024.

• Historically, Federal Reserve-driven recessions tend to result in a larger decline in

residential and business investments due to increasing interest rates. 

As it relates to California, UCLA Anderson Forecast expects:

• The California non-farm jobs number has surpassed the February 2020 level by 31,000

jobs- although the breakdown in sectors is more pronounced, with leisure and hospitality

still suffering, lacking 170,000 jobs.

• Housing still trails the peak of 2021, with October 2022 median price 8.4% below the

high-water mark. 

In spite of the slowing economy, continued demand for limited housing stock leads to a forecast

of a continued surge in construction. With the expansion of accessory dwelling units and

infrastructure projects, this sector will help offset the more national impacts of rising interest

rates. Overall, California is better suited for a slowing or recession of the national economy. 
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We note that since the 2022 December Forecast, the global banking system has had additional

turmoil surrounding the collapse of Silicon Valley Bank, March 10, 2023 and First Republic

Bank, May 1, 2023. This has put further stress on the current economic position of both the

nation and California. Financial market participants remain worried about continued federal rate

increases while the banking sector has yet to land on solid ground. While not to the level of the

2008 banking crisis and following recession, the market is clearly aware of continued issues

within the economy and recession is a worry. 

COVID-19 PANDEMIC OVERVIEW 

COVID-19 is a commonly referenced name for the severe acute respiratory syndrome first

identified by the World Health Organization during December 2019 and began to impact the

United States economy in February 2020.  Since then there has been a pandemic spread

throughout most of the world and resulted in widespread economic impacts not seen since the

Great Recession in 2008/2009.

The infection and death rates do not mathematically relate to this appraisal.  However, the depth

and breath of this virus spread is important to this appraisal.   

More directly related to real estate markets are the economic impacts of the pandemic. During the

spring of 2020, the number of employed persons plummeted by nearly 25 million or 16%.  Of

course initially this loss of wages had huge impacts, part of which were mitigated by various

government agencies and projects.  

The apparent significant pandemic economic ramifications among others include:

• A breakdown in many product supply chains.  Shortages of a wide range of goods and

some services are widely evident in stores, online retailers, and distribution warehouses.  

• Employee shortages have been widely evident in many historically lower wage rate

employment categories, particularly in the retail, hospitality, and restaurant industries. 

Many retail and restaurant enterprises continue to not be able to staff full historical

operating hours.

• After historical inflation being in the range of 2%, the January 2021 to January 2022 CPI

increase was 7.8%.  Other notable areas of inflation which are not directly measured

within the CPI include lumber and other building materials, lodging, and rental cars.  The
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marketplace effects of these non CPI measured inflation rates have yet to fully work their

way into CPI measured factors.  Inflation of these rates has not existed since the 1980s.

Controlling inflation has been a major focus of government agencies throughout 2022,

directly impacting the real estate markets with changes in mortgage rates. 

Traditionally, during periods of greater rates of inflation there is a flight of capital from paper

investments (stocks, bonds, cash and other financial instruments) to hard tangible assets.  While

there are other tangible reinvestment targets such as precious metals and commodities, the

primary tangible asset reinvestment target has been real estate.  That is the case with this

COVID-19 economy induced inflation cycle.  

In a broad perspective, there has been significant harvesting of stock market profits to be

reinvested in real estate.  As with everything else in this COVID-19 economy, some real estate

categories have done well and some have stumbled; the COVID-19 economy has had a diverse

spectrum of real estate impacts that are property type and local market driven.

In 2022, the macroeconomic impacts of the pandemic became more normalized; however

inflation worries have impacted some sectors, and the aggressive rate raising in Federal Reserve

policy has impacted interest rates.

We note that as recessionary fears increase and interest rates continue to increase, there has been

a pull back in development and an increasingly less risk tolerant lending environment. 

Redevelopment of the subject has substantial development risk, resulting in a more limited pool

of potential buyers who would be looking to buy and hold until market conditions improve. 
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SOLANO COUNTY & SUISUN CITY / FAIRFIELD MARKET AREA OVERVIEW

The purpose of this report section is to highlight and provide historical information on economic

issues that are relevant to the area economy on the date of value, and in relevant real estate

marketplaces.  Solano County is located roughly midway between San Francisco to the southwest

and Sacramento to the northeast, and is the most eastern of the San Francisco Bay Area's nine

counties.  

The majority of the urban areas in Solano County are positioned along Interstate Freeways-80

and -680, which converge in the center of the county.  An area map is located on the following

page.  

The major element of growth in Solano County has been migration into the county by both

businesses and families.  The county offers rare circumstances found nowhere else in the San

Francisco Bay Area, being most notably relatively affordable housing, available and reasonably

priced land, nearby educational opportunities as well as a wide variety of recreational activities. 

Geographically, Solano County extends from Vallejo on the southwest to Dixon on the northeast,

but locally the county is referred to as southern Solano County and northern Solano County. 

Southern Solano County is located adjacent to the Sacramento River Delta, Suisun Bay as well as

San Pablo Bay, and consists of the three waterfront communities of Vallejo, Benicia and Rio

Vista.  Northern Solano County consists of the county seat city of Fairfield and the cities of

Suisun City, Vacaville and Dixon.

Regionally, Solano County is a secondary market area that is located on the fringe of the core

Bay Area; historically it has been the least affluent of the nine Bay Area counties, and has

historically developed to provide lower cost suburban housing for workers commuting to

employment centers located in core Bay Area market areas, and to a lesser extent to Sacramento

market area employment centers.

The subject property is located in Suisun City.  Adjacent Fairfield is the 2nd largest city, and is the

County seat.  Based on ABAG and other population studies, it is anticipated that work centers

within a 1-hour commute of the Fairfield-Suisun area are expected to remain strong throughout

the decade.  

This area is particularly appealing to households who split the commute between the major

employment centers of Contra Costa County/the inner Bay Area and the Sacramento area.  In
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addition, families are attracted to moving to the Fairfield-Suisun area from larger and more

expensive population centers to avoid congestion, air pollution, crime, poor schools and to

improve the general quality of life. 

Major corporations having a profound signature presence in the Fairfield-Suisun area include

Anheuser-Busch and the Jelly Belly Candy Company that manufactures the world-renowned

Jelly Belly jelly beans, as well as other candies.

Travis Air Force Base, a major area employer, is clearly increasing in importance and thus would

appear to indicate that the future of Travis is relatively secure.  Travis is the primary Air Mobility

Command base for the United States west coast, and the Base is also the host of other large

aircraft missions for both the Army and Navy. 

The March 2023 California Association of Realtors Single Family Home Sales and Price Activity

report is shown in the following table; highlighting the regional median home price disparity

between Solano County in comparison to core Bay Area counties, and its historical rank and

appeal in comparison to other comparably lower cost Sacramento Valley counties.

Median Sold Price of Existing Single-Family Homes

S.F. Bay Area Mar-23 Feb-23 Mar-22 Price

YTY% Chg

 Sales YTY%

Chg
Alameda $1,225,000 $1,100,000 $1,430,000 -14.3% -36.8%

Contra Costa $852,500 $760,000 $965,900 -11.7% -42.7%
Marin $1,600,000 $1,447,500 $1,720,000 -7.0% -39.4%
Napa $890,000 $830,000 $965,000 -7.8% -32.7%

San Francisco $1,700,000 $1,465,000 $2,060,000 -17.5% -37.9%
San Mateo $1,860,000 $2,080,000 $2,280,000 -18.4% -37.7%
Santa Clara $1,700,000 $1,500,000 $1,950,000 -12.8% -31.9%

Solano $585,000 $555,000 $610,000 -4.1% -21.3%
Sonoma $829,000 $774,500 $829,000 0.0% -31.8%

Central Valley Mar-23 Feb-23 Mar-22 Price

YTY% Chg

 Sales YTY%

Chg
Merced $400,000 $381,950 $385,000 3.9% -38.1%

Placer $641,000 $633,750 $701,730 -8.7% -22.7%

Sacramento $500,000 $499,000 $560,000 -10.7% -31.9%

San Joaquin $544,550 $491,500 $550,000 -1.0% -17.5%

Stanislaus $449,000 $429,900 $470,500 -4.6% -34.3%

Yolo $618,030 $550,000 $657,000 -5.9% -18.9%
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The subject property is located in Suisun City, between Fairfield on the north and the protected

Suisun Marsh on the south. The location of the Suisun City along the waterfront offers a unique

opportunity for waterfront development; this has only been explored during the past two decades.

Very limited waterfront property is available for development in the Bay Area counties. With the

anticipated growth patterns in Solano County, high profile development of the Suisun waterfront

has been of increasing interest but has yet to materialize during the last decade. 

In 1983 Suisun City adopted a specific plan for the historic and waterfront areas to revitalize and

rehabilitate Old-Town and the waterfront area. The specific plan included a working waterfront,

a historic and viable Main Street area, and an Amtrak rail station. The Amtrak station is on the

Capitol Corridor route, which serves the East Bay area and the Sacramento Metroplex, and

extends from San Jose to Auburn.

The marina-oriented waterfront has become a popular recreational destination for local residents

and those residing outside the area. It is clear that Suisun has made positive strides in increasing

the social and economic viability of Suisun City since the 1980s, and it also has been successful

in establishing an identity separate from that of Fairfield. The city leaders of Suisun City have

made a strong effort to promote the new Waterfront District in Suisun City, and numerous

festivals, events and summer music concerts are successfully raising the area's profile.  

However, Suisun City has not seen the growth or increased positive image that was once

projected. There has been limited meaningful new development that has significantly improved

demand or increased traffic for the downtown waterfront area. Commercial space located in the

newer Harbor Square development area has sat vacant since its delivery in 2008. While the local

restaurants have continued to draw patrons, the overall downtown waterfront area has not seen a

substantial expansion of development demands, or improved market perception that warrants

substantial new development. 

The Solano Transportation Authority developed a new office building at 432 Main Street, with

the opening in 2022, and a 71-unit residential development located on Cordelia Street, Chrystal

School site west of downtown, are the only two major projects in the Suisun City downtown

waterfront district. While these indicate some demand, the Transportation Authority is a public

agency and its development does not directly correlate to market demand or feasibility for a

private market investor. The 71-unit project was commenced during the peak of the residential

market in 2021, and while the current conditions for such development are inferior to 2021, the

project is still moving forward with horizontal site development. It should be considered that
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there are two other larger-scale multi-family projects in Suisun City which are located outside the

subject's competitive market area that indicate more regional multi-family development activity.

We note that FEMA flood plain mapping for the downtown waterfront of Suisun City has likely

impacted developer interest and the financial feasibility of new development. A large portion of

this area is under the Zone AE flood plain designation that requires flood insurance or that

improvements be built above the flood level, substantially increasing site development costs and

increasing the overall project risk of bringing a new project to fruition. 

Overall, the Waterfront District Specific Plan and the area it encompasses west of Suisun Slough

have struggled to make positive strides over the last cycle. Historically, the area was seen as a

positive move forward for the city, but it has yet to realize its full potential. As a result, market

perceptions are still muted, with hope for more development and growth in this sector over the

long term. 

COMMERCIAL MARKETPLACE OVERVIEW

At this time, we wish to comment on our view as to the overall state of the area wide commercial

real estate marketplace, and how we will relate that view to our analysis. Following the 2008

recession, the overall marketplace stabilized in the second half of 2011 when positive absorption

began occurring; albeit with modest annual absorption levels. With strong growth in the

residential market in 2015-2018, the wider commercial market saw year-over-year appreciation

going into 2020. 

As covered in our Covid-19 section, the commercial real estate market was impacted by the

pandemic with the varying property types, classes, and markets all experiencing different levels

of disruption or growth. A notable change has been the focus on housing as housing prices saw

record breaking appreciation in a short period of time. In other commercial sectors the impacts

were less positive, with stay-at-home orders, office property and some retail uses struggling to

maintain economic feasibility. 

As of spring 2023, the volatility related to the pandemic has largely left the market and the focus

has now moved to interest rates and recessionary fears. Investors are more concerned about risk,

and there are fewer dollars available in the marketplace. While most market segments have

returned to near pre-pandemic levels of stability, office properties are still suffering with lack of

demand and retail is continuing to experience contracted demand that likely stems from a move

to online shopping and away from historical retail sectors. 
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Marketplace tolerance for risk is low; despite notable increases in demand and value for some

prime assets, participants continue to prefer to compete for prime assets rather than attempt

unproven, or secondary assets.  It appears that until competition for prime assets boils over, the

secondary asset marketplace will continue to see underwhelming levels of demand and

absorption. 

OFFICE MARKETPLACE OVERVIEW

Generally speaking, the Competitive Market Area (CMA) of the subject property is overbuilt.

Napa County is generally superior to Solano County both in terms of absorption and market

rental rates; Fairfield/Suisun and Vacaville are generally rated as similar submarkets, with the

Green Valley area of Fairfield typically generating slightly higher absorption and market rent

rates due to superior linkages to the East Bay market area. Overall, Suisun City encompasses a

smaller percentage of the overall square footage of office space in the area and is generally

considered a small submarket of the larger Fairfield market. 

Despite the robust growth of the Bay Area office marketplace over the previous multi-year

expansion cycle, the pandemic has significantly impacted the demand for office space in the

prime Bay Area markets. Solano County has typically been a commuter residential location for

the core Bay Area and Sacramento Metroplex regional market areas.  This dynamic results in

only moderate job growth occurring in Solano County when the Bay Area and Sacramento

regional market areas experience growth, and more significant loss when demand drops. As these

markets struggle, tenants once attracted to the cheaper Fairfield/Suisun City market place, are

drawn back to the core Bay Area markets, and vacancy in the secondary and tertiary markets has

increased. 

The CMA of the subject property has typically been dominated by government users, and owner

users. Historically stubbornly high vacancy levels has led to lackluster rent growth, effectively

resulting in the lack of new construction.  Prior to the pandemic in 2020, within the CMA of the

subject property, health care providers and healthcare related general office users have been more

active in the marketplace; North Bay Healthcare, Sutter Medical Group, and Partnership Health

Plan have all constructed owner occupied medical and general office buildings.

Outside of the growing healthcare providers in the CMA of the subject, demand has been

otherwise underwhelming resulting in stubbornly high occupancy levels and lackluster rent

growth. Market data aggregator, CoStar reports that the current vacancy rate for the

Fairfield/Suisun office submarket is around 14%, and projected to continue climbing to 15% in
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the coming year. Historical vacancy was reported to be around 14%, with limited market rent

growth. There is little to no small office development in this CMA, which generally indicates the

lack of financial feasability for developing new office product.  

Overall, the impacts of the pandemic on office space users in both prime and secondary markets

such as the subject, has resulted in increased vacancy and limited rental rate growth. Both large

and smaller user spaces continue to exhibit lackluster levels of demand and there is not indication

of this changing soon.

Through the Covid-19 pandemic there has been wide reaching impacts on the historical use of

office space and thus impacts on the office real estate segment as a whole. The widespread

expansion of the remote work has shifted the market place with end-users favoring to work from

home than occupy an office full time. This has greatly reduced the demand for office space and

altered the total square footage firms need. As such, lease re-newels for office space have

plummeted and rental rates have seen drastic reductions with office space vacancy climbing to

unseen levels. 

Due to these changes in office demand, we are seeing lower valuations and higher rates for office

properties. There is general worry that we are heading into a period of defaults of offices loans as

renewals become due.

It appears at this time the strength of the office market in the CMA of the subject is the relatively

low cost of living and business expenses, and the Vacaville/Fairfield/Suisun submarket is a

secondary market area whose primary advantage is low rent levels. Due to the sector wide lack of

demand and the impacts of the pandemic, it is anticipated the office market in the CMA of the

subject property will not significantly improve in the near term.

RESIDENTIAL MARKETPLACE OVERVIEW

The table on the following page shows single family residential market trends for the Solano

County market area gleaned from BAREIS® MLS records that highlights annual total sale

transaction volume and median price levels, as well as year over year median home price trends

for the time period of 2016 through April 12, 2023.  This data was researched utilizing the Bay

Area Real Estate Information Services (BAREIS) MLS database.
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BAREIS® Multiple Listing Data

2016 2017 2018 2019 2020 2021 2022 2023*

# Sales # Sales # Sales # Sales # Sales # Sales # Sales # Sales

Median $ Median $ % ± Median $ % ± Median $ % ± Median $ % ± Median $ % ± Median $ % ± Median $ % ±

Competitive Market Area (CMA)

 Benicia 260 258 241 252 272 271 194 52

$609,600 9.8% $639,500 4.9% $675,000 5.6% $658,000 -2.5% $699,100 6.2% $840,000 20.2% $865,500 3.0% $827,500 -4.4%

 Dixon 190 194 205 213 266 281 285 84

$380,500 8.9% $420,000 10.4% $445,000 6.0% $450,000 1.1% $486,000 8.0% $570,000 17.3% $627,500 10.1% $606,453 -3.4%

 Fairfield 1,367 1,301 1,291 1,254 1,294 1,331 955 281

$415,000 9.2% $428,000 3.1% $465,000 8.6% $467,450 0.5% $515,000 10.2% $575,000 11.7% $630,000 9.6% $624,000 -1.0%

 Suisun City 404 415 280 317 313 347 246 73

$337,750 11.1% $371,500 10.0% $400,000 7.7% $413,000 3.3% $431,000 4.4% $525,000 21.8% $560,000 6.7% $541,000 -3.4%

 Vacaville 1,369 1,293 1,194 1,245 1,415 1,489 1,110 294

$400,000 9.6% $420,000 5.0% $455,000 8.3% $468,000 2.9% $500,000 6.8% $580,000 16.0% $631,000 8.8% $607,500 -3.7%

 Woodland 583 546 513 573 604 668 460 126
$350,000 7.7% $381,000 8.9% $400,000 5.0% $450,000 12.5% $452,500 0.6% $525,000 16.0% $550,000 4.8% $520,000 -5.5%

 Solano 5,128 4,927 4,561 4,662 4,987 5,323 4,309 1,155

 County $385,000 10.0% $410,000 6.5% $445,000 8.5% $450,000 1.1% $490,000 8.9% $565,000 15.3% $600,000 6.2% $580,000 -3.3%
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Strong annual home price appreciation occurred up to 2018; with prices flattening a bit in 2019. 

However, the market began building increasing levels of momentum in 2020, with 2021

appreciation rates being robust due to strong levels of demand, limited supply, and historically

low interest rates.  

Due to rapidly increasing interest rate trends in the 2nd half of 2022, the marketplace began to

clearly shift. The majority of cities saw a drop in sales and lower price appreciation in 2022. As

mortgage rates have not gone down in 2023 and recessionary fears continue to grow, the data for

2023 indicates the potential for a major downward shift. At this time there is no projection for a

reversal of the current downward trend.  However, due to supply continuing to lag behind general

demand, price declines have been relatively moderate thus far as compared to the changes seen in

2007-2008.

For perspective, historical price levels in Suisun City are shown in the following graph, which

tracks Median home price trends over the 1993 to 2023(Year-to-date, April 12, 2023) time

period. 

The blue line tracks the changes in annual median home prices in Suisun City, with the red line

being the historical trend line over the 30-year period.  The volatility of the most recent boom

and bust cycles are clearly demonstrated in the blue line, as well as the historical

appreciating value trend over time, as demonstrated by the red trend line. Additionally, it appears

the pricing peaked in 2022 and is now trending downward.
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After rapidly rising price levels from 2001 to 2005, the marketplace began to shift in 2006 and

2007, prior to the dramatic bust cycle occurring in 2008 and 2009.  After a few years of bouncing

around the bottom, the market clearly recovered and was appreciating slowly into 2020. During

the pandemic the pricing spiked significantly and now appears to be falling again. 

The CMA of the subject continued to see positive annual appreciation into 2022; however, the

decline in overall transactions was a leading indicator that the growth seen in 2021 was

transitory. So far in 2023 the decline in pricing for Suisun City is similar across the county, and

this data is only from the first 5 months of the year, with the remaining months of the year

expected to continue to worsen. It is unclear how much further the median pricing will fall as the

current pricing is still significantly above pre-pandemic levels. If the median home price falls

drastically in the remaining months of 2023, feasibility for new projects might come into

question as construction and development costs do not always correlate to falling home prices. 

We additionally note, that due to the record low mortgage rates in 2020 and 2021, many home

buyers have long term loans locked in that disincentives selling their current homes in hopes of

moving into a new one as current new mortgage rates are much higher. It is reported that this lack

of supply has impacted the supply of homes for sale and impacted the residential market. As a

result, new homes are now making up a larger portion of the transaction volume as there is

limited supply of existing houses, and developers can offer unique financing options not found in

the used market. 

California and the CMA of the subject has historically been under supplied in terms of housing

and it is anticipated that effective housing demand will remain, albeit at lower levels than during

the peak pandemic. In our opinion, effective demand has waned due to increased borrowing costs

and while the historical lack of supply issues remains; the overall housing market and the

subject's CMA will likely continue to see a downward trend in pricing until recessionary

indicators reverse.

GARLAND &

   SALMON
Lawler House - Suisun City Downtown Waterfront District, Solano County, CA; #223506



17

RESIDENTIAL DEVELOPMENT LAND

Following is a brief summary of the changes occurring in the residential development land

marketplace over the last growth phase; with a discussion of the impact of the Covid-19

pandemic, and the current market environs which are reported to have notably deteriorated. 

Market participants generally stated that development land prices remained fairly flat over the

2014 to 2019 time period, with increasing single family home development costs largely keeping

pace with rising single family residential values. 

Similar to historical trends, as long as the core Bay Area remains economically vibrant, Solano's

economy/real estate market will typically exhibit upward value trends.  Prior to Covid-19, due to

dwindling supply, land price up-trending was noted in some secondary market areas; particularly

areas that have market preferred regional linkage attributes to the employment centers within the

core Bay Area, and/or sites with regional transportation oriented development potential.  Sites

were regularly acquired contingent upon a tentative map and development agreement being

entitled prior to close of escrow, which is now the dominant transaction structure in the

marketplace.

Starting in 2020 some upward pricing trends were observed despite rising development costs and

fees. Over the 2020 to 2021 time period there was a building trend for homebuilders to acquire

unentitled, or minimally entitled land; as after several years of growth the glut of entitled

inventory had been largely absorbed, and demand was increasing to build for newly entitled and

developed land tracts.  

Secondary market areas such as Solano County were seeing upward value movement; due to

urban flight and increased demand due to increased access to work from home opportunities, and

historically low interest rates.  The increasing work from home trend has created new out

migration from expensive urban core market areas to suburban market areas.  In conversations

with developer/homebuilder professionals active in the Solano County marketplace, they

indicated that particularly within the last two years the number of buyers from the core greater SF

Bay Area has notably increased. 

With robust levels of residential demand continuing to exceed supply, and with this dynamic

being accelerated due to the strong Covid-19 single family residential market, demand was on the

rise. However, by the middle of 2022 the Federal Reserve began an aggressive policy of raising

interest rates, and the historically aggressive rise in interest rates is choking buyer effective

demand. 
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The central bank's moves pushed mortgage rates from 3% at the start of the 2022 to 7+% at its

peak; with current rates receding a bit, due to recent reports that inflation factors are improving. 

The Mortgage Brokers Association reports purchase applications are down 32% year over year;

reflecting the impact current mortgage rates are having on buyer demand.

On the following page is a slide prepared by the Gregory Group; a leading Northern California

residential market research and analysis firm.  The slide highlights month by month home pricing

changes for the larger Sacramento Valley region going into the end of 2022; which generally

tracks similarly, but slightly lower than the Fairfield/Suisun City location of the subject (due to

superior regional linkages to the Bay Area). We note that there have been few transactions since

late 2022, thus this data is still relevant and beneficial to our analysis. 

The graph highlights the robust rise in housing prices prior to the great recession; in comparison

to the increase in home prices over the last growth phase.  Following the graph is a chart that

highlights the corresponding average monthly mortgage payment over the same period; and

graphically demonstrates the historically sharp increase in average monthly payments since the

start of 2022 due to historically high pricing levels and historically high interest rates.
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Sacramento Housing:
Existing-Home Pricing by Month

The Gregory Group

$502,000 increase in ten-plus years; 
(236.8%) or 22.9% per year.

-$83,000 in four months (-11.6%).
$261,000 increase in 4.7 years; 

(125.5%) or 26.7% per year.



5The Gregory Group I Appraisal Institute

Historical Average Monthly Payment
(Sacramento)

The Gregory Group

A 90.0% increase over 
the previous two 

years.

One of these things needs to happen:

• Mortgage rates decrease

• Home prices decline

• Some combination of the two
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In December 2022 Lennar, a large national home builder, reported that new home sales dipped

15% year over year.  Further, lower than expected margins reflect the growing need to offer

incentives to reduce cancellations, and possibly lower prices to attract new buyers.  However, it

was reported by Lennar that their belief is the duration of the correction is going to be smaller, or

more limited.

Current levels of confidence are reported to be low, with most expecting a recession; while some

predict a sharp decline, followed by a strong recovery in 2024, others predict a deeper multi-year

recession.  Effectively, the marketplace fears that inflation cannot be tamed without damaging

the economy; and that a soft landing after taming inflation will not be possible due to the Federal

Reserve over-tightening, and potentially triggering a serious recession.

The CMA of the subject still has competitive advantages as an affordable Bay Area commuter

location; however, home prices may need to reset in combination with lower interest rates before

a healthy market returns.  It appears the long term growth opportunity is there, but timing what

happens with interest rates is uncertain; and the longer they remain high, the greater the fall in

home prices will be required before housing affordability returns to more historical levels. 

However, a bright spot remains that supply remains low; the glut of inventory that was present at

the start of the last recessionary cycle is not present now. Levels of inventory are rising as

projects that broke ground during the market upswing are now coming online. As noted

previously, the percentage of single family home sales in the market that are for new homes is

growing. 

We note that project's typically take 1-2 years to gain entitlements and approvals in this market

area. As such, any development land purchased as of Spring 2023, is looking at delivery of new

units at the earliest, late 2024 or early 2025 when most economists seeing the current

recessionary cycle ending. 

The subject's CMA contains an ample supply of residential development land and only limited

activity at this time. The majority of buyers are speculative developers who appear to be waiting

for multi-family market rents to reach levels that support feasibility. Due to the significant

supply, buyers have multiple options unlike in more densely developed markets. This allows for

more strategic development and longer term planning. With a longer term horizon, residential

development in this CMA is still attractive to investor/developers who believe they can get in at a

good price.
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MARKET AREA OVERVIEW

The subject property is located in Suisun City, between Fairfield on the north and the protected

Suisun Marsh on the south. The location of Suisun City along the waterfront offers a unique

opportunity for waterfront development; this has only been explored during the past two decades.

Very limited waterfront property is available for development in the Bay Area counties. With the

anticipated growth patterns in Solano County, high profile development of the Suisun waterfront

has been of increasing interest but has yet to materialize during the last decade. 

In 1983 Suisun City adopted a specific plan for the historic and waterfront areas to revitalize and

rehabilitate Old-Town and the waterfront area. The specific plan included a working waterfront,

a historic and viable Main Street area, and an Amtrak rail station. The Amtrak station is on the

Capitol Corridor route, which serves the East Bay area and the Sacramento Metroplex, and

extends from San Jose to Auburn.

The marina-oriented waterfront has become a popular recreational destination for local residents

and those residing outside the area. It is clear that Suisun has made positive strides in increasing

the social and economic viability of Suisun City since the 1980s, and it also has been successful

in establishing an identity separate from that of Fairfield. The city leaders of Suisun City have

made a strong effort to promote the new Waterfront District in Suisun City, and numerous

festivals, events and summer music concerts are successfully raising the area's profile.  

However, Suisun City has not seen the growth or increased positive image that was once

projected. There has been limited meaningful new development that has significantly improved

demand or increased traffic for the downtown waterfront area. Commercial space located in the

newer Harbor Square development area has sat vacant since its delivery in 2008. While the local

restaurants have continued to draw patrons, the overall downtown waterfront area has not seen a

substantial expansion of development demands, or improved market perception that warrants

substantial new development. 

The Solano Transportation Authority developed a new office building at 432 Main Street, with

the opening in 2022, and a 71-unit residential development located on Cordelia Street, Chrystal

School site west of downtown, are the only two major projects in downtown waterfront district.

While these indicate some demand, the Transportation Authority is a public agency and its

development does not directly correlate to market demand or feasibility for a private market

investor. The 71-unit project was commenced during the peak of the residential market in 2021,

and while the current conditions for such development are inferior to 2021, the project is still
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moving forward with horizontal site development. It should be considered that there are two

other larger-scale multi-family projects in Suisun City which are located outside the subject's

competitive market area that indicate more regional multi-family apartment development

activity.

We note that FEMA flood plain mapping for the downtown waterfront of Suisun City has likely

impacted interest and financial feasibility new development. A large portion of this area is under

the Zone AE flood plain designation that requires flood insurance or that improvements be built

above the flood level, substantially increasing site development costs and increasing the overall

project risk of bringing a new project to fruition. 

Overall, the Waterfront District Specific Plan and the area it encompasses west of Suisun Slough

have struggled to make positive strides over the last cycle. Historically, the area was seen as a

positive move forward for the city, but it has yet to realize its full potential. As a result, market

perceptions are still muted, with hope for more development and growth in this sector over the

long term. 

The subject is located in the heart of the Downtown Waterfront District in the center of the

downtown block, bordered by Main Street to the west, Kellogg Street to the east, Solano Street to

the north, and Morgan Street to the south. The subject property is adjacent to two public parking

lots, with two larger city parking lots also in close proximity. The subject site offers above

average pedestrian and trafficked exposure attributes within the downtown waterfront market

area, and has enhanced character due to the adjacent city maintained courtyard and street

art/statues developed around the subject site.

Main Street is a locally trafficked, two-lane bi-directional road extending south from the

Fairfield/Suisun Train station on Main Street. Solano Street is a less trafficked, two lane

east/west bi-directional road that links the historic residential neighborhoods to the west to the

downtown district and the waterfront to the east. The Main Street and Solano Street intersection

is locally trafficked, with Kellogg Street and Morgan Street being less trafficked. The site has

good linkage attributes to State Highway 12 and average attributes to Interstate 80, located

roughly 3 miles to the west.

The subject's immediate market area features mainly residential uses to the west and south of the

Main Street commercial corridor. The Main Street corridor features primarily commercial uses,

with some multi-story mixed use construction observed.  
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Commercial uses appear to be the primary uses occurring east of the subject site, between Main

Street and the Suisun Harbor; some commercial uses are also observed to the north, clustered

around the Amtrak station. To the east of the train station is One Harbor Plaza, a multi-story,

multi-tenant commercial office building, and two hotels.  

The subject site's proximity to the Suisun Harbor, the Waterfront Plaza, and the Lighthouse

provide for atypical and desirable view amenities; the immediate market area of the site is

enhanced by its proximity to these public improvements. The subject's immediate market area

has desirable pedestrian linkages to the Downtown Waterfront and the Amtrak rail station.
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DESCRIPTION OF THE SUBJECT PROPERTY

HISTORY

The subject property is currently held in title by the city of Suisun City. There have been no

arms-length transactions of the subject property within the last three years. The property has not

been formally marketed, but the City has had informal offers from interested parties, as it is

locally known that the City has considered selling the property. In 2021 it was reported that an

affordable housing agency was interested in the property but did not make a formal offer. There

were no formal offers reported for the subject property within the last three years.

The Lawler House is reported to have been built around 1856 and was moved to its current

location in the late 1980s. It was then converted from a residential house to support its recent

multi-tenant professional office use. While locally considered to be of historical significance, we

could not locate any information that would classify the building as protected due to its historic

nature. Likely, due to its move in the 1980s and its redevelopment in support of office tenancy, it

no longer would classify for protection. We are not aware of nor has it been reported to us that

the building is a potential historical landmark. It is anticipated there are no legal concerns

regarding redevelopment of the property. 

The building was formally occupied as professional offices and as a local museum. During the

inspection we completed in 2018 for a previous report on the property, there were multiple signs

of deferred maintenance and resulting water damage. It appears that the water intrusions were not

remedied, and the building has suffered from more extensive water damage and mold. 

As such, the building was vacated in 2021 or 2022. Then multiple break-ins happened to the now

vacant building, and in January of 2023, the building had to be boarded up to prevent further

break-ins. The Suisun City building inspector has declared the 3rd floor of the building unsafe

due to mold and water damage, and an inspection of this floor was not made. The ground and

2nd floors of the building were inspected, along with the basement.

SITE DESCRIPTION

The subject site has a rectangular shape, and according to the Solano County Assessor, the

subject site is 108.25' by 78.50' and features a net developable area of 8,498 SF. The subject site

does not front to a public right of way; it gains access via a non-exclusive access and parking

easement. The subject site has filtered exposure attributes to Main Street and Kellogg Street. A

highlighted assessor's parcel map and an aerial image from Google Earth are located on the

following page. 
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The subject does not have any developed onsite parking. However, the site is well parked; it is

located adjacent to city maintained parking lots to the west and to the east, and there are three

other city lots located in the immediate downtown waterfront market area.

A recently constructed (2008) two-story 38,000+ SF commercial/office mixed use project known

as Harbor Square and a City maintained courtyard are located adjacent to the north, and the

Community theater is adjacent to the south. The Suisun City harbor and waterfront plaza is

located in close proximity to the north, and the Suisun City Amtrak Capital Corridor rail station

is located roughly a third of a mile to the north as well.

The subject site is improved with an older professional office building featuring 2,882 rentable

SF. The building features a historic design and character. However, the building has not been

effectively maintained, and the core building components have suffered significant decay due to

water intrusion. As a result, the building is no longer usable and requires significant remediation

and repair. 

The building is an underutilization of the site; as will be further discussed in the Zoning section

of the Subject Property Description, the Downtown Mixed Use zoning of the subject site allows

for multi-story development not to exceed 60 feet, with an improved building Floor Area Ratio

(FAR) not to exceed 3.0.

The subject site is fully finished and is reported to be fully served with municipal services,

including water and sewer. The site is also served by PG&E and is reported to have access to all

urban services with sufficient capacity to support its development.

Generally speaking, the Suisun Waterfront District was negatively impacted by the new FEMA

maps that went into effect on May 4, 2009. Nearly all of the Waterfront District is now in a

FEMA Zone AE, a high risk area within the 100-year floodplain, with a reported flood elevation

of 10 feet. However, the subject site is one of the few development opportunities within the

Waterfront District that is not fully within the FEMA floodplain and likely does not require fill to

raise the site for development. 

The subject property is not reported to have any known adverse soil stability conditions present

on the date of value. Additionally, due to the subject's location adjacent to existing urban

development, it does not appear to be burdened by adverse soil stability conditions.
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ZONING

The City of Suisun City zoning of the subject is DW, Downtown Waterfront. This signifies the

subject is within the Suisun City Downtown Waterfront Specific Plan area.  

The subject site is within the Downtown Waterfront Specific Plan and is zoned DMU;

Downtown Mixed Use. The zoning is intended for retail, commercial service, office, as well as

high density residential. The DMU zoning allows for residential use consistent with Residential

High Density (RHD) zones, allowing 24-54 dwelling units per net acre.

The subject site is located in the core downtown district and is identified as a vertical mixed-use

opportunity area within the Specific Plan. The subject's DMU zoning allows for up to 80% site

coverage ratio, with a maximum building height of 60 feet and a maximum Floor Area Ratio

(FAR) of 3.0. This zoning allows for some of the higher density development in the downtown

area.   

The Suisun City General Plan designation of the subject property is Specific Plan, denoting the

subject is within the Downtown Waterfront Specific Plan Area. The current zoning of the subject

is believed to be effectively in conformance with the General Plan. There is no reported plans for

a zoning change.

TAXES

The subject is owned by a public entity and not subject to property taxes. California law requests

the Assessor to reassess a property upon sale, and current levels of assessment are of no

consequence to a potential buyer of the subject property. 

EASEMENTS

We have reviewed a copy of an older subject property Title Report prepared by Placer Title

Company; order number 501-15914, dated November 4, 2005. The report is fairly market typical

for the subject's competitive market area. There do not appear to be any onerous title conditions

that are believed to impact the subject property's utility, marketability, and/or market value. 

During the physical property inspection, no obvious onerous title conditions were observed. It is

a specific assumption of this appraisal that there have not been any onerous title conditions

recorded on the title of the subject property since November 4, 2005, that would impact its

utility, marketability, and/or market value.
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FLOOD INFORMATION

The applicable Federal Emergency Management Agency (FEMA) Insurance Rate Maps for the

subject property is 06095C0456F, dated August 30, 2016. The subject appears to be within a

FEMA Zone X.  This indicates the subject is not in a high risk area that is within the 100-year

flood plain, and flood insurance purchase requirements and floodplain management standards do

not apply. However, we do note that the subject is located close to the border of the higher risk

flood zones, specifically the AE Flood Zone. Therefore, we suggest any user of this report attain

a FEMA Flood Map declaration to confirm the location of the flood plain in relation to the

property. 

SEISMIC INFORMATION

This area is not located in a designated Alquist-Priolo Earthquake Fault Zone, although all areas

of California are subject to seismic activity.  

ENVIRONMENTAL CONSIDERATIONS

We were provided with reports regarding the mold infestation found at the subject. We were not

provided with another environmental report covering the subject property. No other obvious

signs of environmental contamination were observed during the physical inspection, beyond the

mold. The subject property has no documented environmental issues, and our general limiting

condition regarding environmental matters applies in this case: the property is essentially free

from environmental or hazardous substance issues.

IMPROVEMENTS

The structural improvements consist of a multi-tenant, multi-story professional office building

commonly known as the Lawler House. The Lawler House has enhanced character due to its

historical design; however, the improvements are in substandard condition and no longer support

an economic use due to water intrusion and resulting mold deterioration of core buildings

components. The building is effectively unusable at this time; and was reported vacated in

2021/2022. 

The building features a non-market standard layout due to its age and likely previous use as a

residential home, with multiple large rooms, a central stairwell, and limited corridors. The layout

does not meet the demands of current office users who prefer private offices with a lobby or

shared common space. Due to an odd layout and numerous vertical column penetrations, the

third floor is less functional and effectively functions as mezzanine storage. Prior to the deferred

maintenance and run-down condition, the building effectively competed in the marketplace as a

2,882 SF net rentable multi-tenant professional office building with 1,052 SF of mezzanine
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storage, albeit at the lower end of the range due to it’s older non-market preferred layout.    

The subject rentable area used in our analyses conforms to the rentable SF reported in a previous

rent roll provided by the City of Suisun City and conforms to how the market would analyze the

property. Therefore, the total rentable area is reported as being 2,882 SF; comprised of 1,600 SF

on the ground floor and 1,282 SF of the second-floor office.  

While the current condition no longer supports an economical use, the interior finishes of the

building feature original hardwood flooring, fireplaces, and moldings that previously gave it an

enhanced character. Due to the water intrusion, these finishes may no longer be salvageable as

they show signs of extensive warping, water damage, and mold. The moldings inside and outside

the building have been damaged by dry rot and water damage, requiring extensive replacement.

The building's previously enhanced character due to its historical nature is still visible as of the

inspection, but it is likely that little to none of this finish work would be reusable if repaired due

to the long-term damages to the overall building. This effectively lessens historical character of

the improvements.

The roof is a built-up composition roof that is past its useful life. It is reported the roof has been

spot patched for years; significant water intrusion is occurring, with interior water damage

observed throughout. It is clearly visible from the exterior that gutters and downpipes have failed,

allowing additional water to enter the building resulting in extensive water damage and dry rot.

During our inspection, the 1st and 2nd floors both showed signs in multiple locations of water

damage that appears to be entering from both the roof and the exterior siding where downspouts

are no longer connected. In order to mitigate the water intrusion a number of holes and drains

have been drilled into walls and ceilings to relieve the water build-up. This indicates that there

has been substantial water intrusion into the wood structure and frame of the building, likely

resulting in further degradation of the integrity of the whole building. 

The electrical system was also reported not to be in full working order, which is likely due to

both age of the building's wiring and water damage. The HVAC system is significantly dated,

and the AC units are damaged, likely needing a full replacement. There were no reported issues

with the plumbing system, but it is also likely dated. 

We were provided with a Mold report from November 2021 that indicated significant mold

levels throughout the property. The report noted significant remediation and repair work related

to the mold then. Since November 2021, there has been more water damage throughout the

building, and the mold issue has worsened.
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As noted throughout this section, the subject improvements suffer from functional obsolescence

due to their older vintage that is no longer market standard for small office developments. Over

the years, the improvements have suffered extensive deferred maintenance with a worsening

water intrusion and mold problem. As of our inspection, it appears that water has entered the

building from both the roof as well as the failures in the exterior siding, which has resulted in

water likely sitting behind the major load-bearing walls. Dry rot and other deferred maintenance

is evident throughout the property. As a result, the improvements no longer support economic

use.

If the property were maintained consistent with current marketplace standards, it would have

above-average rank and appeal due to its historical character but would still suffer from

functional obsolescence due to its converted historical residence construction providing for less

market preferred design and utility in comparison to current market trends and standards.  
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HIGHEST & BEST USE AS-IF VACANT

Highest and best use is defined as:  "The reasonably probable and legal use of vacant land or an

improved property that is physically possible, appropriately supported, financially feasible, and

that results in the highest value."3

There are four essential steps in analyzing highest and best use. The use must be a possible use,

or physically possible on the site. It must be a permissible use, or a use permissible by current

zoning and other restrictions or with the reasonable probability that a change in zoning or other

restrictions may occur in the future. It must be a feasible use, or the use which produces a net

return to the owner of the property. Finally, it must be the maximally productive use, or the use

that produces the highest net return and the highest present value to the land. 

LEGALLY PERMISSIBLE

Local zoning ordinances, private restrictions, and other legal restrictions limit the potential uses

of a site. The subject property is currently zoned Downtown Waterfront by the city of Suisun

City. This signifies the subject is within the Suisun City Downtown Waterfront Specific Plan

area.  

The Suisun City General Plan designation of the subject property is Specific Plan, denoting the

subject is within the Downtown Waterfront Specific Plan Area. The current zoning of the subject

is believed to effectively be in conformance with the General Plan and a zoning change is not

likely.

Within the Downtown Waterfront Specific Plan the subject site is zoned DMU; Downtown

Mixed Use. The zoning is intended for retail, commercial service, office, as well as high-density

residential. The DMU zoning allows for residential use consistent with Residential High Density

(RHD) zones; allowing for 24-54 dwelling units per net acre (Du/Ac.).

The subject site is located in the core downtown district, and is identified as a vertical mixed use

opportunity area within the Specific Plan. The subject's DMU zoning allows for up to 80% site

coverage ratio, with a maximum building height of 60 feet, and a maximum Floor Area Ratio

(FAR) of 3.0.  

City of Suisun Staff previously reported that residential development would require onsite

3  The Appraisal of Real Estate, 12th Edition, The Appraisal Institute
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parking; one space per Studio and One Bedroom, with one and a half spaces for each Two

Bedroom and larger unit. The zoning requires a maximum of up to one space per 300 SF of

commercial development; however, no minimum parking level is stated.  

City Staff reports that parking in support of commercial use is more flexible due to the site being

in a downtown parking district. However, it may be possible the City would require some limited

onsite parking in support of commercial use.

PHYSICALLY POSSIBLE

Potential uses of a property are related to its location, size, shape, and topography. The property

is located in the city of Suisun City, within Solano County, and benefits from the regional

transportation corridor of Interstate 80 to the west, and State Highway 12. The subject property's

location near the I-80 regional transportation corridor provides regional market area linkages to

employment centers within the Sacramento Metroplex to the east and the greater Bay Area to the

west.  

The subject property also has desirable pedestrian linkage attributes to the Fairfield/Suisun Train

station. The train station is on the Capital Corridor network; the network has train stops as far

south as San Jose, travels up the east bay corridor, and extends to the larger Sacramento

Metroplex, traveling as far northeast as Auburn.

With the robust strength of the South Bay and East Bay Area employment centers and the

increasing strength of the Sacramento Metroplex and South Placer County employment centers,

the rail station appears to be a desirable amenity within the Waterfront District. However, the

Fairfield/Vacaville Station located to the northeast of Fairfield, has grown in importance and as

such, the Fairfield/Suisun station has a lower draw. The Suisun City location of the subject

property, as a suburban residential commuter location, is sufficient to support the legally

permissible residential uses.

Commercial development in the downtown waterfront district has historically been lackluster;

despite its desirable aesthetics, it is a less trafficked destination-oriented location. The market in

downtown has grown in spurts, with no continuous push towards substantial new development.

The downtown market has not seen any major private commercial development over the last

cycle and there is no proposed development that is planned to come online in the near term. This

market has historically had speculative investors interested in future potential, but the lack of

historical growth has hampered investor's interests.
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The site contains 8,498 Square Feet (SF), is rectangular, and is adjacent to city parking lots that

legally provide access to Main Street and Kellogg Street. The site is near the corner of Main

Street and Solano Street and is located in the heart of the downtown waterfront district. The

property has access to urban water and sewer services, and it is anticipated that the existing

services have sufficient capacity to support the urban development of the subject property. 

The property has access to electric and telephone services provided by PG&E. The subject

property is reported to be fully served by all urban utilities and is in a development-ready

condition.

Overall, the subject property's location, size, and shape, and the existing municipal services are

sufficient to physically support the legally permissible Commercial and Residential uses allowed

under the Downtown Waterfront Specific Plan Downtown Mixed Use zoning designation of the

subject property.  

The subject site has a unique location within the downtown waterfront. The downtown

waterfront location of the subject site has desirable pedestrian linkages to the Capital Corridor

Train Station, and the developed amenities and services within its immediate market area appear

to be sufficient to support the development of an intensive commercial, mixed-use and/or

multi-family residential development. 

FINANCIALLY FEASIBLE

During the growth cycle during the middle of the 2000s, there was a significant inventory of land

entitled to urban residential development. However, as market conditions began to change

rapidly in 2007 and 2008, many of these projects stalled, resulting in a significant inventory of

both finished lots and entitled projects available for development. By 2012 the market began to

bounce back, and demand for lots and entitled projects returned, and the marketplace began to

absorb the significant standing inventory of finished and mapped lots.  

With limited supply and robust demand, residential home values jumped significantly in 2013,

and this market segment continued to demonstrate strong levels of annual appreciation, albeit not

as strong as what was seen in 2013, as a result of the strong levels of appreciation construction

activity returned to the marketplace, as builders attempt to satisfy the latent demand that had built

up over the down cycle. 

The lack of any significant construction activity occurring from 2009 to 2011 resulted in a

general housing shortage in most metro markets. In addition, single-family residential values and
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rent levels began increasing rapidly, and multi-family construction also picked up steam. These

economic factors led to a broader positive perception of the marketplace and commercial

development feasibility.

Coming into 2020, the residential development land marketplace had cooled somewhat as

compared to 2013-2015. The impact of the COVID-19 pandemic on the residential development

land market resulted in substantial turbulence, with both worries about the insolvency of projects

in the early stages of the pandemic and then the increased demand for residential development

land when housing prices skyrocketed in 2021. During this spike, the subject's competitive

market saw new land acquisitions for development; the Crystal School site on Cordelia Street. 

As of Spring 2023, the Covid-19 impacted turbulence in the market has generally subsided, with

a current tightening in the market due to increasing interest rates in response to continual high

inflation. Beginning in mid-2022, the residential development land market has slowed

significantly as interest rates grew and the residential values and rent levels started to drop. As a

result, the general residential marketplace is trending downward, and buyers appear to be waiting

to see how the recessionary fears play out. 

There have been few transactions for new development projects in 2023. We note the one

larger-scale residential development project in Suisun City located north of Cordelia Street is still

underway, with the horizontal construction moving forward, indicating some positive indicators.

However, the general lack of active or planned development with a significant existing supply of

land in the competitive market area of the subject property indicates that demand for residential

development land is muted compared to late 2021 and early 2022. 

The subject site is well suited for development due to its location in the heart of the waterfront

market area, which is further supported by its regional location with good access linkages to

Highway 12 and Interstate 80 and the Suisun City Amtrack Station. The ongoing housing supply

constraints in the region result in positive long-term demand for more housing, strengthening

developer perspectives for the future. A residential developer buyer in today's market would

likely not anticipate commencing construction for 1-2 years due to entitlements and thus putting

the delivery of a project further into the future when hopefully, the economic cycle would be

entering the next growth phase. 

Due to this longer-term perspective and the limited growth in Suisun City, it would appear that,

at this time entitlement of new residential land is financially feasible for the subject property with

market participants anticipating physical development and sell-out in a stronger market
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environment in 2024-2025. While the market environs support the residential entitlement of the

subject property, the marketplace is not robust at this time, and it would likely take some time

before a project would be fully entitled and break ground. Based on our analysis construction at

this time is not feasible, however it is noted that a full feasibility study of this use was outside the

scope of this report and has not been completed. 

By comparison, commercial development has been less active in the downtown Suisun market.

While there has been growth in new development along Highway 12, these commercial

developments tend to be regional-focused. These highway-focused developments do not compete

with the subject or the subject's downtown submarket, which does not benefit from highway

visibility or similar trafficked regional linkages. 

Notably, a new four-story, 73-room Holiday Inn Express hotel was entitled in January 2018 and

opened in 2021 at the southwest corner of Lotz Way and Civic Center Boulevard. As noted

previously, the development of the Solano Transportation Authority building on Main Street is

not an economic feasibility indicator as they are a public agency. No other commercial

development is evident in the subject's downtown waterfront market area. Additionally, we note

that commercial space in the adjacent Harbor Square building, delivered in 2008, has yet to be

occupied and continues to sit vacant; providing a strong indicator of the overall lack of demand

for commercial space in the downtown waterfront district. 

Our analysis of the subject's competitive position in the commercial marketplace results in

commercial development not being a financially feasible use at this time. 

MAXIMUM PRODUCTIVITY

Residential development of the subject property is believed to be financially feasible in the

current market environs. The commercial development marketplace is not active in the subject's

competitive market area for properties of similar size and position. While there is reduced

parking requirements for commercial development, there is not sufficient demand by end-users

for commercial uses at this time. 

Given the subject's waterfront location, its pedestrian linkages to the waterfront plaza, the

Amtrak Capitol Corridor train station, and the regional highway system, the property is more

well suited for residential use. While there is increased parking requirements for residential use,

it does not significantly inhibit its development potential for such use. The current residential

development marketplace has slowed, but the longer-term potential for the region and the

subject's location is sufficient that a developer would anticipate the development potential for a
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multi-family residential development in the near term.

In our opinion, the maximally productive use of the subject as if vacant is to entitle the site to a

multi-family residential development project in conformance with the current residential uses

allowed under its DMU zoning; with timing of the physical development in the anticipated

stronger market environs of 2024-2025. The most likely buyer is believed to be an investor or

developer with particular skills in entitling multi-story downtown parking district multi-family

sites such as the subject property. The timing for the end-use is in the future, with any proposed

project taking 1 to 2 years to attain entitlements and then 1+ years for construction, resulting in

delivery of a project between 2 to 3+ years from the date of value.
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HIGHEST & BEST USE AS IMPROVED

While the existing Lawler House professional office improvements have historically provided for

2,882 rentable SF, the improvements are a significant underutilization of the site. The current

improvements have an 18% site coverage ratio, and based on its site area of 8,498 SF, the subject

property is developed to a Floor Area Ratio (FAR) of 0.34. The zoning allows for up to a FAR of

3.00, a considerable increase to how the building is currently developed. 

The current layout of the building does not meet current market demands for professional office

space as the building is made up of overly large rooms and not market-preferred private offices.

Additionally, the multi-story building does not have an elevator which is now market typical for

a multi-story building. Overall, the historical use of the subject property as an office does not fit

market demands, and the property suffers from functional obsolescence. As such, the historical

office use would not compete well in the current Fairfield/Suisun City office submarket and

would suffer below market standard rental rates if it were in rentable condition. 

As covered in the Description of the Subject Property section, the subject is in substandard

condition and no longer supports economic use due to extensive water intrusion. While we were

able to inspect the interior of the building, the city building inspector has already deemed the 3rd

floor unsafe for access. The severity of the water damage is only partially visible as water has

penetrated all three floors and likely the interior wall structure that is not visible without further

removal of wall panels. The exterior of the building has also suffered extensive damage due to

deferred maintenance of the gutters and roof. 

During our inspection, it was apparent that the building was not in a usable condition and would

require extensive capital to bring to a usable level. Due to the deteriorating nature of the building,

Suisun City has been seeking quotes and bids for remediation and repair since 2018. 

Suisun City provided us with quotes and a summary Facility Inspection Report for the subject

property. We have summarized the information in the table below and included the provided

documents in the Addenda. 
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Summary of Facility Inspection Report - Suisun

City
ADA Improvements $930,000

Subtotal $930,000

Subtotal, $/SF of Net Rentable Area $323

Immediate Issues:
Repair Dry Rot $300,000

Mold Remediation $150,000
Roof & 3rd Floor Remediation + Repair $416,540

1st & 2nd Floor Remediation + Repair $450,000
Basement Remediation + Repair $100,000

Windows $150,000
HVAC $50,000

Fire Code Compliance $120,000

Subtotal $1,736,540

Subtotal, $/SF of Net Rentable Area $603

Total $2,666,540
Total, $/SF of Net Rentable Area $925

It is noted that some of these projected costs are based on older quotes from 2021. The Suisun

City staff applied a 20% upward adjustment to these older quotes to account for inflation.

Additionally, a 20% contingency was applied to reflect typical market assumptions to account for

changes in pricing of a construction estimate. In addition, we note that the roof and 3rd-floor

remediation and repair figure is based on a construction cost estimate that we reviewed; the

remaining figures were supplied by Suisun City. 

As the above table illustrates, the necessary cost to cure the current subject improvements is

significant, with base costs of approximately $1,700,000 for the immediate issues and

$2,700,000, including ADA improvements. This cost does not remedy the functional

obsolescence of the building's sub-standard office layout or lack of modern amenities. Even with

the outlined remediation and repairs, the building would not meet current market standards for

office space and would likely attain below-market standard rents. 

In our analysis of the subject As-Is, we have researched the market for similar office-type

properties in the competitive market area in which the subject would compete if it was in a

market typical or average, usable condition. We focused our search on older office or mixed-use

properties from the Suisun City and Fairfield downtown areas, specifically in parking districts.

There have been few transactions of similar properties, and we have had to rely upon the
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information available. The following table shows five sales of similar type properties. 

IMPROVED SALES

# 1 2 3 4 5
Address 195 Montezuma

Street

740 Texas

Street

501 Main Street 632-748

Missouri

1001-1003 Park

Lane
City Rio Vista Fairfield Suisun City Fairfield Suisun

Sale Date 8/5/2019 6/8/2021 3/24/2022 8/29/2022 3/29/2023
Sale Price $385,000 $1,500,000 $1,550,000 $790,000 $975,000

$/NRA $107 $167 $231 $171 $237

Year Built 1915 1930 NA 1960 2001
NRA SF 3,588 8,958 6,705 4,629 4,115

Condition Average Average Average Above Average Good

Tenancy Vacant Leased Leased Leased Leased

These sales indicate that small office or mixed-use properties typically trade for approximately

$100/SF of rentable area to $240/SF of rentable area. While the subject has a smaller net rentable

area, these sales are the most similar properties to have traded and are adequate to judge the

market which the subject competes within. We have projected a low and high estimate for the

subject at $150/SF and $250/SF.

Based on this market data, if the subject were remediated and repaired to a useable office, the

potential range in value would likely be as indicated below:

In Useable Condition Value Range

$/SF of

Rentable Area

Subject SF of

Rentable Area

Indicated Value,

Rounded
Low $150 2,882 $400,000

High $250 2,882 $700,000

When we consider that the subject would only be worth $400,000 to $700,000 if it was in a

reasonably useable condition today and that the cost to get to a useable building ranges from

$1,700,000 to $2,700,000, it would indicate that the repair and remediation work is not

financially feasible. The cost of bringing the subject property back to an economically usable
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condition is substantial and has a higher price than the remediated and repaired building is worth

in the after condition. 

A reasonably prudent marketplace buyer would not be willing to spend $1,000,000 to $2,000,000

to repair the building, only to end up with an office building worth $400,000 to $700,000 with no

indications of the office market improving substantially in the near term. 

As such, completing the remediation and repair work to the subject is not financially feasible

and, thus, is not considered to be the highest and best use, as-improved.

At this time, the subject property has repeatedly been broken into, resulting in the building being

boarded up in January 2023. There is ongoing worry that the building could be broken into and is

a safety hazard in its current condition. As there are currently issues with the improvements

further deteriorating and future break-ins, the building would be considered a risk. Additionally,

there are no interim economic uses that would be viable. As there are no other legally

permissible, physically possible, or finically feasible uses of improvements and associated risk

with the building, the highest and best use, as improved, would be to demolish the building and

deliver the site as vacant. 

The most probable buyer of the subject would be an investor or developer that plans to remove

the building improvements, entitle the property for a multi-family or mixed-use development

consistent with its zoning, and then physically develop the property when market conditions

allow. 

A redevelopment buyer faces significant redevelopment risk. The improvements are not known

to be legally protected as a historical landmark; however, local residents may view the property

in this context and may oppose any redevelopment of the subject property. Potential public

opposition may impact a buyer's risk assessment and the price they are willing to pay. 
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VALUATION

Due to the current condition of the subject's improvements and the costs associated with

remediation and repair, the redevelopment of the existing building is not financially feasible, and

the as-improved value is effectively the underlying land value. As such, we will first value the

subject as-if vacant, without consideration of the existing building improvements; then we will

discuss and analyze the as-improved value scenario. 

In order to form opinions of market value for the subject, the direct comparison approach has

been used. We have searched the regional competitive market area of the subject property for

downtown-oriented residential development properties with similar physical and legal

characteristics as the subject property.  

The subject's competitive market area (CMA) is defined as the Solano County cities of Dixon,

Fairfield, Rio Vista, Suisun City, and Vacaville, and the Yolo County cities of Winters and

Woodland. Consistent with market typical practices within the development land marketplaces

the subject property competes within, we will utilize price per SF as the unit of comparison

between the comparable sales and the subject property. However, we note that in the final price

range of the subject the total site value is considered on a secondary basis. 

AS-VACANT VALUATION 

We have researched and analyzed six downtown district comparable site sales from the subject's

immediate Fairfield/Suisun City CMA. Despite their differences from the subject property, these

comparable data points are believed to be the best available for analysis and comparison to the

subject and will be considered and analyzed on a primary basis. The sales effectively bracket a

supported preliminary market value indication of the subject property.

We note that while we have considered the wider market area, the best and most applicable data

points were located within the subject's direct CMA of downtown Fairfield and Suisun City, as

they are a better representation of the subject's market. 

While we have five sales from 2021 to today, we have also included the older Comparable Sale

#1, which provides good value indications for the subject's submarket and was previously listed. 

Comparable Sales #4, #5, and #6 are off-market transactions by the City of Suisun City and will

be covered in more detail during our reconciliation process. While not open market transactions,
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they provide an indication of value and are the most recent transactions. We would have

preferred to locate more sales between two private parties, but public agencies appear to be a

more significant market participant in this CMA for similar land sites. 

The subject property's location within the Downtown Waterfront District enhances the rank and

appeal of the property. The improved waterfront and pedestrian trails enhance the ambiance and

pedestrian amenities. Additionally, the subject has good pedestrian linkages to the

Fairfield/Suisun train station, restaurants, events, and nightlife in the Waterfront District. The

subject property's location in the Downtown Waterfront District will be considered in developing

a preliminary market value opinion for the subject property.  

A summary table of the comparable sales is shown on the following page, and a map showing the

location of the comparable sales follows. Summaries of each comparable sale are located after

the map. Additional information in regard to each sale can be found in the Addenda of this

report.  

We will provide a summary qualitative ranking analysis of the subject and all the comparable

sales available for analysis, then discuss the strengths and weaknesses of the available sales for

analysis, followed by reconciling to a preliminary market value opinion.
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COMPARABLE DOWNTOWN DEVELOPMENT LAND SALES

SUBJECT 1 2 3 4 5 6

615 Main Street 640 Broadway 525 Parcel 3 Parcel 7 Parcels 8 & 9

Main Street Morgan Street Main St. & Solano
St.

Kellogg St. Line St.

Suisun City Suisun City Fairfield Suisun City Suisun City Suisun City Suisun City

APN 0032-141-
130

0032-122-050, -
060

0030-291-090, -
100

0032-143-070, 
-210

0032-142-300 0032-142-280 0032-142-240, 
-250

Sale Info

Date of Sale 11/28/18 4/30/2021 9/29/2021 12/21/2022 12/21/2022 12/21/2022

Doc# 80068 48524 1021369 78651 78636 78630

Buyer Jae Chung City of Fairfield Dante
Archangeli

Lionext Inc. Lionext Inc. Lionext Inc.

Seller Mardell Miller Greg Tonnesen Javer Ruiz Suisun City Suisun City Suisun City

Sale Price $129,000 $301,500 $200,000 $130,000 $110,000 $130,000

Cond. of
Sale

Arm's Length Arm's Length Arm's Length See Remarks See Remarks See Remarks

Adjustments $0 $0 $0 $0 $0 $0

Adj. Sale $ $129,000 $301,500 $200,000 $130,000 $110,000 $130,000

Adj. $/SF $12.76 $20.10 $20.05 $17.43 $17.26 $14.14

Site Info

Acres 0.20 0.23 0.34 0.23 0.17 0.15 0.21

SF 8,498 10,108 15,000 9,975 7,459 6,373 9,191

Zoning DW-MSMU MSMU HTD HLC MSMU DMU WC

DU/Ac. 24 to 54 24 to 54 20 to 80 6 to 18 24 to 54 24 to 54 24 to 54

Shape Rectangular Irregular Rectangular Rectangular Rectangular Rectangular Irregular

Topography Generally
Level

Generally Level Generally Level Generally Level Generally Level Generally
Level

Generally
Level

Character Finished Pad In-Line Lot Corner Lot Corner Lot Corner Lot Waterfront Waterfront

Intended
Use

Mixed Use Mixed Use Multi-Family Mixed Use Mixed Use Mixed Use Mixed Use
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#1 615 Main Street, Suisun City, Sold 11/18 for $129,000 or $12.76/SF

This is the sale of a 10,108 SF property located along Main Street in downtown Suisun

City. The property has the main frontage along Main Street near the intersection with

Solano Street. The property features two assessor parcels.

The site is located within Parking District 2 of the Suisun City Waterfront District

specific plan and across from city parking lots. The site is zoned Main Street Mixed Use

and allows for a variety of mixed-use developments and allows a density of 24 to 54

dwelling units per net acre. As this site was previously developed, it likely has

connections to utilities, but the condition of such connections is unclear. 

The property was partially improved at the time of sale with a small, approximately 2,000

SF, building that had previously been condemned. The broker reported that the building

was unusable and would need to be torn down due to its bad condition and its being

condemned by the local jurisdiction. The property has one parcel that goes from Main

Street to Suisun Street, giving it two frontages. 

The broker reported that the sale was due to an estate settlement and the family wanting

to dispose of the property. The property was on MLS for over 6 months with an original

asking price of $275,000 or $27/SF with no sale. The broker reported that there was little

interest in the property at the asking price, and the poor condition of the building was an

issue. 

The property then sold off-market for $129,00 or $12.76/SF. The broker did not know

what the buyer intended to do with the property, but was under the impression that they

were hoping to develop the property in the future due to the increased interest in the

Suisun waterfront at that time. The broker confirmed that the off-market sale was on

market terms and had no atypical conditions. No information on demolition costs was

available. 

Since the sale, the buyer has demolished the condemned building and nothing has since

been built.

#2 640 Broadway Street, Fairfield, Sold 4/21 for $301,500 or $22.10/SF

This is the sale of a 0.34 acre or 15,000 SF site located near downtown Fairfield and

south of the government buildings. This lot is adjacent to a Solano County-owned parking

lot. It has frontage on both Broadway and Jefferson Streets. 
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The property was previously improved but sold vacant, with some concrete slabs still in

place but no improved buildings. While the location is just outside the core downtown

area, the property is located within the Heart of Fairfield Specific Plan. The zoning for the

site is a transit-oriented development with a focus on higher-density housing uses. The

allowed density for the site is 20 to 80 dwelling units per gross acre, with a 60% lot

coverage and building height of 65'. This property is outside the core parking district of

the specific plan. 

The property was actively marketed with an original list price of $375,000 for 297 days.

The broker confirmed that the property was acquired by the City of Fairfield after getting

an appraisal. The property had been on the market for some time and had not sold. As

such, the seller took the offer from the City. The seller confirmed that that was the best

offer they had.

#3 525 Morgan Street, Suisun City, Sold 9/21, $200,000 or $20.05/SF

This is the sale of a 0.23 acre site located at the southwest corner of Kellogg Street and

Morgan Street in the Downtown Waterfront District of the city of Suisun City.  The

property is reported to have a street address of 525 Morgan Street.

The site is located in the downtown parking district, and is near city parking lots on the

east side of Kellogg Street.  The site is zoned historical limited commercial, allowing for

limited commercial uses, residential uses, and mixed uses.  The zoning allows for the

development of 6 to 18 units per acre, and the site is fully served and in a development

ready condition.  

The property has been on-and-off the market since March of 2016, with an asking price of

$234,900. The broker reported a fair amount of interest but a limited number of written

offers over the time it was marketed. The property was listed in 2021 with an asking price

of $229,999, then dropped to $199,999. The final sales price was $200,000.

The buyer's agent confirmed the sale and said their buyer intended to develop the property

with housing. They felt that the property could be developed with 2 to 4 units. 

The property reportedly has suffered some market resistance during marketing due to its

less preferred historic limited commercial zoning, and there was some uncertainty as to

whether the site was one, or two legal parcels. 
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#4 Main St. & Solano St. Suisun City, Sold 12/22, $130,000 or $17.43/SF

This comparable sale is a 0.17-acre downtown parcel in Suisun City that sold off-market

for a previously appraised price of $130,000. The property is located on the northeast

corner of Main Street and Solano Street, just north of the core downtown Harbor Square

area and northwest of the harbor. The property has good exposure on Main Street,

providing primary access to the area.

The property is rectangular, with a long side along Main Street. It was improved with a

gravel parking lot and minimal landscaping. The property is located within a parking

district that allows for higher-density development and off-site parking. The zoning

allows for a variety of mixed-use developments. The FEMA Flood Zone designation is a

mix of AE and Zone X(shaded). This property was considered surplus by Suisun City,

and the City Manager reported that they planned to sell it for some time. 

In 2018 the City had the property appraised at $130,000 by a national appraisal firm. We

have reviewed the report. 

In early 2022, the City was in works with the buyer to sell this property as well as two

other vacant lots in downtown, all are non-contiguous. The buyer reportedly planned to

develop the set of properties into mixed-use developments. In the second half of 2022, the

City reportedly learned that they needed to sell these surplus properties before the end of

the year, or they would have to develop plans for affordable housing on each site. While

the City was already in talks with the buyer, the sales timeline was expedited to close

before 2023. 

As such, these properties were not openly marketed prior to the sale. The proposed sale

was given public comment, but there were no other interested parties at the time. The City

Manager confirmed that the 2018 appraisals set the sales prices and there were no further

negotiations regarding pricing. Each property was acquired separately, and no bulk

discount was given. 

There were no entitlements at the time of sale. The buyer owns a regional transportation

company from the area and wants to invest in the region. They are not real estate

investors or developers. It is unclear if development is likely to happen in the near term. 

#5 Kellogg Street Suisun City, Sold 12/22 for $110,000 or $17.26/SF

This comparable sale is a 0.15-acre downtown parcel in Suisun City that sold off-market
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for a previously appraised price of $110,000. The property is located along the Suisun

Slough and has waterfront views. The property is accessed via a non-exclusive dominant

easement for public access, parking, and services. The property is well suited to benefit

from the waterfront location but does not have good visibility from the Kellogg Street

frontage.

The property is generally rectangular and unimproved. The FEMA Flood Zone

designation is Zone AE which requires significant development work to be developed.

Additionally, the property's proximity to the water results in the property being under the

jurisdiction of the BCDC (Bay Conservation and Development Commission). Both the

flood zone and the BCDC jurisdiction adds to the complexity and risk of potential future

development of the site. 

The property is located within a parking district that allows for higher-density

development and off-site parking. The zoning allows for a variety of mixed-use

developments. This property was considered surplus by Suisun City, and the City

Manager reported that they planned to sell it for some time. 

In 2018, the City had the property appraised at $110,000 by a national appraisal firm. We

have reviewed the report. 

In early 2022, the City was in works with the buyer to sell this property as well as two

other vacant lots in downtown, all are non-contiguous. The buyer reportedly planned to

develop the set of properties into mixed-use developments. In the second half of 2022, the

City reportedly learned that they needed to sell these surplus properties before the end of

the year, or they would have to develop plans for affordable housing on each site. While

the City was already in talks with the buyer, the sales timeline was expedited to close

before 2023. 

As such, these properties were not openly marketed prior to the sale. The proposed sale

was given public comment, but there were no other interested parties at the time. The City

Manager confirmed that the 2018 appraisals set the sales prices, and there were no further

negotiations regarding pricing. Each property was acquired separately, and no bulk

discount was given. 

There were no entitlements at the time of sale. The buyer owns a regional transportation

company from the area and wants to invest in the region. They are not real estate
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investors or developers. It is unclear if development is likely to happen in the near term. 

#6 Line St. Suisun City, Sold 12/22 for $130,000 or $14.14/SF

This comparable sale is a 0.21-acre downtown parcel in Suisun City that sold off-market

for $130,000. The property is located along the Suisun Slough and has waterfront views.

The property is accessed via a non-exclusive dominant easement for public access,

parking, and services. The property is well suited to benefit from the waterfront location

and has average visibility from the Kellogg Street frontage.

The property is irregular in shape and unimproved. The FEMA Flood Zone designation is

Zone AE which requires significant development work to be developed. Additionally, the

property's proximity to the water results in the property being under the jurisdiction of the

BCDC (Bay Conservation and Development Commission). Both the flood zone and the

BCDC jurisdiction adds to the complexity and risk of potential future development of the

site. 

The property is located within a parking district that allows for higher-density

development and off-site parking. While the zoning is for Waterfront Commercial, it does

allow for the uses permitted within the Main Street Mixed Use zone, MSMU. This allows

for a variety of mixed-use developments. This property was considered surplus by Suisun

City, and the City Manager reported that they planned to sell it for some time. 

In 2018 the City had the property appraised at $160,000 by a national appraisal firm. We

have reviewed the report, and it is unclear why it sold for $30,000 less than the appraised

value. 

In early 2022, the City was in works with the buyer to sell this property as well as two

other vacant lots in downtown, all are non-contiguous. The buyer reportedly planned to

develop the set of properties into mixed-use developments. In the second half of 2022, the

City reportedly learned that they needed to sell these surplus properties before the end of

the year, or they would have to develop plans for affordable housing on each site. While

the City was already in talks with the buyer, the sales timeline was expedited to close

before 2023. 

As such, these properties were not openly marketed prior to the sale. The proposed sale

was given public comment, but there were no other interested parties at the time. The City

Manager confirmed that the 2018 appraisals set the sales prices, however this property
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sold for 30,000 less than the provided appraisal and we were not able to confirm the

reason for this discrepancy. Each property was acquired separately, and no bulk discount

was given. 

There were no entitlements at the time of sale. The buyer owns a regional transportation

company from the area and wants to invest in the region. They are not real estate

investors or developers. It was reported that this was the property they were most

interested in and hoped to develop a ground-floor restaurant space with residential units

above.  
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QUALITATIVE SUMMARY TABLE

# Location Sale Date SF of Land Sales Price/SF Indicated Subject Value

1 615 Main Street, Suisun City 11/28/2018 10,108 $12.76 Greater than $12.76/SF

2 640 Broadway, Fairfield 4/30/2021 15,000 $20.10 In Range of $20.10/SF

3 525 Morgan Street, Suisun City 9/29/2021 9,975 $20.05 In Range of $20.05/SF

4 Main St. & Solano St., Suisun City 12/21/2022 7,459 $17.43 Greater than $17.43/SF

5 Kellogg Street, Suisun City 12/21/2022 6,373 $17.26 Greater than $17.26/SF

6 Line Street, Suisun City 12/21/2022 9,191 $14.14 Greater than $14.14/SF

Overall, we were happy with the quality of the sales data available for analysis. We were able to

locate a number of sales of similar land directly within the subject's waterfront downtown Suisun

City market area. In smaller markets such as this, there is not often this number of data points

within such a short period. While we have considered both active and expired listings, they were

not deemed applicable comparable data points. However, we will discuss what such data

indicates in terms of market acceptance for pricing. 

Five of the sales are located in the subject's direct competitive market of downtown Suisun City,

and one was located just outside the downtown core of the adjacent City of Fairfield. The

properties were sold for their underlying land value and were purchased by land banking buyers

with the general intention to hold and develop in the future. These comparable sales have

generally similar zoning allowing for multi-family developments. We have also focused on those

within parking districts similar to the subject's location, allowing for a lower parking density. 

Prior to qualitative ranking and analysis, the competitive market area comparable sales indicate a

market value range for the subject between $12.76/SF to $20.10/SF. After qualitative ranking

and analysis, this range narrows to $17.43/SF to $20.10/SF, a relatively tight range.

We will first address the three comparable sales, #4, #5, and #6, which have an unadjusted range

of $14.14/SF to $17.43/SF or $110,000 to $130,000. These three properties were purchased by an

investor from the City of Suisun City at the end of 2022 and were not openly marketed. The sale

was spurred by Suisun City wanting to sell their surplus land before rule changes in 2023 that

would make such transactions more challenging. The sales prices were based on appraisals from

2018 by a regional firm outside the immediate market area. While these sales were not openly

marketed, they share location and zoning characteristics with the subject, and provided for

reasonable comparison to the subject. However, the seller appears to have been atypically
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motivated to liquidate the properties before 2023.

Each of these parcels has slightly different locational and zoning attributes. Comparable Sale #4

is most similar to the subject property regarding location and zoning designation. We note that

Comparable Sales #5 and #6 are located along the waterfront and have additional government

oversight from BCDC regarding future development, which adds complexity and risk.

Comparable Sale #6 sold for a lower $/SF, and while we have attempted to review the deed for

this sale, it was not available at the time of writing. We have considered the range in values

suggested by these comparables and have given more weight to Comparable Sale #4, however,

due to their lack of open market exposure and time-constrained transaction window, they have all

been given less weight in our overall reconciliation process. 

Comparable Sale #1 is an older sale located in the downtown core, similar to the subject. This

property was actively listed for $275,000 or $27/SF for 6 months before being taken off market,

and then closing for $129,000 or $12.76/SF. The broker for this sale noted that the off-market

transaction was at market terms and that the buyer was from the region with long-term plans to

develop the property. In addition, the property had a condemned building at the time of sale that

has since been removed.  

This comparable sales price is on the lower end of the range because it suffers from an irregular

site shape that could limit potential development. Additionally, in-line development can be more

complex. Since this transaction, the property has not been developed, which likely indicates that

development is not feasible. We consider that the property had little interest at its original asking

price and only sold after a significant discount. This property would be rated as inferior to the

subject, it provides good overall indication of a value for the subject above $12/SF but below its

listed price of $27/SF.

Comparable Sales #2 and #3 both illustrate a tight range in unadjusted price of around $20/SF for

parcels of similar size to the subject. We will first analyze Comparable Sale #2, located on

downtown Fairfield's fringe.

While located on the outside edge of downtown of Fairfield, Comparable Sale #2 is within the

Heart of Fairfield specific plan and zoned to a higher density. This property has an allowable

density of up to 80 dwelling units per acre, which is substantially more than what is found in the

downtown Suisun City Waterfront-specific plan. However, this property's location is less

desirable as it does not benefit from the downtown character found in the subject's location. The

City of Fairfield acquired this property after it had been on the market for some time with no
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other offers. The purchase price was set by an appraisal and accepted by the willing seller.

The subject's location in the heart of the downtown would be considered slightly superior to this

comparable sale, but overall, this comparable is considered to be a good indicator of value for the

subject. As such, we have given this transaction more weight in our reconciliation and it supports

a value of around $20/SF. 

The remaining Comparable Sale to analyze is #3, which sold for $20.05/SF or $200,000 after

being on the market for over 6 months. The original listing price was $229,999 or $23/SF. This

property has been marketed a number of times, but there was a question regarding the two

assessor's numbers and whether this allowed for higher-density development. This property is

located just south of the subject and in a lower-density zoning district. The broker for this

transaction reported that the buyer planned on developing the property when they purchased it in

2021, but new development has yet to begin. The broker reported some interest in the property

but limited written offers during its marketing period. 

The subject would benefit from a higher density zoning compared to Comparable Sale #3, but

both properties are of similar size which likely would overall limit development potential. The

allowable coverage and allowable Floor to Area Ratio of the HLC zoning for Comparable Sale

#3 would be rated inferior to the subject. This transaction has been given increased weight in our

analysis as it was an open market sale, considering that the other three more recent transactions

were not. While the location and density are inferior to that of the subject, this comparable sale is

a good indicator of value for the subject. The property shares much of the same neighborhood

and regional locational characteristics. Overall, we have given this comparable sale the most

weight in our analysis, indicating a value slightly above $20/SF. 

Our analysis of these comparable sales indicates a strong market acceptance for land values in the

range of approximately $15/SF to $20/SF, with more weight given to the Comparable Sales #2

and #3 at the higher end of the range. Additionally, our analysis of Comparable Sales #4, #5, and

#6 leads us to believe that their previous appraised values, transaction prices, and the time

constraint the seller was under; resulted in slightly depressed sales prices. This further analysis

adds reliability to an indicated value at the higher end of the range, closer to the $20/SF value

supported by Comparable Sales #2 and #3.

Our research did not locate any applicable comparable sales that indicated values significantly

above $20/SF. However, looking into the downtown Fairfield market, we came across two data

points, a closed sale of a very small parcel at 4,018 SF and an expired listing for a more similar

GARLAND &

   SALMON
Lawler House - Suisun City Downtown Waterfront District, Solano County, CA; #223506



51

property. 

The transaction of 849 Texas Street in Fairfield was not used in our analysis as it was part of an

assemblage with the adjacent parcel and its smaller size is less likely to be developed on its own.

We spoke with the buyer who purchased the small parcel, less than half the size of the subject,

for its overall price of $150,000, or $37/SF, as it was a nominal cost when acquiring the adjacent

improved parcel. While the buyer is a regional investor, they expressed that the lack of rental rate

growth in this market has negatively impacted the site's development potential. While this sale

was not used as a comparable sale, it does indicate the lackluster demand at this time and that

buyers do consider the overall price when making buying decisions.  

The property located at 533 Jefferson Street in downtown Fairfield has been on and off the

market for several years with an asking price of around $30/SF or $169,000. In speaking with the

seller, who is also the listing broker, they noted limited interest from the market at the asking

price and removed the listing. They noted that they thought the property would be a good

mixed-use development site, but the lack of growth in the downtown area has impacted

development interest. While a smaller overall size compared to the subject, this expired listing

indicates that the higher $30/SF price point is not generally market accepted as there was limited

interest in the property at that price. 

We would also like to address an active listing located at 415 Main Street in Suisun City with a

listing price not based on market data. This property is located adjacent to the new Solano

Transportation Authority building, and the sellers believe this significantly benefits the property's

possible sales price. However, their asking price of $700,000 or $80/SF is not based on the

market and was set by the sellers. The listing broker reported they have had no interest at this

asking price. The listing broker felt that the asking price was much too high and that the property

would not likely sell at that price. As such, this listing has not been used as a data point as it is

significantly above market-accepted pricing and not likely to close at such a price. 

The downtown waterfront area was previously projected to attract more demand and be an area

of growth for Suisun City. However, due to macro and micro shifts in the market place, this area

and downtown Fairfield have not seen a substantial increase in demand by developers or end-

users as is evident by the limited private development and vacant commercial spaces. 

In our reconciliation process, we must consider the positive and negative characteristics of the

subject parcel in relation to the market and comparable sales. While the subject's lack of direct

access to a public street can impact development, its location inside the harbor square does

GARLAND &

   SALMON
Lawler House - Suisun City Downtown Waterfront District, Solano County, CA; #223506



52

provide some benefits as it is positioned centrally to some of the newer developments in the area.

We do note that the large fireplace constructed on Harbor Square could be perceived as less than

desirable as it partially blocks the subject parcel.

Overall, this central location is a major benefit to the subject property and would enhance the

character of future development. As most of the comparable sales share a similar downtown

Suisun City location, they benefit from the subject's general connection to local and regional

linkages that are desirable for residential developments. 

In summary, Comparable Sales #2 and #3 provide strong support for a value of $20/SF for the

subjects competitive market area for similar vacant land sites with future residential development

potential. While Comparable Sales #4, #5, and #6 were given less weight in our conclusions due

to atypical conditions of sale, they provide further support of a value in the range of $17/SF to

$20/SF and are more recent transactions showing current market demand. 

In our opinion, we were pleased with the data available for our analysis, and the best sales

available for analysis in the competitive market area of the subject indicate support for a market

value of around $20/SF, which indicates an unrounded total value of $169,960. Calculations are

shown below:

SF of Land
Area

$/SF Indicated Value

8,498 x $20.00 = $169,960

As a check of reasonableness, we have considered the indicated overall value in relation to the

Comparable Sales, which range from $110,000 to $301,500 and are heavily concentrated around

$130,000. While more weight is given to our analysis based on per square foot of site area,

buyers in this segment do consider the overall price. The concentration of comparable sales

prices around $130,000 would indicate that the market is more accepting of this overall price,

thus putting downward pressure on the value indicated in the calculation above. 
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So as not to suggest a degree of precision that is not inherent in this analysis, nor the marketplace

that the subject property competes within, we are inclined to round to a final As-Vacant market

value opinion for the subject site. Considering the current economic conditions apparent as of our

date of value, May 9, 2023, and the combined impacts of increased interest rates and growing

recessionary fears, the market for residential development land has further contracted since late

2022, our most recent data point. As such, we have chosen to round down to account for the

changes in the market and the risk associated with a property such as the subject. 

After all considerations, a rounded market value opinion of $150,000 is opined for the As-Vacant

subject site. Our rounded market value opinion is generally consistent with the liquidation value

of Comparable Sales #4, #5, and #6 on a price per square foot basis of $17.65/SF, which were all

sales to a speculative land banking buyer. Given the current economic environment, a similar

speculative land banker is the most likely buyer profile of the subject. 

Value Conclusion, As-If Vacant, May 9, 2023

SF of Land
Area

Concluded $/SF Indicated Value

         8,498 x $20.00 =     $169,960.00

Market Value Opinion
(Rounded)

$150,000 

The above As-If Vacant value is based on our hypothetical condition that the subject site is free
and clear for development, with all building improvements removed. 
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AS-IS VALUATION

As noted previously, we have been requested to provide a value for the subject considering the

current improvements in place. As covered throughout the report and specifically in our Highest

and Best Use As-Improved analysis, the subject in its current condition no longer supports an

economic use and it is not financially feasible to remediate and repair the building due to costs

far exceeding the value of building once repaired. 

As concluded in the Highest and Best use analysis, the maximally productive use of the subject

as-improved is demolition of the existing improvements to allow for redevelopment of the

subject site. 

To arrive at a value, we must take our concluded As-Vacant value opinion and deduct the

additional costs a buyer would spend to get the property to an as vacant site ready for

development. Such demolition costs can range widely depending on the complexity of the work

needed to remove the improvements. Prices can range from $10/SF to $20/SF, depending on size

and complexity. We note, that demolition costs are based on a per square foot of gross building

area. 

Buyer’s of similar development properties that require demolition or other work necessary to be

completed before a project can commence require entrepreneurial incentive to take on the

project. This entrepreneurial incentive factors the necessary return a buyer would require to

accept the risk of the project. Typically for more simple development projects, the inventive

necessary is closer to 10%. However, the subject property contains additional risk associated

with the public perception of the historic nature of the building, making demolition more

politically fraught. As such, we have applied a 15% entrepreneurial incentive to our cost

projections as shown in the following table. 

Demolition Costs Projections Low High
Improved Gross SF 3,934 3,934

Demolition Costs per SF $10.00 $20.00 

$39,340 $78,680 
Entrepreneurial Incentive @ 15% $5,901 $11,802

Total Costs $45,241 $90,482

The indicated demolition costs above range from approximately $50,000 to $90,000 to bring the
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subject from it’s current as-improved state to a vacant site. We have requested an estimate of

demolition costs from the City of Suisun City for the building, but were not provided with their

estimate. 

As concluded in the As-Vacant Valuation section, our opinion of the market value of the subject

vacant would be $150,000. The following table illustrates resulting values indicated by the

deduction of the low and high demolition costs. 

Scenario
Value Conclusion, As-If

Vacant
Demolition Costs

Indicated

Value

Low $150,000 - $45,241 = $104,759 

High $150,000 - $90,482 = $59,518 

In our reconciliation process, we have considered Sales Comparable #1 from our As-Vacant

analysis. This Sales Comparable sold with a small 2,000 SF improved building for $130,000 that

required removal. While not a direct comparable to the subject as-improved, it does provide us

some indication for market accepted pricing. However, this transaction is from 2018 and it

appears that market perceptions of the downtown Suisun City harbor area has worsened since. 

Overall, we believe that a buyer of the subject as-improved with the current deteriorated building,

would consider the property on a more overall price point. So as not to suggest a degree of

precision that is not inherent in this analysis, nor the marketplace that the subject property

competes within, we are inclined to round to a final As-Improved market value opinion for the

subject. After all considerations, a rounded market value opinion of $100,000 is opined for the

As-Improved subject property.

Value Conclusion, As-Improved, May 9, 2023

Market Value Opinion
(Rounded)

$100,000 
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EXPOSURE TIME

The Uniform Standards of Professional Appraisal Practice (USPAP) require that opinions of

market value be expressed in relation to exposure time.  Exposure time4 is defined as:

1. The time a property remains on the market.

2. The estimated length of time 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; a retrospective estimate based on an analysis of past events

assuming a competitive and open market.  

Exposure time is always presumed to occur prior to the effective date of the appraisal.  The

overall concept of reasonable exposure encompasses not only adequate, sufficient and reasonable

time but also adequate, sufficient and reasonable effort.  

Exposure time is different for various types of real estate and value ranges and under various

market conditions.  Market value estimates imply that an adequate marketing effort and

reasonable time for exposure occurred prior to the effective date of the appraisal.

Therefore based more on our experience in the marketplace, given the data from the market of

similar transaction, and the current position the market is in related to the economic cycle, our

opinion is the subject would have had to have been offered for sale for approximately 6 to 12

months prior to the date of value.

4 Dictionary of Real Estate Appraisal, 7th Edition, The Appraisal Institute
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 CERTIFICATION

We certify that, to the best of our knowledge and belief

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

2. The reported analyses, opinions, and conclusions are limited only by the reported

assumptions and limiting conditions, and are our personal, impartial, and unbiased

professional analyses, opinions, and conclusions.

3. We have no present or prospective interest in the property that is the subject of this report,

and no personal interest with respect to the parties involved.

4. We have no bias with respect to the property that is the subject of this report or to the

parties involved with this assignment.

5. Our engagement in this assignment was not contingent upon developing or reporting

predetermined results.

6. Our compensation for completing this assignment is not contingent upon the development

or reporting of a predetermined value or direction in value that favors the cause of the

client, the amount of the value opinion, the attainment of a stipulated result, or the

occurrence of a subsequent event directly related to the intended use of this appraisal.

7. Our analyses, opinions, and conclusions were developed, and this report has been

prepared, in conformity with the Uniform Standard of Professional Appraisal Practice.

8. We have made a personal inspection of the property that is the subject of this report,

unless noted otherwise in the SCOPE OF WORK.  

9. We have observed the comparable properties during our previous work in the area or

have completed aerial inspections through Google Maps or the local MLS service.

10. No one provided significant professional assistance to the persons signing this report.
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11. To the best of our knowledge and belief, the reported analyses, opinions, and conclusions

were developed, and this report has been prepared, in conformity with the requirements of

the Code of Professional Ethics and the Standards of Professional Appraisal Practice of

the Appraisal Institute.  The use of this report is subject to the requirements of the

Appraisal Institute relating to review by its duly authorized representatives.

12. As of the date of this report Steven M. Salmon and Matthew Atwood have completed the

requirements of the continuing education program of the Appraisal Institute.

13. We have the necessary education and experience to competently perform this appraisal

assignment.

14. We have not provided any services, as an appraiser or in any other capacity, regarding the

property that is the subject of this report within the three-year period immediately

preceding acceptance of the assignment.

15. Steven M. Salmon and Matthew Atwood are currently certified by the State of California

Office of Real Estate Appraisers as Certified General Real Estate Appraisers. 

                                                                                                      

Steven M. Salmon, MAI Matthew Atwood

CA #AG0044622 CA #3005100

Date : 6/5/23 Date : 6/5/23
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Front entrance to the subject property, currently fenced off. Damage is noted on the left pillar. 

Rear of the building with 2nd floor deck that was reportedly unsafe to access.

SUBJECT PHOTOGRAPHS
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Northeast corner of the subject building.

South side of the building which shows extensive roof and gutter damage. Note that both gutters
in image are failing and show signs of vegetation growth that typically is associated with a build

up of organic material over multiple years. 

SUBJECT PHOTOGRAPHS
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Interior of ground floor space, water damage in the closet is evident with the warped boards. 

Boarded up windows on the ground floor due to repeated break-ins. 

SUBJECT PHOTOGRAPHS
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Extensive mold was found throughout the property as is evident on the roof and walls in this
image. 

Due to extensive water build up between the floors, holes in the ceilings were necessary to
release the water. Holes can be found in multiple rooms due to the water penetrating the interior

structure.   

SUBJECT PHOTOGRAPHS
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2nd floor space with non-market standard ceilings that limit the function use of the space.

This is the view looking up the 2nd floor stairwell that would access the 3rd floor. We were not
allowed access due to the excessive mold and unsafe conditions. Shown in the image is a large

hole that has developed in the 3rd floor ceiling due to excessive water damage.

SUBJECT PHOTOGRAPHS
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On the northern side of the building there are multiple gutters and down spouts that are no longer
connected, resulting in water damage to the siding as is seen in this image. This lack of down

spouts and gutters has also allowed water intrusion into the core of the building.  

Additional exterior damage to roof trim. Extensive dry rot is visible all around the building.  

SUBJECT PHOTOGRAPHS
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Land Sale No. 1 
 
 

 
 

Property Identification  
Record ID 1470 
Property Type Commercial 
Address 615 Main Street, Suisun City, Solano County, California 94585 
Location 615 Main Street 
Tax ID 0032-122-060 
  
Sale Data  
Grantor Mardell Miller 
Grantee Jae Uh Chung 
Sale Date November 28, 2018  
Deed Book/Page 80068 
Property Rights Fee Simple 
Marketing Time 6+ Months 
Conditions of Sale Arm's Length 
Financing Cash 
Verification Jayson Madani; 831-234-6683, April 19, 2023;  Other sources: 

Broker, MLS, Public Record, Confirmed by Matt Atwood 
  
Sale Price $129,000   
Cash Equivalent $129,000   
  
Land Data  
Zoning MSMU, Commercial 
Topography Level 
Utilities Available 
Shape Irregular 
  

  



Land Sale No. 1 (Cont.) 
 
Land Size Information  
Gross Land Size 0.232 Acres or 10,108 SF   
  
Indicators  
Sale Price/Gross Acre $555,915 
Sale Price/Gross SF $12.76 
 
 
Remarks  
This is the sale of a 10,108 SF property located along Main Street in downtown Suisun City. The 
property has the main frontage along Main Street near the intersection with Solano Street. The 
property features two assessor parcels. 
 
The site is located within Parking District 2 of the Suisun City Waterfront District specific plan 
and across from city parking lots. The site is zoned Main Street Mixed Use and allows for a 
variety of mixed-use developments and allows a density of 24 to 54 dwelling units per net acre. 
As this site was previously developed, it likely has connections to utilities, but the condition of 
such connections is unclear.  
 
The property was partially improved at the time of sale with a small, approximately 2,000 SF, 
building that had previously been condemned. The broker reported that the building was unusable 
and would need to be torn down due to its bad condition and its being condemned by the local 
jurisdiction. The property has one parcel that goes from Main Street to Suisun Street, giving it 
two frontages.  
 
The broker reported that the sale was due to an estate settlement and the family wanting to 
dispose of the property. The property was on MLS for over 6 months with an original asking 
price of $275,000 or $27/SF with no sale. The broker reported that there was little interest in the 
property at the asking price, and the poor condition of the building was an issue.  
 
The property then sold off-market for $129,00 or $12.76/SF. The broker did not know what the 
buyer intended to do with the property, but was under the impression that they were hoping to 
develop the property in the future due to the increased interest in the Suisun waterfront at that 
time. The broker confirmed that the off-market sale was on market terms and had no atypical 
conditions. No information on demolition costs was available.  
 
Since the sale, the buyer has demolished the condemned building and nothing has since been 
built. 

  



Land Sale No. 2 
 
 

 
 

Property Identification  
Record ID 1473 
Property Type Commercial 
Address 640 Broadway Street, Fairfield, Solano County, California 

94533 
Location 640 Broadway Street 
Tax ID 0030-291-090, -100 
  
Sale Data  
Grantor Greg Tonnesen 
Grantee City of Fairfield 
Sale Date April 30, 2021  
Deed Book/Page 48524 
Property Rights Fee Simple 
Marketing Time 297 days 
Conditions of Sale Arm's Length 
Financing Cash to Seller 
Verification Greg Tonnesen; April 20, 2023; Dylon Baker, 707-330-0152, 

April 24, 2023;  Other sources: MLS, Confirmed by Matt 
Atwood 

  
Sale Price $301,500   
Cash Equivalent $301,500   
  

  



Land Sale No. 2 (Cont.) 
 
Land Data  
Zoning HTD, Commercial 
Topography Level 
Utilities Available 
Shape Rectangular 
  
Land Size Information  
Gross Land Size 0.344 Acres or 15,000 SF   
  
Indicators  
Sale Price/Gross Acre $875,556 
Sale Price/Gross SF $22.10 
 
 
Remarks  
This is the sale of a 0.34 acre or 15,000 SF site located near downtown Fairfield and south of the 
government buildings. This lot is adjacent to a Solano County-owned parking lot. It has frontage 
on both Broadway and Jefferson Streets.  
 
The property was previously improved but sold vacant, with some concrete slabs still in place but 
no improved buildings. While the location is just outside the core downtown area, the property is 
located within the Heart of Fairfield Specific Plan. The zoning for the site is a transit-oriented 
development with a focus on higher-density housing uses. The allowed density for the site is 20 
to 80 dwelling units per gross acre, with a 60% lot coverage and building height of 65’. This 
property is outside the core parking district of the specific plan.  
 
The property was actively marketed with an original list price of $375,000 for 297 days. The 
broker confirmed that the property was acquired by the City of Fairfield after getting an appraisal. 
The property had been on the market for some time and had not sold. As such, the seller took the 
offer from the City. The seller confirmed that that was the best offer they had. 

  



Land Sale No. 3 
 
 

 
 

Property Identification  
Record ID 1369 
Property Type Commercial/residential 
Address 525 Morgan Street, Suisun City, Solano County, California 

94585 
Location Downtown Waterfront District 
Tax ID 0032-143-070, -210 
  
Sale Data  
Grantor Javer Ruiz 
Grantee Dante Archangeli 
Sale Date September 29, 2021  
Deed Book/Page 1021369 
Property Rights Fee Simple 
Marketing Time 22+ Months 
Conditions of Sale Arm's Length 
Financing Cash to Seller 
Verification Michelle Perez; 702-208-2557, April 12, 2023;  Other sources: 

MLS, Public Record, Confirmed by Matt Atwood 
  
Sale Price $200,000   
Cash Equivalent $200,000   
  

  



Land Sale No. 3 (Cont.) 
 
Land Data  
Zoning Historic Limited Commercial; HLC, Downtown Commercial 
Topography Generally level 
Utilities All avaialable 
Shape Rectangular 
  
Land Size Information  
Gross Land Size 0.229 Acres or 9,975 SF   
Front Footage Kellogg Street; Morgan Street; 
  
Indicators  
Sale Price/Gross Acre $873,362 
Sale Price/Gross SF $20.05 
 
 
Remarks  
This is the sale of a 0.23 acre site located at the southwest corner of Kellogg Street and Morgan 
Street in the Downtown Waterfront District of the city of Suisun City.  The property is reported to 
have a street address of 525 Morgan Street. 
 
The site is located in the downtown parking district, and is near city parking lots on the east side 
of Kellogg Street.  The site is zoned historical limited commercial, allowing for limited 
commercial uses, residential uses, and mixed uses.  The zoning allows for the development of 6 
to 18 units per acre, and the site is fully served and in a development ready condition.   
 
The property has been on-and-off the market since March of 2016, with an asking price of 
$234,900. The broker reported a fair amount of interest but a limited number of written offers 
over the time it was marketed. The property was listed in 2021 with an asking price of $229,999, 
then dropped to $199,999. The final sales price was $200,000. 
 
The buyer's agent confirmed the sale and said their buyer intended to develop the property with 
housing. They felt that the property could be developed with 2 to 4 units.  
 
The property reportedly has suffered some market resistance during marketing due to its less 
preferred historic limited commercial zoning, and there was some uncertainty as to whether the 
site was one, or two legal parcels.   

  



Land Sale No. 4 
 
 

 
 

Property Identification  
Record ID 1474 
Property Type Commercial, Mixed use 
Property Name Parcel 3 
Address Suisun City, Solano County, California 
Location Main St. & Solano St. 
Tax ID 0032-142-300 
Latitude, Longitude W38.238751, N-122.040478 
  
Sale Data  
Grantor City of Suisun City 
Grantee Lionext Inc. 
Sale Date December 21, 2022  
Deed Book/Page 78651 
Property Rights Fee Simple 
Marketing Time None 
Conditions of Sale See Remarks 
Financing Cash to Seller 
Verification Jim Bermudez; 707-421-7333, May 01, 2023;  Other sources: 

City Manager, Confirmed by Matt Atwood 
  
Sale Price $130,000  Based on Appraisal 
Cash Equivalent $130,000   
  

  



Land Sale No. 4 (Cont.) 
 
Land Data  
Zoning MSMU, Downtown Commercial 
Topography Level 
Utilities Available 
Shape Rectangular 
Parking Parking District 
Flood Info AE & X 
  
Land Size Information  
Gross Land Size 0.170 Acres or 7,405 SF   
Front Footage Main St.; Solano St.; 
  
Indicators  
Sale Price/Gross Acre $764,706 
Sale Price/Gross SF $17.56 
 
 
Remarks  
This comparable sale is a 0.17-acre downtown parcel in Suisun City that sold off-market for a 
previously appraised price of $130,000. The property is located on the northeast corner of Main 
Street and Solano Street, just north of the core downtown Harbor Square area and northwest of 
the harbor. The property has good exposure on Main Street, providing primary access to the area. 
 
The property is rectangular, with a long side along Main Street. It was improved with a gravel 
parking lot and minimal landscaping. The property is located within a parking district that allows 
for higher-density development and off-site parking. The zoning allows for a variety of mixed-use 
developments. The FEMA Flood Zone designation is a mix of AE and Zone X(shaded). This 
property was considered surplus by Suisun City, and the City Manager reported that they planned 
to sell it for some time.  
 
In 2018 the City had the property appraised at $130,000 by a national appraisal firm. We have 
reviewed the report.  
 
In early 2022, the City was in works with the buyer to sell this property as well as two other 
vacant lots in downtown, all are non-contiguous. The buyer reportedly planned to develop the set 
of properties into mixed-use developments. In the second half of 2022, the City reportedly 
learned that they needed to sell these surplus properties before the end of the year, or they would 
have to develop plans for affordable housing on each site. While the City was already in talks 
with the buyer, the sales timeline was expedited to close before 2023.  
 
As such, these properties were not openly marketed prior to the sale. The proposed sale was given 
public comment, but there were no other interested parties at the time. The City Manager 
confirmed that the 2018 appraisals set the sales prices and there were no further negotiations 
regarding pricing. Each property was acquired separately, and no bulk discount was given. 
 
There were no entitlements at the time of sale. The buyer owns a regional transportation company 
from the area and wants to invest in the region. They are not real estate investors or developers. It 
is unclear if development is likely to happen in the near term.  

  



Land Sale No. 5 
 
 

 
 

Property Identification  
Record ID 1475 
Property Type Commercial, Mixed use 
Property Name Parcel 5 
Address Suisun City, Solano County, California 
Location Kellog Street 
Tax ID 0032-142-280 
Latitude, Longitude W38.238175, N-122.039128 
  
Sale Data  
Grantor City of Suisun City 
Grantee Lionext Inc. 
Sale Date December 21, 2022  
Deed Book/Page 78636 
Property Rights Fee Simple 
Marketing Time None 
Conditions of Sale See Remarks 
Financing Cash to Seller 
Verification Jim Bermudez; 707-421-7333, May 01, 2023;  Other sources: 

City Manager, Confirmed by Matt Atwood 
  
Sale Price $110,000  Based on Appraisal 
Cash Equivalent $110,000   

  



Land Sale No. 5 (Cont.) 
 
  
Land Data  
Zoning DMU, Downtown Commercial 
Topography Level 
Utilities Available 
Shape Rectangular 
Parking Parking District 
Flood Info AE 
  
Land Size Information  
Gross Land Size 0.146 Acres or 6,373 SF   
  
Indicators  
Sale Price/Gross Acre $751,859 
Sale Price/Gross SF $17.26 
 
 
Remarks  
This comparable sale is a 0.15-acre downtown parcel in Suisun City that sold off-market for a 
previously appraised price of $110,000. The property is located along the Suisun Slough and has 
waterfront views. The property is accessed via a non-exclusive dominant easement for public 
access, parking, and services. The property is well suited to benefit from the waterfront location 
but does not have good visibility from the Kellogg Street frontage. 
 
The property is generally rectangular and unimproved. The FEMA Flood Zone designation is 
Zone AE which requires significant development work to be developed. Additionally, the 
property’s proximity to the water results in the property being under the jurisdiction of the BCDC 
(Bay Conservation and Development Commission). Both the flood zone and the BCDC 
jurisdiction adds to the complexity and risk of potential future development of the site.  
 
The property is located within a parking district that allows for higher-density development and 
off-site parking. The zoning allows for a variety of mixed-use developments. This property was 
considered surplus by Suisun City, and the City Manager reported that they planned to sell it for 
some time.  
 
In 2018, the City had the property appraised at $110,000 by a national appraisal firm. We have 
reviewed the report.  
 
In early 2022, the City was in works with the buyer to sell this property as well as two other 
vacant lots in downtown, all are non-contiguous. The buyer reportedly planned to develop the set 
of properties into mixed-use developments. In the second half of 2022, the City reportedly 
learned that they needed to sell these surplus properties before the end of the year, or they would 
have to develop plans for affordable housing on each site. While the City was already in talks 
with the buyer, the sales timeline was expedited to close before 2023.  
 
As such, these properties were not openly marketed prior to the sale. The proposed sale was given 
public comment, but there were no other interested parties at the time. The City Manager 
confirmed that the 2018 appraisals set the sales prices and there were no further negotiations 
regarding pricing. Each property was acquired separately, and no bulk discount was given. 



 
There were no entitlements at the time of sale. The buyer owns a regional transportation company 
from the area and wants to invest in the region. They are not real estate investors or developers. It 
is unclear if development is likely to happen in the near term.  

  



Land Sale No. 6 
 
 

 
 

Property Identification  
Record ID 1476 
Property Type Commercial, Mixed use 
Property Name Parcels 8 & 9 
Address Suisun City, Solano County, California 
Location Line Street 
Tax ID 0032-142-240, -250 
Latitude, Longitude W38.236756, N-122.038874 
  
Sale Data  
Grantor City of Suisun City 
Grantee Lionext Inc. 
Sale Date December 21, 2022  
Deed Book/Page 78630 
Property Rights Fee Simple 
Marketing Time None 
Conditions of Sale See Remarks 
Financing Cash to Seller 
Verification Jim Bermudez; 707-421-7333, May 01, 2023;  Other sources: 

City Manager, Confirmed by Matt Atwood 
  
Sale Price $130,000  Based on Appraisal 
Cash Equivalent $130,000   
  
Land Data  
Zoning WC, Downtown Commercial 
Topography Level 
Utilities Available 

  



Land Sale No. 6 (Cont.) 
 
Shape Irregular 
Parking Parking District 
Flood Info AE 
  
Land Size Information  
Gross Land Size 0.211 Acres or 9,191 SF   
  
Indicators  
Sale Price/Gross Acre $616,124 
Sale Price/Gross SF $14.14 
 
 
Remarks  
This comparable sale is a 0.21-acre downtown parcel in Suisun City that sold off-market for 
$130,000. The property is located along the Suisun Slough and has waterfront views. The 
property is accessed via a non-exclusive dominant easement for public access, parking, and 
services. The property is well suited to benefit from the waterfront location and has average 
visibility from the Kellogg Street frontage. 
 
The property is irregular in shape and unimproved. The FEMA Flood Zone designation is Zone 
AE which requires significant development work to be developed. Additionally, the property’s 
proximity to the water results in the property being under the jurisdiction of the BCDC (Bay 
Conservation and Development Commission). Both the flood zone and the BCDC jurisdiction 
adds to the complexity and risk of potential future development of the site.  
 
The property is located within a parking district that allows for higher-density development and 
off-site parking. While the zoning is for Waterfront Commercial, it does allow for the uses 
permitted within the Main Street Mixed Use zone, MSMU. This allows for a variety of mixed-use 
developments. This property was considered surplus by Suisun City, and the City Manager 
reported that they planned to sell it for some time.  
 
In 2018 the City had the property appraised at $160,000 by a national appraisal firm. We have 
reviewed the report, and it is unclear why it sold for $30,000 less than the appraised value.  
 
In early 2022, the City was in works with the buyer to sell this property as well as two other 
vacant lots in downtown, all are non-contiguous. The buyer reportedly planned to develop the set 
of properties into mixed-use developments. In the second half of 2022, the City reportedly 
learned that they needed to sell these surplus properties before the end of the year, or they would 
have to develop plans for affordable housing on each site. While the City was already in talks 
with the buyer, the sales timeline was expedited to close before 2023.  
 
As such, these properties were not openly marketed prior to the sale. The proposed sale was given 
public comment, but there were no other interested parties at the time. The City Manager 
confirmed that the 2018 appraisals set the sales prices and there were no further negotiations 
regarding pricing. Each property was acquired separately, and no bulk discount was given. 
 
There were no entitlements at the time of sale. The buyer owns a regional transportation company 
from the area and wants to invest in the region. They are not real estate investors or developers. It 



was reported that this was the property they were most interested in and hoped to develop a 
ground-floor restaurant space with residential units above.   
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Lawler House
718 Main Street
Suisun City, CA

Submitted by:

Devin Grimes
DevCo Building Enterprises, LLC

5702 Marsh Drive, Suite K
Pacheco, CA 94553
Office: 925-448-2123
Mobile: 510-872-6957

devin@devco.llc
License #: 1046016
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Lawler House November 23, 2021

Estimate OnlyDevin Grimes
DevCo Building Enterprises, LLC
5702 Marsh Drive, Suite K
Pacheco, CA 94553
Office  925-448-2123
Mobile  510-872-6957
devin@devco.llc
License #: 1046016

Project
Lawler House
718 Main Street
Suisun City, CA

Customer
Nouae Vue, PE - Public Works Director
City of Suisun
701 Civic Center Blvd.
Suisun City, CA 94585

Office 707-421-7316
nvue@suisun.com

Roof replacement, water damage repair to surrounding soffit and trim, mold and water damage remediations* and repair to 
interior of 3rd floor attic and 2nd floor hallway.

Notes:

These costs are estimated from the Mold Report by AdamLabs, Inc. dated November 3rd, 2021, and field notes and photos by the 
estimator.
*There may be other areas that need to be addressed that are not known or underetemined at the time of proposal.

Description Quantity Hours Material Labor Other Subcontract Cost

1.0 GENERAL 66,863.13

1.1 Design & Planning 7,866.25
Engineer/Plans/Permitting 1 LS 20 0.00 7,866.25 0.00 0.00 7,866.25

Estimated cost may vary from actual 
depending on approved scope and plans.

1.4 Rental Equipment 55,063.75
Equipment and rentals 1 Ea 0 0.00 0.00 55,063.75 0.00 55,063.75

Temporary specialty equipment rental 
allowances. Includes scaffold, lifts, specialty 
tools as needed.

1.5 Other Fees 3,933.13
Code Compliance Allowance 1 Ea 0 0.00 0.00 3,933.13 0.00 3,933.13

Additional costs associated with code 
complance items required where repairs 
interface with existing conditions. 

2.0 EXISTING CONDITIONS 71,301.46

2.1 Site Preparation 51,917.26
Varying Conditions Allowance 500 SF 50 43,264.38 8,652.88 0.00 0.00 51,917.26

86.53/SF 17.31/SF 103.83/SFAdditional Labor and Materials to facilitate 
new/upgraded construction. Because of the 
age of the building, there are hidden 
conditions that will require labor intensive 
application with special materials. 
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Description Quantity Hours Material Labor Other Subcontract Cost

2.0 EXISTING CONDITIONS

2.4 Demolition/Deconstruction 14,757.09
Demolition & Hauling, Dump fee, Charge 
per cubic yard 80 CY 28 0.00 4,845.61 9,911.48 0.00 14,757.09

60.57/CY 123.89/CY 184.46/CYRemoval of water damaged carpet, flooring, 
drywall, and other debris to designated 
dump site.

2.5 Cleanup/Hauling 4,627.11
Water Damage and Mold Remediation, 
Antimicrobial cleaning, Disinfectant-
sanitizer-cleaner, 1,600 SF per gallon, 
Milban 1-2-3 16 CSF 8 89.61 1,384.46 0.00 0.00 1,474.07

5.60/CSF 86.53/CSF 92.13/CSFUsing a sprayer, sponge and sponge mop 
on non-porous or semi-porous surfaces. 
Cost per 100 square feet (CSF) of surface 
sprayed or cleaned. An open wall or ceiling 
cavity has about 1.5 SF of surface area for 
each square foot of wall or ceiling. Spraying 
assumes the surface is kept moist for 10 
minutes. Add the cost of an EPA-registered 
disinfectant-sanitizer-cleaner (bactericidal, 
virucidal, tuberculocidal, fungicidal). Work 
done in containment and personal 
protective equipment (PPE) will take about 
50 percent longer.

Water Damage and Mold Remediation, 
Encapsulation, Apply mold sealer on 
semi-porous (unprimed) surfaces, Spray, 
575 SF per hour 16 CSF 11.68 144.74 2,021.31 0.00 0.00 2,166.05

9.05/CSF 126.33/CSF 135.38/CSFEncapsulation of pre-cleaned surfaces to 
seal mold residue and inhibit future growth.

Water Damage and Mold Remediation, 
Personal protection equipment, Whole 
body suit, disposable, Tyvek(tm) 16 Ea 0 986.99 0.00 0.00 0.00 986.99

61.69/Ea 61.69/EaPurchase.

3.0 FOUNDATIONS 0.00

4.0 STRUCTURE 75,628.02

4.1 Rough Framing 10,944.62
Rough Carpentry, Allowance for Interior 
walls and rafters. 1 Ea 40 4,022.32 6,922.30 0.00 0.00 10,944.62

Remove and replace contaminated/
compromised framing members as needed.

4.2 Insulation 9,099.68
Insulation, Fiberglass batt insulation, 
R13 & R30 1,200 SF 13.2 6,815.32 2,284.36 0.00 0.00 9,099.68

5.68/SF 1.90/SF 7.58/SFInstalled in walls (R13) and ceilings (R30) 
for sound mitigation.

4.3 Drywall 14,574.59
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Description Quantity Hours Material Labor Other Subcontract Cost

4.0 STRUCTURE

4.3 Drywall
Drywall, 5/8" drywall installed, replace, 
with smooth-wall finish 1,200 SF 49.2 6,060.16 8,514.43 0.00 0.00 14,574.59

5.05/SF 7.10/SF 12.15/SFIncludes drywall board, drywall mud, drywall 
nails and/or screws, drywall tape, and 
corner bead.

4.4 Roofing 41,009.13
Roofing, Asphalt shingles, laminated, 
long exposure, 50 year, complete system 
(shingles, underlayment, flashing, caps, 
and vents) 25 Sq 111.25 15,575.18 19,252.65 0.00 0.00 34,827.83

623.01/Sq 770.11/Sq 1,393.11/SqIncludes additional labor time for steep pitch 
over 4/12.

Roofing, Built-up roofing, replace, 5 ply 2 Sq 23.1 2,183.67 3,997.63 0.00 0.00 6,181.30
1,091.84/Sq 1,998.82/Sq 3,090.65/SqIncludes base sheet, ply sheets, torch down 

layers, and installation.

5.0 OPENINGS 0.00

6.0 ELECTRICAL 15,299.85

6.1 Rough Electrical 15,299.85
Electrical, Replace electrical 500 SF 35 9,242.84 6,057.01 0.00 0.00 15,299.85

18.49/SF 12.11/SF 30.60/SFRemove and replace electrical supplies and 
fixtures. Upgrade as needed. Assumes tie-in 
to existing main panel or designated sub-
panel.

7.0 PLUMBING 0.00

8.0 MECHANICAL 0.00

9.0 CARPENTRY 18.25

9.2 Finish Carpentry/Trim 18.25
Siding, Soffit, replace, redwood plywood 1 SF 0.05 13.39 4.86 0.00 0.00 18.25

Includes soffit material, rust-resistant 
fasteners, backing as needed, and 
installation. Does not include finish fascia. 
Includes 4% waste.

10.0 FINISHES 60,153.22

10.1 Painting 48,380.59
Painting, Drywall or stucco, 3 coats 1,200 SF 156 2,624.18 26,996.97 0.00 0.00 29,621.15

2.19/SF 22.50/SF 24.68/SF2 coats of sealer/primer and 2 coats 
of color. 

Painting, Siding, Paint exterior soffit, 
3 coats 2,200 SF 52.8 9,622.00 9,137.44 0.00 0.00 18,759.44

4.37/SF 4.15/SF 8.53/SF

10.2 Flooring 11,772.63
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Description Quantity Hours Material Labor Other Subcontract Cost

10.0 FINISHES

10.2 Flooring
Flooring, Red oak strip flooring, replace, 
select & better grade 350 SF 30.8 6,442.46 5,330.17 0.00 0.00 11,772.63

18.41/SF 15.23/SF 33.64/SFStrip flooring is up to 3/4" thick and up to 
3-1/4" wide.  Grading information based on 
rules established by the National Oak 
Flooring Manufacturers Association 
(NOFMA).  All wood is kiln-dried, tongue-
and-groove, end-matched and hollow or 
scratch backed.

11.0 SPECIAL CONSTRUCTION 0.00

12.0 EQUIPMENT 0.00

13.0 YARDS & GROUNDS 0.00

Project Total 629.08 107,087.24 113,268.33 68,908.36 0.00 289,263.93

We appreciate your business and look forward to working with you.

Approved By: Date: Date:

Contractor Customer
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Facility Inspection Report 
Date Inspected: 1/11/2023

Inspected By: Gemma Geluz 

Facility: Lawler House 

Location: 718 Main St.

Area Description Estimated Cost

ADA Issues:
ADA Improvements (per DacTrak report + inflation + 

Contingency 930,000.00$               

Subtotal 930,000.00$               

Immediate Issues:

Building - entire Repair dry rot 300,000.00$               

Building - entire Mold Remediation 150,000.00$               

Roof + partial bldg 

Roof replacement; 3rd floor repair water damage & 

mold remediations, interior repair; 2nd story hallway 

(DevCo quote) (Revised estimated cost includes 20% 

inflaction + 20% contingency) 416,540.06$               

Building - 1st & 2nd story

Repair water damage, new electrical, new fixtures 

(based on DevCo quote) 450,000.00$               

Building - Basement 

Water damage,  mold remediation, expansion to access 

fire system 100,000.00$               

Windows Replace windows (based on Engie quote) 150,000.00$               

HVAC Replace HVAC (3 units) 50,000.00$                 

Fire Code Compliance Fire sprinkler repairs and Monitoring System 120,000.00$               

Subtotal 1,736,540.06$            

Total 2,666,540.06$            



 

DEPARTMENTS: AREA CODE (707)  
ADMINISTRATION 4 2 1 - 7 3 0 0    DEVELOPMENT SERVICES 4 2 1 - 7 3 3 5    BUILDING 4 2 1 - 7 3 1 0    FINANCE 4 2 1 - 7 3 2 0  

FIRE 4 2 5 - 9 1 3 3    RECREATION & COMMUNITY SERVICES 4 2 1 - 7 2 0 0    POLICE 4 2 1 - 7 3 7 3    PUBLIC WORKS 4 2 1 - 7 3 4 0  
SUCCESSOR AGENCY 4 2 1 - 7 3 0 9  FAX 4 2 1 - 7 3 6 6  

 

 

CITY OF SUISUN CITY 
701 Civic Center Blvd. 

Suisun City, California  94585 

Incorporated October 9, 1868 

CITY COUNCIL 
Alma Hernandez, Mayor 
Princess Washington, Mayor Pro-Tem 
Jenalee Dawson 
Marlon L. Osum 
Amit Pal 

CITY COUNCIL MEETING 

First and Third Tuesday 
Every Month 

 
 
 
 
 
 
 
 
 
 
 
 

Cover Sheet Submittal 
Request for Proposals for the Purchase of 718 Main Street 

(Lawler House) 
 

Please provide the following information with your proposal:  
 
 
 
__________________ 
Name  
 
 
 
_________________________ 
Date 
 
 
 
 
  
Submit proposals to:  
John Kearns, Principal Planner 
City of Suisun City  
701 Civic Center Boulevard  
Suisun City, CA 94585 
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