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October 12, 2017

National City, CA 91950

RE: RFP 17-52ME Waterfront Retail Opportunity

Dear Mr. Earle: 

catalysts for economic revitalization and growth within the 
community local knowledge

collaboration with best-in-class experts

 

 

 

 

 

the community at large. 
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San Diego 

La Jolla, CA 92037
Phone: 858.457.5593
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i

PROPOSER’S RELEVANT EXPERIENCE

Flower Hill Promenade
Del Mar, CA 

a. Description of Specialty Retail Center 

b. Address, Property Size, and Leasable 
Square Footage

Del Mar, CA 92014
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c. Tenant Directory
 
 Burger Lounge 
 CA
 
 
 
Mobil 

 
 Cucina Enoteca 
 Del Mar Nail Bar
 
 
 
 
 
 

 
 Liberty Tobacco 
 
 
 

 
Car Care

 

 

 
 
 

 
 
 Planet Beauty 
 
 
 
 
 Sun Diego 
 

 

 
 The Wine 
Connection 

 
 
 
 
 
Wine Bar 

 

 

d. Occupancy and Vacancy Rates
96.5%

i
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i

909 Garnet Avenue  
(Pangaea Outpost)

a. Description of Specialty Retail Center 

b. Address, Property Size and Leasable 
Square Footage

c. Tenant Directory
 
 
 Cohabitat
 

 
 
 
 
 
 
 
 
 Bongo Bay
 
 
 
 Artonage
 
 Original Metal Sign 

 

 
City

  

 Little Leaf 

 
 
 

 
 
 
Peanut Butter

 
 Cali Life Co.
 
 
 
 
 
 
 
 
 
Balm

 Outra Cultura
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Collection

 Ben Deluca
 Michael Benninger
 Natural Selection 

 
 

 
San Diego LLC

 
 

 Bon bini
 
 Kathy Dulmage
 
 
 

d. Occupancy and Vacancy Rates
96%

 

i
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i

ADDITIONAL PROJECTS 
OF ASSOCIATES

Liberty Station

Little Italy
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Transforming Detroit’s Streets and 
Public Spaces

An Open Space for Westminster, 
Colorado

i
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Creating Public Spaces at Pearl 
Brewery in San Antonio, Texas

i
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Eastern Market in Detroit, 
Michigan

 

 

 

 

 

i
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Proposer’s Team
ii 

Local Expertise

Dedicated Professionals

Transition Continuity

Construction Management and Tenant Improvement Services
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Proposer’s Team Organization

Principal-in-Charge

 
Protea Property Management

Leasing Services

Vice President
 

Protea Property 
Management

Leasing Broker
 

Moniker Real Estate

Carrie Bobb 
CBRE

Flower Hill Property 
Manager

 
Protea Property 
Management

Administrative 
Assistants

Current Team or TBD 
Protea Property 
Management

Marketing & Events
 

Protea Property 
Management

 
Protea Property 
Management

Project Manager
 

ABBA PM

Analyst
 

Protea Property 
Management

Accounting 
Administrative 

Assistant
 

Protea Property 
Management

President
 

Project for Public Spaces

President
 

New City America

Head of Marketing
 

ACE Parking

On-Site Manager
 

ACE Parking

Financial 
Accounting and 
Management 

Services

Accountant and 
Financial Controller

 
Protea Property 
Management

Property 
Management

On-Site Property 
Manager 

Manager or TBD 
Protea Property 
Management

Reporting

Investment Manager

 
Protea Property 
Management

Managing and 
Activation

Principal
 

Protea Property 
Management

PWD Partner
 

Protea Waterfront 
Development

Parking 
Responsibilities

President
 

ACE Parking

iii
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i

PROPOSED MANAGEMENT TEAM’S RELEVANT 
EXPERIENCE

Team’s Background

Protea Property Management

Flower Hill Promenade
Pangaea Outpost
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New City America

Little 
Italy

 

 

 

 

 

2015

 

Project for Public Spaces

Moniker Group 

for the Liberty Station Public Market. 

i
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ABBA Project Management

ABBA PM, a Disabled Veteran Business 
Enterprise (DVBE) Service-
Disabled Veteran-Owned Small Business 
(SDVOSB)

i

Ace Parking 

time, they can bring together their recruiting, 
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PEOPLE

Jeffrey Essakow
Partner in Charge
PPM

management of more than $500 million of real 

ii PEOPLE

Yehudi “Gaf” Gaffen

Protea Waterfront 

of Protea Waterfront 
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Howard Schachat

PPM 

ii PEOPLE
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Rose Jabin

PPM 

Rose’s proven understanding of small local 
business needs and her ability to manage 
and nurture the local, independent business 
owners who comprise many of the tenant 
mix in the center are integral to the success 
of the center.

over 98% renewal 
rate

Maria Teresa “Tere” 
Ossa

PPM 

Solano Community College.

ii PEOPLE
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Nicole Essakow-
Ludwig

PPM 

Shea Shockley

Controller
PPM

ii PEOPLE
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Paul Gherini
 

PPM

Siena Randall
 

Protea

 40-under-40

ii PEOPLE
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Leslie Randall
 

Protea

honor, Judge’s Award for best commercial 
landscape from the California Landscape 
Contractors Association. 

Fred Kent
 

ii PEOPLE
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Bryant Park, 
Rockefeller Center Times Square

Discovery Green
Campus Martius Main Street 

Granville Island
City-Wide Placemaking 

Campaign in Chicago, IL.

Cape Town 
Waterfront, Crystal City
Museumplein
Detroit, Harvard University’s main plaza
Harvard Square

Nate Cadieux
 

Liberty 
Station

Marco Li Mandri
 

ii PEOPLE
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in San Diego.

ii PEOPLE

Alex Buggy
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APPROACH TO PLAN

A. Property Management Responsibilities

1. Understanding of the Essential Services and Responsibilities

a. 

Maintenance Plan:

1. 
2. 

3. 

4. 
5. 
6. 
7. 

8. 
9. 

10. 

11. 
12. 
13. Management of Common Area 
14. 
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b. 

Tenant Relations

Operations

c. 

You can trust [Protea]: 
that they will work 
with you, that they’ll 
be your best ally 
and asset. Trust that 
that they’re going to 
be loyal to you as a 
company.
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e. 
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f. Security

Bomb Threat

 Phone Call: 

 

Vehicle Borne Attack 

g. 
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h. 

Phase 1

 

them
 

 

 

 

 
integration

 
 

 
 

 

 

Phase 2

Phase 3

[Protea] has done their 
best to make all the 
tenants feel comfortable 
and give them some 
assurance that they will 
be able to keep their 
businesses open during 
the construction period 
and there will be a 
future for them once the 
site is built out.
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Plan. 

i. 

2. Proposed Approach to Property Management Responsibilities

a. 

b. Org Structure: 

c. 

e. 
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Performance Management

B. Leasing Services

1. Understanding of the Essential Services and Responsibilities

2. Proposed Approach to Leasing Services

We have nine retail 
locations with nine 
different property 
managers. Protea has 
proven to be, by far, 
the best when it comes 
to recognizing tenant 
needs and responding 
to the paradigm shift in 
retail. 

Brian Miller 
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fee.

C. Financial Accounting and Management Services

1. Understanding of the Essential Services and Responsibilities
Accounting Processes

 

 

 

 

Client/Owner Accounting

co
ll

ab
o

ra
ti

ve
 p

ro
ce

ss

Ruocco Park/Tuna Harbor- Waterfront Theater

Movie Barge

Art Installation

Lighting 

Wayfinding

Pop Up Dining

Pop Up Service

Community Engagement 

Learning Lab/Edu Demo

Parklet

City Garden

Fitness/Play

Classroom Barge
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2. Proposed Approach to Financial Accounting and Management Services

Client/Owner Accounting Services

 
 
 
 

 

 

 
 

D. Reporting Responsibilities

1. Understanding of the Essential Services and Responsibilities
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2. Proposed Approach to Reporting Responsibilities

E. Parking Responsibilities

1. Understanding of the Essential Services and Responsibilities
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Easements

 
 

Agreement. 

Term

2. Proposed Approach to Parking Responsibilities

ROOF BAR

RESTAURANT 
F/B

FISH MARKET

MARKET PLAZA

FOOD HALL

FISHERMEN’S 
FACILITY

MARKET HALL

PIER KIOSK

FISH PREP

BUTLER 
BUILDING

PARKING AREA

LOADING AREA
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Seaport Village Employee Parking Web Portal
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Parking Lot Operations: Non Stacked
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Parking Lot Operations – Stack Parking

 
 

An Operations Plan for Increasing Customer Parking Capacity

we will increase the amount of vehicles that we are able to park at Seaport 
Village by 100 cars.

Days and Hours of Anticipated Operation

Estimates of Total Increased Vehicle Capacity
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 Manchester Grand Hyatt - FIRST PRIORITY

 San Diego Convention Center

Revenue Control
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Employee Parking

Employee Off-Site Parking Plan

Waterfront Shuttle Service

Ace’s Recommended Off-Site Permitted 
Seaport Village Employee Location

month. That is $10 less than what they 
are currently paying.
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Ace’s Recommended Off-Site Non-Permitted Seaport Village Employee Locations

Location Name
# of Stalls 

Sunday 
-Thursday

# of Stalls 
Friday & 
Saturday

Daily 
Rate

Monthly 
Rate

Distance from 
Seaport

Any Shuttle 
Transportation 
Requirements?

Manchester Grand Hyatt 50 50 $8 $150 No

San Diego Marriott Marquis 
and Marina 75 30 $8 $150 No

San Diego Convention Center 900 900 $5 $110 No

Hilton San Diego Bayfront 
Garage 1,100 1,100 $4 $120 No

TOTAL 2,125 2,080 - - - -

F. Marketing and Activation Responsibilities

1. Understanding of the Essential Services and Responsibilities

2. Project Approach to Marketing and Activation Responsibilities
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other. 

Curating the Seaport story 
and experience is what PPM is 
committed to. More than any 
other group, PPM is invested 
in the long-term success of the 
marketing and activation of 
Seaport to making the next three 
years garner the most value to 
the guests and the Port. 
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a. 

b. 

c. 
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PROPOSED EXPENSES AND FEE SCHEDULE

Protea Fees
January - 

September 
2018

October-
December 

2018
2019 2020 2021 2022

Transition Fee

Prop Management Fee 
(PMF) (of Gross Revenue) 3.5% 3.5% 3.5% 3.5% 3.5%

Full time on site Salaries In CAM In CAM In CAM In CAM In CAM

Leasing Services (of 
Rental Revenue)

Financial Accounting

Reporting Responsibilities

Parking Responsibilities 
(of Parking Revenue) * Note 1

2.00% 2.00% 2.00% 2.00% 2.00%

Marketing & Activation

Budget Projections

Exhibit 
A roll-up proforma budget
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Discussion of Select Areas of Service 

Management Fee

Tenant Improvements

ADA Scope Enhancement
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Insurance

Marketing & Promotions
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Leasing Commission

Leasing Services

Financial Accounting

Reporting Responsibilities

Parking Responsibilities 

Marketing and Activation Responsibility 
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Salaries Baked Into the deal 

Equipment 

Incentive Management Fee 
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OTHER CONSIDERATIONS
1. Systems and Approach for Quality Control and Quality Assurance 

2. 
the Proposers

3. Sample Reporting from a Similar Property Under Management
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1

1 100%
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0 0%
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Name and 
Address of 

Sub-Service 
Provider

Type of 
Service 

SBE Type 
(DBE, WBE 

etc.)

*Certifying 
Agency 

**Percent of 
Service 

Dollar Value 
of Services 

IDS Group, Inc. 
1 Peters Canyon
Irvine, CA 92606

ADA SBE TBD TBD

ABBA Project 
Management
800 The Mark 
Lane, #506
San Diego, CA 
92101

Management TBD TBD
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REPRESENTATIVE SITE VISITS

Flower Hill Promenade
Del Mar, CA 

a. Description of Specialty Retail Center 

b. Address, Property Size, and Leasable 
Square Footage

Del Mar, CA 92014
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c. Tenant Directory
 
 Burger Lounge 
 CA
 
 
 
Mobil 

 
 Cucina Enoteca 
 Del Mar Nail Bar
 
 
 
 
 
 

 
 Liberty Tobacco 
 
 
 

 
Car Care

 

 

 
 
 

 
 
 Planet Beauty 
 
 
 
 
 Sun Diego 
 

 

 
 The Wine 
Connection 

 
 
 
 
 
Wine Bar 

 

 

d. Occupancy and Vacancy Rates
96.5%
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