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37820 Old Highway 80, 

Boulevard CA 91905
(619) 889-8666 (cell) Nazar Najor
nazar@liveoaksprings.com

www.liveoaksprings.com
 

Executive Summary - The 30 Year Experience
The current owner of the property is Live Oak Holding, LLC. The property has approximately 87 acres of property, all zoned and appraised. The property is currently in Chapter 11 Bankruptcy. 

The Najor Family purchased the property in 1984, and operated and managed the property until 2012, when City National Bank, the lending bank, filed a judicial foreclosure and had a court appointed receiver assume the management of the property.

The current loan is outstanding in the amount of $1,900,000. 
We believe that a purchase price of $1,200,000 and no more than $1,500,000 will be the purchase price.
The market and gas station pay monthly rent in the amount of $2,800.00. It has a buyer for $425,000 and removes that and purchases it for $1,075,000 or less.
 The cabins consist of five duplex buildings, with two cabins per building, a total of ten cabins. Management and costs were 20% or $3,000 per month. 
The mobile home park has twenty-six spaces with full hookups. The company has six older mobile homes on the property, space numbers 2, 3, 10, 22, 24 and 25. These are rentable spaces at $500.00 each, per month, totaling $3,000. There are 20 vacant spaces for trailers at $300.00, totaling $6,000.00, for a total of $9,000.00 per month from the mobile home park. Utilities and individual site upkeep are paid by tenants. Management and other expenses are $1,000 per month, or a net of $8,000 this property. The mobile home park is considered by management to be a depressed property, as spaces are too small for a profitable Mobile Home Park. (See new Mobile Home Park Plan.) 
Prior to the foreclosure, the on-site Off Road Park was open two days per week with approximately fifty riders per day at $20.00 per rider. The revenue was $2,000 per week, approximately $8,000 per month, with a cost of $4,000 per month net, or $4,000 per month. (Very small investment to create a world champion park (See the New Plan.)
The previous restaurant operation was not profitable, as management did not have funds to upgrade to a five star resort facility. This is a restaurant operation includes equipment and fixtures. (See new business Plan.) Includes a destination resort.
Results:  Projected minimum $18,000 revenue within 90 days.
The revenue on the restaurant and grocery store of about $ 4,800 will be steady.

The revenue on the mobile home park will increase with time.

The revenue on the track and cabins will increase with time.

This projection shows that this property can make a profit. To reopen the property would be about $150,000 to bring in this result.
Business Description and Vision – Five Star Resort
Our mission is to present a resort facility, offering all of the services for family gatherings. The resort is dedicated to the use of families with children, including a family off-road park.

                                                            Mobile Home Park
Recently, a portion of the property was surveyed and is being recorded with the County of San Diego. Another Boundary Adjustment his will expand the size of the mobile home park and accommodate 26 units, with 14 larger lots, measuring approximately 70 feet by 60 feet, enough space for double and triple wide trailers, including parking, car ports and or garage. The mobile home park’s septic system was replaced in 2010. 
A five star park in this area will fill to capacity if the resort is upgraded to a destination resort facility. The proposed park will have three playgrounds, an adult outdoor fitness center, a small wading pool, a splash ground, an adult Jacuzzi with mineral water and a universal court, for tennis, basketball and handball...

A swimming pool is not planned and will cost $100,000 covered pool. Management’s research shows that playgrounds attract 90% of its customer base and, while swimming pools attract new customers, they are rarely used, unless they are covered. The cost of operation would require an increase of $100 per month rent, with maintenance and heating costs of over $2,600 per month. Space will be set aside for a pool in the future, after the installation of eighty new units in the mobile home park and Recreational Vehicle Park is completed.
A Source Capacity Assessment has been completed, clearly showing that the area has an ample supply of water.  The water quality of this area is some of the best in the world, with a pH balance of 7, allowing the fish to thrive in a new pond in water company property as the Campo Creak is there.
There is a plan in place for an emergency septic system, already approved on the last boundary adjustment. Water for Live Oak Springs is provided by Live Oak Springs Water and Power Company. There are no additional permits required, as this is an existing, permitted park and is being brought up to code.
Estimated Cost to Upgrade the Existing Mobile Home Park 
Landscape and tree trimming
 $ 6,000.00
Blacktop roads, using chopped material from replacement
  $20,000.00
Slurry seal of used blacktop
 $10,000.00
New electric system, sewer lines, water lines, TV and internet
service for additional 14 spaces. 12 spaces already have systems
complete and will require new cable and internet
 $30,000.00 

Lighting and landscape 
 $20,000.00

Survey and Boundary adjustment, including plan
 $12,000.00

Total
 $108,000.00

As in all projects, a 20% retention for additional cost factor
 $21,600.00

Work will be performed by experienced labor and supervised by Nazar Najor who has over 30 years experience on underground layout, operating and managing a water company.

This is not a confirmed cost, it is a projection based on management experience. A true cost is being prepared, however management believes that the projection is accurate.
                                           Existing Recreational Vehicle Park
During the last boundary adjustment, a plan for a septic system was included, which has been approved and recorded in the County, for 45 RV spaces. There are regulations for the size of manufactured units. (See Santee Lakes models.) 
Units can be purchased and rented out or sold as permanent structures. There are over 100 different models available. Our size will be about 600 sq feet with the porch with 400 sq feet of living area. This park will share all of the recreational facilities in the Mobile Home Park.
We believe that 10 units could be rented out as apartment units similar to a condo project and used as a motel unit. (Future plan would provide $25,000 in monthly revenue.)
The additional 35 spaces can be rented out for tenting and RV spaces with full service, internet, direcTV, power, water and sewer. 
Similar project and models are in the Santee Lake Operation. The capacity of that park is about 400 units. Management will rent out 55 units. Live Oak Springs will have recreational items that do not exist in any other resort. Live Oak Springs will include a restaurant, store, tennis court and off-road race track. 

                                                       Cost Estimates

Septic system for the 45 units, excavation 
$5,000
Permits
$1,200
Rock
$10,000

Underground lines under Old Highway 80
$10,000

Pipe and fittings for 45 spaces 
 $9,000

10,000 gallon, three compartment tanks
$10,000
Total cost for new septic system for 45 spaces…………….
$45,200
We have previously put in a new approved system for the Mobile home Park for 26 units.
Per site cost for electric, lighting, water, sewer, internet, TV cable, picnic table, BBQ, 
Picnic table
$125.00
BBQ
$125.00
Pedestal for Electric
$350.00

Install underground lines 
$500.00 per space

Cost per space 
$1,050.00

Plus septic system above 
$1,100.00 per space.

Grade and finish with rock 
$500.00
Lighting and landscape
$500.00

Total space per unit 
$4,500.00 

Total for project cost 45@ 45= 
$202,000.00

Management fee
$25,000.00
Remodel of existing restroom and shower 
$8,000.00
Total
$247,000.00
20% cost factor plus management 
$43,000.00
Total
$525,000.00
Existing 10 A-Frame Cabins

There are five duplex, A-frame buildings, comprising 10 units, permitted as motel units. The best use of these units, after a remodel, would continue to be hotel units. At the resort peak, management would rent them out and produce $30,000 in sales per month.

Estimated Cost of Remodel
Instant hot water heaters 
$5,000.00
10 second floor air conditioners 
$5,000.00
Insulation, paint and some new flooring
$5,000.00
Some new beds and furnishing 
$5,000.00

Landscape, lighting and security cameras
$5,000.00
Linen and towels
$5,000.00
Management to install 
$5,000.00
Plus 20% error factor total cost
$50,000.00
Existing Off Road Park
The Off Road Park was previously remodeled, at a cost of $60,000. It reopened when the receiver was managing the property. The first week’s profit was $3,000. This is the only Off Road Park in the area, not on casino land, with a resort. (See website for additional information.)
The Park can be reopened with about $15,000 in cost, and rent the equipment to open within two weeks. The approximate cost for insurance for an off road park is $1,000 per month.

To bring this into the venue circuit, televised races with profits of over $300,000 per year with the cost return in the first year the following is required. 
Four used water tanks would be installed for watering the track. They would be spaced apart with a hydrant and hose, eliminating the need for a watering truck, with a cost $30,000. Instead the $30,000 would be spent on hoses, hydrants and water tanks. 


The purchase of a grading tractor and new gates would be approximately $30,000. Preparation of the track for a grand opening would cost approximately $75,000.
The main item necessary to run a park is water if you do not have water you cannot operate an off road park. 
Estimated Cost to Build the Recreational Area

Children’s playground
$40,000.00
Tennis court
$50,000.00
Splash ground
$40,000.00
Fishing pond
$50,000.00
Total cost with 20% error factor
$198,000.00
Entire Cost 

Recreational
$198,000.00
RV Park
$300,000.00
Cabins
50,000.00
Off road park
75,000.00
Mobil home park
$129,600.00
Restaurant reopening
$20,000.00
Laundry existing
$3,000.00
Total cost
$775,600.00
with any project additional cost unknown at this time                   $900,000.00

Other destination resorts with this in place cost $9,000,000
                               Original Appraisal and New Appraisal for the Grocery Store
There are currently four environmental reports on the Grocery Store, Phase I and Phase II. All have passed, and the property has never had a contamination.  The store is leased out and there is about seven years left on the lease. Monthly rent collected is $2800.00. A new lease will be $3,900 rent per month, with a 3% increase every two years triple net lease. That is if it not sold before a deal can be put together.                   

Grocery Store Appraisal
$575,000.00
Real estate value of land by John P. Neet, MAI
1,760.00

Connolly Commercial MHP, RV, Cabins, Restaurant 
 2,100,000.00
Total price of property
$3,860,000.00
     (Last appraisal did not include an off road park.)
Appraisals were based on 2005 values on building the project. The grocery store value was based on the recent appraisal and separate parcel of 1.1 acres. Escrow was previously opened by the lessee and could not be completed due to lack of financing.  A new septic system was put into the mobile home park in 2010. 
Definition of the Market

Live Oak Springs Resort target market is based on becoming a destination choice for people looking for a place to relax and recreate. Management’s target market includes travelers, seeking a vacation destination, honeymooners, family reunions, organizational and company gatherings, campers, and drop-in customers. 

The Resort setting and facility is a natural for families to visit, with the surrounding area and its many outdoor activities. The Resort website, liveoaksprings.com, along with various web marketing services, will provide international exposure to potential customers.

The target markets are separated into three segments; "Vacationers," "Organizations," and "Drop-ins." The primary marketing opportunity is selling to these accessible target market segments by focusing on their vacation and recreational needs. 
Vacationers
All year long, the Live Oaks Springs area is a beautiful, high desert, mountain retreat, with hiking, biking, swimming, a nearby casino, historic train ride, Desert View Tower and, of course, stargazing. 
Organizations

Live Oak Springs offers a unique high desert mountain setting for reunions, company gatherings, and organizational events.
Drop-ins

Drop-in customers seeking overnight accommodations will be welcome, based on availability.
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The restaurant has the potential to increase sales, as the only nearby competition is casino dining. The restaurant will offer menu variety, atmosphere, ambiance, special theme nights and a friendly staff, to create a sense of 'place', in order to reach our goal of the highest overall value in the dining/entertainment experience. Live Oaks Springs Resort would like to see a 10% increase in customers on a yearly basis.
Description of Products and Services

Ten cozy, country decorated, two-story, A-frame cabins, 500 square feet each. The Resort is a bed and breakfast style escape, whose amenities include in-room Jacuzzi, fireplace, color TV, heat, air, microwave, refrigerator, coffee maker. 
Market/Deli/Gas Station/Liquor. This mini grocery store is stocked with deli, produce and dairy products, and extensive liquor stock, and small business center with access to Western Union / Money Gram, Check Cashing, and assorted other personal needs
The Restaurant has seating for 100 guests inside, and an outside patio, with a capacity of up to 400 with fine dining, sports bar and pool tables. Inside is a small arcade and a variety of board games. The facility also offers banquet and meeting facilities for business events, parties and private events.
The 45-space RV Park is attractive, with its many oak trees, and the convenience of restrooms, Laundromat and nearby restaurant, general store, and dump station. There are three storage buildings and equipment. The RV Park offers year-round access to the beautiful changing seasons of the high desert, boasting warm breezy summers.
The 26-space mobile home park contains full hookups. Park occupancy is low, largely kept to short-term tenants, with current sales of approximately $700.00 per month. This is a perfect time to develop the new 5 star park, as there is only one full time mobile home and one RV. 

The off Road Park, which sits on 23 acres, was newly reopened by the legendary Motocross Gold Medal Winner, Marty Smith, after recently undergoing a $60,000 overhaul. Infield Motocross includes, Natural Terrain, Single Track, Up Hills/Down Hills, tabletops, doubles, singles, whoop section and berms. 
Organization and Management

Live Oak Springs Resort has been owned and operated by the Najor Family for 30 years, and will continue to operate as an owner-occupied business. A small staff is on hand to tend to all the Resort needs including customer relations, housekeeping, and maintenance. Additional duties will be carried out by the Najor family.
Personnel needed for the Live Oaks Springs Resort are the following:

· Nazar Najor - CFO
· Laurie Najor – Administrative Assistant
· Cleaning staff (4).

· The restaurant will be leased out.
Marketing and Sales Strategy

Management’s marketing strategy is based on becoming a destination for vacationers and travelers seeking beautiful and unique lodgings. The Resort customers are looking for a different lodging experience that cannot be found in the nearby area. Staff will offer customers a comfortable, congenial environment that will assure return visits to Live Oak Springs Resort.

With the greater San Diego, Imperial Valley, Riverside County, Los Angeles County, and Orange County areas, our main target market, Live Oaks Resort will use several different approaches to advertise our facility.
 
· An updated web site featuring the cabins, lodge, restaurant, bar, off Road Park, swimming pool, playground, fishing pond and RV Park. 
· Freeway signing on I-8 will alert potential drop-ins of our location and facilities.
· Seasonal specific advertisements will be placed in regional newspapers.
Management is confident that with the right exposure, a previously untapped market of vacationers and organizations can be enticed to Live Oaks Springs, in a relatively short period of time with effective advertising, including the use of social media, the internet and word of mouth.
The sales forecast table is broken down into the following main profit centers: 

Monthly projections
Store rent
$3,000.00
Off Road Track
$4,000.00
Hotel (Cabins)
$26,000.00
Mobile home park
$13,000.00
RV Park
$13,000.00

Restaurant rent or operate after remodle
$6,000.00
Projected monthly revenue after completion
$65,000.00

Expenses

Property taxes
$2,000.00
Insurance
$2,000.00
Maintenance
$2,000.00
Management
$8,000.00
 Other
$6,000.00    
Total Expenses
$20,000.00
Monthly profits
$45,000.00
Less debt service
$10,000.00

Profit
$35,000.00                             
. 
Stabilization will allow a sale of the property, investors, or a new loan, broken down into three separate parcels. The stabilized projections do not include Water Company.
Additional Profit Center


Management can place three model Mobile Homes in the park and make a profit of $10,000 to $20,000, per unit. 

Rents will be about $600.00 per month, as with all parks and houses, customers pay for their TV/phone, internet and electric services.

Water Company & Power Company

Plans include bulk water sales, bottling plant, windmills and solar plant. Plans have been prepared for the Solar Plant and due to lower prices and higher output this will be a very profitable center. See preforma
Selling the Resort after Development


Currently there are three buyers bidding on the Water Company. Management has not accepted an offer, as we believe that the value of the Water and Power Company is over $1,000,000 as projected sales for bulk  water is $700,000 over three years.

Also a bottling facility, brewery and packing plant could bring in profits  of  $800,000 per year.

Because of the water supply and superior water quality. (no filtration required except for normal sand.

Management plans to meet with bottling companies, after recently discovering that one well produces over 100,000 gallons per day. After the installation of another well, an additional 200,000 to 400,000 gallons per day will be provided. (well testing complete on main  well.

Water quality reports show that Live Oak Springs water is within the top seven per cent of the world’s water, with a pH level of seven considered to be perfectly balanced.
The other five businesses will have a value of $4 to $6 million dollars, with an appraised value, based on profit.

Financial Management
Management expects business to grow steadily until an average of over 70% capacity for the year 2015, with a conservative capacity rate of 50% expected at times. Management expects business to grow steadily until 2015 sales are at an average of over 90% capacity. Sales will be growing slowly with profits growing at a rate of about 10%. Expenses will be well managed, allowing the property to make a profit, even if the capacity rate drops as low as 50%.
Management estimates average monthly fixed costs shown above. Peak and off-season will have significant impact on the monthly earnings. It is expected that weekend revenues will offset weekday losses. As Resort builds its market position among its target patrons, management anticipates that weekday revenues will be ample to break even during that season.
Equipment-Buildings
· The restaurant building, including fixtures, walk-in cooler, all support equipment, and licensing. Three dining rooms and enclosed patio. Seating capacity, inside 100, patio seating capacity, 100.

1.7 acre commercial land. The restaurant building is approximately 6,000 square feet, including patio and secondary building.

· Hotel/Cabins consist of ten, A-frame cabins, fully furnished, including fireplaces, in-room Jacuzzis, TV, internet, refrigerator, microwave and coffee pot.

· The mobile home park consists of 26 spaces with electric, water, sewer, TV, propane. There are six unfurnished mobile homes owned by the company.

· Complete laundry room with four washers, and four dryers, and two restrooms, including showers for RV and mobile home park guests.

· 45-space RV Park with restrooms on approximately 5 acres.

· 23-acre off road race track, with additional 10 acres to be developed in the future.

Live Oaks Springs Resort
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		Property income

		store rent		2900		2900

		race track operation		4000		4000

		hotel		10000		6000

		mobile home park		4000		4000

		management fees				5000

		restaurant rent		1000		1000

				21900		22900

		the restaurant		1000

		track		4000

		store rent		2900

				7900

		these three revenuw sources are net profit as they are all leasees

		hotel operation requires a 40 pecent operating fee and will net 6000 a month the hotel operation has had in the past had sales from 18000 t0 30000 a month and durring this recent ressession sales hace droped to below 10000 and with construction work had done as much as 19000 a month

		the mobile home park average has been over 5000 the lowest 5000 and when construction workers occupy the mobile home park it increased to around 8000

		this prooperty requires a 20 persent cost factor with a net of 4000
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