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FILE NO. 160322 RESOLUTION NO. 

[Ground Lease Amendment - 1555 Turk Street- Laurel Gardens of Bethel A.M.E. 
Church, L.P. - Up to $950,000 per Year, Including Mandatory $15,000 per Year Base Rent] 

Resolution authorizing the execution and performance of an amell1ldment to a long

Term Ground lease of 99 years in length between the City and CollJlll1lty of San 

Francisco and laurel Gardens of Bethel A.M.E. Church, LP., a Canifomia ~imnted 

I partnership, for real property located at 1555 Turk Street, in comllection with tlhe 

I refinancing and rehabilitation of 52 units of affordable housing for low andl very low 

I income individuals and families, for an annual rent amount of up to $950,000 per year, 

including a mandatory $15,000 per year base rent. 

11 WHEREAS, The Former San Francisco Redevelopment Agency (the "Agency") leased 

12 the land for the property located at 1555 Turk Street, San Francisco, CA 94115 (Assessor's 

13 Parcel Block No. 0754, Lot No. 028) (the "Property") on October 1, 1998, to Laurel Gardens of 

14 Bethel A.M.E. Church, LP. ("Bethel"); and 

15 WHEREAS, Bethel has operated the building located thereon (the "Improvements") as 

16 affordable housing for low and very low income individuals and families; and 

17 WHEREAS, Under California State Assembly Bill No. 1X26 (Chapter 5, Statutes of 

18 1 2011-12, first Extraordinary Session) ("AB 26"), the Agency dissolved as a matter of law on 

19 February 1, 2012, and pursuant to AB 26, as amended by California State Assembly Bill No. 

20 1484 ("AB 1484"), and Resolution No. 11-12, adopted by the City's Board of Supervisors and 

21 Mayor on January 26, 2012, Ordinance No. 215-12, adopted by the City's Board of 

22 Supervisors and Mayor on October 12, 2012, and the approved housing asset list submitted . 

23 by City to, and approved by, the State of California Department of Finance pursuant to AB 

24 1484 (Cal. Health & Safety Code, Section 34176(a)(2)), City is successor in interest to 

25 Agency's fee interest in the Property and to all of the Agency's rights and obligations with 
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respect to the Lease and the Property; and 

WHEREAS, The Mayor's Office of Housing and Community Development ("MOHCD") 

wishes to enter into an amendment to the Ground Lease with Laurel Gardens of Bethel 

I A.M. E. Church LP, in order to facilitate a refinance and rehabilitation project at 1555 Turk 

Street which provides 52 units of affordable housing to low and very low income individuals 

and families and to update the Ground Lease to comply with current MOH CD reporting 

requirements; now, therefore, be it 

RESOLVED, That in accordance with the recommendations of the Director of Property 

and the Director of MOHCD, the Board of Supervisors hereby approves and authorizes the 

Director of Property, along with the Director of MOHCD, to finalize negotiations for the 

amended Lease and following the negotiations for the amended Lease authorizes the Director 

of MOHCD to execute and deliver the amended Lease; and, be it 

FURTHER RESOLVED, That the Board of Supervisors authorizes the Director of 

MOHCD, in consultation with the City Attorney, to enter into any additions, amendments or 

other modifications to the amended Lease that the Director of MOHCD determines are in the 

best interests of the City, do not decrease the revenues of the City in connection with the 

Property, or otherwise materially increase the obligations or liabilities of the City, and are in 

compliance with all applicable laws, including the City's Charter; and, be it 

FURTHER RESOLVED, That the Director of Property shall provide the Clerk of the 
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1 Board of the Board of Supervisors a fully executed copy of the Amendment to the Ground 

2 l Lease within thirty (30) days of signature of same. 
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RECOMMENDED: 

·Acting Director of Property 

Director of the Mayor's Office of Housing 
and Community Development 

Supervisor Breed 
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BUDGET AND FINANCE SUB-COMMITTEE MEETING APRIL 20, 2016 

Item 5 Departments: 
File 16-0322 Mayor's Office of Housing and Community Development (MOHCD) 

Real Estate Division 

EXECUTIVE SUMMARY 

Legislative Objectives 

• Resolution authorizing the execution and performance of an amendment to a long-term 
ground lease of 99 years between the City and County of San Francisco and Laurel 
Gardens of Bethel A.M.E. Church, LP (Bethel), a California limited partnership, for real 
property located at 1555 Turk Street, in connection with the refinancing and rehabilitation 
of 52 units of affordable housing for low and very low income individuals and families for 
an annual rent amount of up to $950,000 per year, including a mandatory $15,000 per 
year base rent. 

Key Points 

• On October 1, 1998, the former San Francisco Redevelopment Agency enter into a 99-year 
ground lease with Bethel for the 1.47 acre property located at 1555 Turk Street to provide 
52-units of affordable housing for low and very low income individuals and families. On 
February 1, 2012, the Redevelopment Agency was dissolved and MOHCD assumed 
responsibility for the Redevelopment Agency's housing properties, including leases. 

• The proposed amendment to the existing ground lease would (a) update provisions in the 
lease to comply with current MOHCD reporting requirements, and (b) allow the 1555 Turk 
Street property to be refinanced and rehabilitated. 

Fiscal Impact 

· • Bethel has applied to Citibank for an up to $13,000,000 private loan to refinance and 
rehabilitate all 52 units at 1555 Turk Street. Bethel will pay the bank refinance fees, use 
the loan proceeds to pay off four existing loans and fund construction costs of $6,000,000 
for total costs of approximately $11,722,845. The net difference of up to $1,277,155 will 
be split one-third to Bethel and two-thirds to the City, which the City would hold in a 
reserve account to be drawn by Bethel for affordable housing purposes, subject to 
approval by MOHCD. 

• On March 17, 2016, an appraisal report for the 1.47 acre 1555 Turk Street property 
determined the As-ls Market Value was $9,500,000 or $148 per square foot, which 
assumes the property is restricted for use as affordable housing. The maximum annual 
rent to be paid to the City is $950,000, or10% of the appraised value. 

Recommendation 

• Approve the proposed resolution. 

SAN FRANCISCO BOARD OF SUPERVISORS BUDGET AND LEGISLATIVE ANALYST 
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BUDGET AND FINANCE Sus-COMMITIEE MEETING APRIL 20, 2016 

MANDATE STATEMENT 

City Administrative Code Section 23.30 provides that the Board of Supervisors, by resolution, 
may authorize the lease of real property owned by the City. 

BACKGROUND 

As part of the Western Addition A-2 Redevelopment Project Area, on October 1, 1998, the 
former San Francisco Redevelopment Agency enter into a 99-year ground lease with Laurel 
Gardens of Bethel A.M.E. Church, LP (Bethel), a California limited partnership, for the 1.47 acre 
property located at 1555 Turk Street for $30,000 per year for Bethel to provide affordable 
housing. The property included the 52-unit Laurel Garden Apartments, which were developed, 
owned and operated by Bethel as affordable rental housing for low and very low income 
individuals and families1

. On February 1, 2012, the Redevelopment Agency was dissolved2
, such 

that the City, through the Mayor's Office of Housing and Community Development (MOHCD), is 
now responsible for the Redevelopment Agency's housing properties, including the rights and 
obligations with respect to existing leases. 

DETAILS OF PROPOSED LEGISLATION 

Resolution authorizing the execution and performance of an amendment to a long.:term 
ground lease of 99 years between the City and County of San Francisco and Laurel Gardens of 
Bethel A.M.E. Church, LP, a California limited partnership, for real property located at 1555 
Turk Street, in connection with the refinancing and rehabilitation of 52 units of affordable 
housing for low and very low income individuals and families for an annual rent amount of up 
to $950,000 per year, including a mandatory $15,000 per year base rent. 

Under the proposed resolution, the Board of Supervisors would authorize the Director of 
Property and the Director of the MOHCD to finalize negotiations and execute an amended 
lease with Bethel. The Board of Supervisors would also authorize the Director of MOH CD, with 
the City Attorney, to amend and/or modify the amended lease, if such changes do not 
decrease City revenues or otherwise materially increase the City's obligations of liabilities. 

The major provisions of the proposed lease amendment include: 

• City would receive minimum of $15,000 annual base rent payments, which would be 
considered an expense of the project. According to Ms. Faith Kirkpatrick, Project 
Manager at MOHCD, $15,000 is the current MOHCD standard for ground lease annual 
base rent payments for affordable housing projects. 

• Sets the maximum annual rent for the Laurel Gardens Apartments at $950,000 per year. 

1 Households with incomes at or below 60% of the Area Median Income. 
2 In accordance with California State Assembly Bill No. 1X26 (AB26), as amended by the California State Assembly 
Bill No 1484 (AB1484). 

SAN FRANCISCO BOARD OF SUPERVISORS BUDGET AND LEGISLATIVE ANALYST 
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. • Splits the $13,000,000 Citibank loan proceeds, after total expenses, or a net amount of 
approximately $1,277,155, to provide up to one-third to Bethel ($422,000) and two
thirds to the City ($855,155), which the City would hold in a reserve account that can 
only be drawn by Bethel for affordable housing purposes, as approved by MOHCD. 
Given that the cash proceeds that Bethel will receive from their private bank refinance 
are unrestricted, by holding these funds in reserve, MOHCD will have the ability to 
review and approve Bethel's proposed expenditures to ensure that they are used for 
affordable housing purposes. 

• Splits the annual cash flow after expenses to provide one-third to Bethel and two-thirds 
to the City. Based on current projections of approximately $320,000 annual cash flow 
after expenses in 2018, the first year after the rehabilitation is completed, Bethel would 
receive one-third or $106,667 and the City would receive two-thirds or $213,333. This is 
consistent with current MOHCD terms in bther ground leases, but this language was not 
included in the original Bethel ground lease terms. The revenues received from this 
project will fund MOHCD's ongoing monitoring and preservation of affordable housing 
and additional development of affordable housing through MOHCD loans to developers. 

• Requires Bethel to provide Annual Monitoring Reports to MOHCD which includes 
financial reporting on the property, to verify the annual residual receipts rent payments 
to the City. Ms. Kirkpatrick advises that Bethel currently provides Annual Monitoring 
Reports to MOHCD, however, this requirement was included in the original loan to 
Bethel, which will be paid off in the proposed refinancing. This Annual Monitoring 
Reports requirement will now be part of the amended ground lease. 

The proposed amendment to the.existing ground lease would (a) update provisions in the lea:;e 
to comply with current MOHCD reporting requirements, and (b) allow the 1555 Turk Street 
property to be refinanced and rehabilitated. 

FISCAL IMPACT 

Ms. Kirkpatrick advises that Bethel has applied to Citibank, a private bank, for an up to 
$13,000,000 mortgage loan to refinance and rehabilitate all 52 units of affordable housing at 
1555 Turk Street. Bethel will pay the bank refinance fees, use the loan proceeds to pay off four 
existing loans: (1) original MOHCD loan for $1,039,189; (2) one original Bank of America loan for 
$1,192,726; (3) one Northern California Community Loan Fund loan for $1,168,750; and (4) one 
Bethel loan for $356,392, and then fund construction improvements of approximately 
$6,000,000 for total costs of approximately $11,722,845. The net difference of approximately 
$1,277,155 ($13 million loan less $11,722,845 total costs) would provide one-third to Bethel 
($422,000) and two-thirds to the City ($855,155), which the City would hold in a reserve 
account to be drawn by Bethel for affordable housing purposes, subject to approval by MOHCD. 

With their loan proceeds, Bethel will provide approximately $6,000,000 of improvements to the 
1555 Turk Street property, including repair and repaint exterior buildings, new playgrounds and · 

SAN FRANCISCO BOARD OF SUPERVISORS BUDGET AND LEGISLATIVE ANALYST 
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landscaping, replace all windows, upgrade the community room, repair the heating, ventilation, 
air conditioning (HVAC), install solar thermal heating, upgrade the electrical and fire safety 
systems, renovate all the kitchens and bathrooms and related ADA upgrades. The costs also 
include the temporary relocation of existing tenants. These improvements are anticipated to 
take 14 months. 

On March 17, 2016, Colliers International, a private valuation firm, issued an appraisal report 
for the subject 1.47 acre {64,046 square feet) 1555 Turk Street property for Bethel, which 
determined the As-ls Market Value of the leased fee property was $9,500,000 or $148 per 
square foot. This assumes the property is restricted for use as affordable housing. As noted in 
the proposed resolution, the maximum annual rent to be paid to the City is $950,000, or 10% of 
the appraised value. 

RECOMMENDATION 

Approve the proposed resolution. 

SAN FRANCISCO BOARD OF SUPERVISORS BUDGET AND LEGISLATIVE ANALYST 
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FIRST AMENDMENT TO GROUND LEASE 

THIS FIRST AMENDMENT TO GROUND LEASE (this "Amendment") is made by 
and between the CITY AND COUNTY OF SAN FRANCISCO, a municipal corporation (the 
"City" or "Landlord"), represented by the Mayor, acting by and through the Mayor's Office of 
Housing and Community Development ("MOHCD") and LAUREL GARDENS OF BETHEL 
A.M.E. CHURCH, L.P., a California limited partnership ("Developer"), and is effective as of 

-----·' 2016. 

RECITALS 

A. The former San Francisco Redevelopment Agency (the "Agency"), as landlord, and 
Developer, as tenant, are parties to that certain Ground Lease dated as of October 15, 
1998 (the "Lease"), with respect to certain real property and improvements located at 
1555 Turk Street, San Francisco, CA 94115 and commonly known as Laurel Gardens 
Apartments (the "Property"). 

B. Under California State Assembly Bill No. 1X26 (Chapter 5, Statutes of 2011-12, first 
Extraordinary Session) ("AB 26"), the Agency dissolved as a matter of law on February 
1, 2012, and pursuant to AB 26, as amended by California State Assembly Bill No. 1484 
("AB 1484"), and Resolution No. 11-12, adopted by the City's Board of Supervisors and 
Mayor on January 26, 2012, Ordinance No. 215-12, adopted by the City's Board of 
Supervisors and Mayor on October 12, 2012, and the approved housing asset list 
submitted by City to, and approved by, the State of California Department of Finance 
pursuant to AB 1484 (Cal. Health & Safety Code Section 34176(a)(2)), City is successor 
in interest to Agency's interest in the Property and to all of the Agency's rights and 
obligations with respect to the Lease and the Property. 

C. Developer has applied to Citibank, N.A., a national banking association (together with its 
successors and assigns, the "Lender"), for a mortgage loan in the maximum principal 
amount of $13,000,000 (the "Loan") for the refinancing, rehabilitation, development, 
equipping and/or operation of the Improvements (as defined in the Lease) located at the 
Property. 

D. Agency and Developer desire to amend the Lease pursuant to this Amendment as a 
condition to Lender agreeing to make the Loan to Developer. 

AGREEMENT 

NOW, THEREFORE, in consideration of the premises and the mutual representations, 
covenants and agreements herein contained, the parties hereto do hereby agree as follows: 

1. Refinancing; Reserves. Notwithstanding anything to the contrary in Section 25.01 of the 
Lease, in connection with the Loan, Developer and the City agree that "Cash-out 
Proceeds" in an amount not to exceed$ [1,800,000.00] (the "Cash-out Proceeds") shall 
be applied as follows: One-third (1/3) of available Cash-out Proceeds will be distributed 

First Amendment to Ground Lease 
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as unrestricted funds to the Developer; and two-thirds (2/3) of total Cash-Out Proceeds 
shall be distributed to the City and held in an interest-bearing reserve by the City for use 
by Developer or Bethel African Methodist Episcopal Church of San Francisco pursuant 
to this Section (the "Restricted Proceeds"). Release of the Restricted Proceeds may be 
requested by Developer in writing accompanied by copies of invoices, contracts or other 
documents covering all amounts requested and are to be used by Developer or Bethel 
African Methodist Episcopal Church of San Francisco for purposes related solely to the 
development and operation of the Project or projects owned or controlled by Bethel 
African Methodist Episcopal Church of San Francisco that are affordable to low-, lower
or moderate-income households in the City and County of San Francisco unless the City 
approves an alternative use, in its sole and absolute discretion. The City may deny or 
approve Developer's request for release of the Restricted Proceeds in its sole and 
absolute discretion (except that any request for release related to the Project shall be 
made in its reasonable discretion). Among the conditions to any release of Restricted 
Proceeds shall be that no Event of Default, or event that with notice or the passage of 
time or both could constitute an Event of Default under the Lease has occurred that 
remains uncured. Any Restricted Proceeds that are not expended within ten (10) years of 
the date of this Amendment shall be unencumbered and released in their entirety to the 
City. The Developer may request an extension of this ten (10) year period and the City 
may deny or approve such request in its sole and absolute discretion. For purposes of this 
Section 1, "Cash-Out Proceeds" shall include all equity' created by the Loan after paying 
off all existing debt secured by the Project; payment of costs to complete the 
rehabilitation of the Improvements as contemplated by the Loan documents in an amount 
not to exceed the amount allocated to such costs in the budget (as approved by the City 
and Lender) attached hereto as Attachment 15; funding of any initial reserve account 
deposits required by Lender as a condition to making the Loan; and paying costs 
associated with the closing of the Loan; release of project operating accounts and/or 
reserve accounts or other available cash assets (providing, however, that any replacement 
reserve accounts may be released as Cash-out Proceeds only so long as the account is not 
less than $1,000/unit as of the date the Loan is funded); and any developer fee approved 
byMOHCD. 

2. The underlined language below is hereby added to Section 1.03 of the Lease, such that 
Section 1.03 of the Lease reads as follows: 

1.03 Developer means Laurel Gardens of Bethel A.M.E. Church, L.P., 
a California limited partnership, or its permitted successors as holder of 
the leasehold estate in the Site and fee ownership of the Improvements, 
including a Subsequent Owner, where appropriate. 

3. Section 1.11 of the Lease is hereby revised to read as follows: 

1.11 Lender means the holder of any Leasehold Mortgage consented to by the City as 
required by Article 25.01. 

4. The following sections are hereby added to the Lease as new sections: 
First Amendment to Ground Lease 
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1.18 Subsequent Owner means any successor (including a Lender or 
an affiliate or assignee of a Lender as applicable) to the Developer's 
interest in the Leasehold Estate and the Improvements following a 
foreclosure, deed in lieu of foreclosure, or transfer to a Lender, its affiliate, 
and any successors to any such person or entity. 

1.19 Surplus Cash means the excess of Project Income over Project 
Expenses. All permitted uses and distributions of Surplus Cash shall be 
governed by Section 6.02h of this Lease. 

1.20 Project Expenses means all charges incurred by Developer in the 
operation of the Project including but not limited to: (a) lease payments, 
utilities, real estate and/or possessory interest taxes, assessments, and 
liability, fire and other hazard insurance premiums; (b) salaries, wages and 
other compensation due and payable to the employees or agents of 
Developer who maintain, administer, operate or provide services in 
connection with the Project, including all withholding taxes, insurance 
premiums, Social Security payments and other payroll taxes or payments 
required for such employees; ( c) required payments of interest, principal 
or annual servicing fees, if any, on any construction or permanent 
financing secured by the Project; (d) all other expenses incurred by 
Developer to cover routine operating and services provision costs of the 

· Project, including maintenance and repair and the reasonable fee of any 
managing agent; ( e) any extraordinary expenses as approved in advance 
by the City; and (f) deposits to reserves accounts required to be established 
under any loan documents executed in connection with any Leasehold 
Mortgage. 

1.21 Project Income means all revenue, income receipts, and other 
consideration actually received from the operation of leasing the 
Improvements and Project, including non-residential and/or commercial 
uses of the Site. Project Income shall include but not be limited to: all 
rents, fees and charges paid by tenants or users of any portion of the Site; 
Section 8 or other rental subsidy payme.nts received for the dwelling units; 
supportive services funding, if applicable; commercial lease income; 
deposits forfeited by tenants; all cancellation fees, price index adjustments 
and any other rental adjustments to leases or rental agreements; proceeds 
from vending and laundry room machines; and the proceeds of business 
interruption or similar insurance. Project Income shall not include 
tenants' security deposits, loan proceeds, capital contributions or similar 
advances. 

1.22 First Lease Payment Year means the year in which rehabilitation 
activities are completed on the Project, as evidenced by a notice of 
completion, to be recorded in the San Francisco Recorder's Office. 

First Amendment to Ground Lease 
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5. Article 4 of the Lease is hereby deleted in its entirety and replaced with the following: 

ARTICLE 4: RENT 

4.01 Annual Rent 

Developer shall pay to the City up to Nine Hundred Fifty Thousand 
Dollars ($950,000.00) (the "Annual Rent") per year for each year of the Term of 
this Ground Lease, which is equal to ten percent (10%) of appraised value of the 
Site as of the Effective Date, and consists of Base Rent and Residual Rent, as 
defined in Sections 4.02 and 4.03 below, without offset of any kind (except as 
otherwise permitted by this Lease) and without necessity of demand, notice or 
invoice. Annual Rent shall be re-determined on the fifteenth (15th) anniversary 
of the date of the first payment of Base Rent pursuant to Section 4.02(a) below 
and every fifteen (15) years thereafter, and shall be equal to ten percent (10%) of 
the appraised value of the Site as determined by an MAI appraiser selected by and 
at the sole cost of the Project. Notwithstanding the foregoing, Annual Rent shall 
be re-determined upon any renewal or execution of 20 year HAP contract or loss 
of such a contract. 

4.02 Base Rent 

4.02a. "Base Rent" means FIFTEEN THOUSAND DOLLARS ($15,000) 
per annum. Base Rent shall be due and payable in arrears on January 31st of each 
Lease Year, provided, however, no Base Rent shall be due until after completion 
of the rehabilitation of the Improvements, as evidenced by a notice of completion. 
The first Base Rent payment shall be due on the January 31st of the calendar year 
following the issuance of the notice of completion; and provided, further, that in 
the event that the Developer or, if applicable, any Subsequent Owner, fails, after 
notice and opportunity to cure, to comply with the provisions of Section 9.02, 
Base Rent shall be increased to the full amount of the Annual Rent until such time 
as the Project achieves compliance with the provisions of Section 9.02, or in the 
event that a Subsequent Owner elects pursuant to Section 26.06(ii) to operate the 
Project without being subject to Section 9.02 or any Subsequent Owner elects, 
pursuant to Section 26.06(ii), to operate the Project without compliance with such 
provisions, Base Rent shall be increased to the full amount of the Annual Rent. 

4.02b If the Project does not have sufficient Project Income to pay Base 
Rent in any given Lease Year and the City has received written notice from 
Developer regarding its inability to pay Base Rent from Project Income no fewer 
than sixty (60) days prior to the Base Rent due date along with supporting 
documentation for Developer's position that it is unable to pay Base Rent from 
Project Income, the unpaid amount shall be deferred and all such deferred 
amounts shall accrue without interest until paid ("Base Rent Accrual"). The 
Base Rent Accrual shall be due and payable each year from and to the extent 
Surplus Cash is available to make such payments in accordance with Section 
6.02h and, in any event, upon the earlier of sale of the Project or termination of 
this Ground Lease. 

First Amendment to Ground Lease 
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4.02c. If Developer has not provided City with the required written notice 
and documentation under 4.02b in connection with its claim that it cannot pay 
Base Rent due to insufficient Project Income, and/or the City has reasonably 
determined that Developer's claim that it is unable to pay Base Rent is not 
supported by such documentation, the City shall assess a late payment penalty of 
two percent (2%) for each month or any part thereof that any Base Rent payment 
is delinquent. This penalty shall not apply to Base Rent Accrual that has been 
previously approved by the City pursuant to Section '4.02b. The Developer may 
request in writing that the City waive such penalties by describing the reasons for 
Developer's failure to pay Base Rent and Developer's proposed actions to insure 
that Base Rent will be paid in the future. The City may, in its sole discretion, 
waive in writing all or a portion of such penalties if it finds that Developer's 
failure to pay Base Rent was beyond Developer's control and that Developer is 
diligently.pursuing reasonable solutions to such failure to pay. 

4.03 Residual Rent 

"Residual Rent" means, in any given Lease Year, up to Nine Hundred 
Thirty Five Thousand Dollars ($935,000.00). Residual Rent shall be due in 
arrears on April 15th following each Lease Year, payable only to the extent of 
Surplus Cash as provided in Section 6.02(f), and any unpaid Residual Rent shall 
not accrue. However, in the event that Surplus Cash is insufficient to pay the full 
amount of the Residual Rent, Developer shall certify to the City in writing by 
April 15 that available Surplus Cash is insufficient to pay Residual Rent and 
Developer shall provide to City any supporting documentation reasonably 
requested by City to allow City to verify the insufficiency. 

4.04 Absolute Net Lease 

. This Ground Lease is an absolute net lease and the Developer shall be 
responsible to pay all costs, charges, taxes, impositions and other obligations 
related thereto. If the Agency pays any such amounts, whether to cure a default 
or otherwise protect its interests hereunder, the Agency will be entitled to be 
reimbursed by Developer the full amount of such payments as additional rent on 
the next rent payment date. 

6. s·ection 6.02f. is hereby deleted in its entirety and replaced with the following: 

6.02f Marketing and Tenant Selection Plan. No later than sixty (60) 
days before the completion of the rehabilitation, Developer must deliver to the 
City for the City's review and approval an affirmative plan for ongoing marketing 
of the units and a written Tenant selection procedure for ongoing renting of the 
units substantially in the form attached hereto as Attachment 14 (the "Marketing 
and Tenant Selection Plan") all in compliance with the restrictions set forth in the 
Bond Regulatory Agreement and in form and substance acceptable to the City. 
Developer must obtain the City's approval of reasonable alterations to the 
Marketing and· Tenant Selection Plan. Developer must market and rent the units 

First Amendment to Ground Lease 
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in the manner set forth in the Marketing and Tenant Selection Plan, as approved 
by the City. Before marketing any units, Developer must provide the City with 
updated implementation and contact information . 

. 6.02f.i Affirmative Marketing and Tenant Selection Plan 
Requirements. Developer's Marketing and Tenant Selection Plan must address 
how Developer intends to market vacant units and any opportunity for placement 
on the Waiting List (as defined below). The Marketing and Tenant Selection Plan 
shall include as many of the following elements as are appropriate to the Project, 
as determined by the City: 

(A) A reasonable accommodations policy that indicates how 
Developer intends to market units to disabled individuals, including an indication 
of the types of accessible units in the Project, the procedure for applying, and a 
policy giving disabled individuals a priority in the occupancy of accessible units. 

(B) A plan that satisfies the requirement to give preference in 
occupying units first to Certificate of Preference Holders in accordance with the 
Operational Rules for San Francisco Housing Lotteries and Rental Lease Up 
Activities attached hereto as Attachment 13. 

(C) A plan that satisfies the requirement to give preference in 
occupying units second to EARP Certificate Holders in accordance with 
Attachment 13. 

(D) Advertising in local neighborhood newspapers, 
community-oriented radio stations, on the internet and in other media that are 
likely to reach low-income households. All advertising must display the Equal 
Housing Opportunity logo. 

(E) Notices to neighborhood-based, nonprofit housing 
corporations and other low-income housing advocacy organizations that maintain 
waiting lists or make referrals for below-market-rate housing. 

(F) Notices to the San Francisco Housing Authority. 

(G) Notices to MOHCD. 

(H) To the extent practicable, Developer must give preference 
to potential tenants who have been displaced from other units in the City by 
rehabilitation or construction work financed in whole or part by the City. To 
implement this requirement, Developer agrees to give preferential consideration 
to applications of displaced persons provided to Developer by the City. 
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(I) To the extent practicable, without holding units off the 
market, the community outreach efforts listed above must take place before 
advertising vacant units or open spots on the Waiting List to the general public. 

(J) An acknowledgement that, with respect to vacant units, the 
marketing elements listed above shall only be implemented if there are no 
qualified applicants interested or available from the Waiting List. 

6.02f.ii Marketing and Tenant Selection Plan & Tenant Screening 
Criteria Requirements: 

(A) Developer's Marketing and Tenant Selection Plan shall 
comply with the requirements of the Tenant Selection Plan Policy as set forth in 
the attached Attachment 11. The Marketing and Tenant Selection Plan must be 
kept on file at the Project at all times. 

(B) Developer's tenant screening criteria must comply with the 
Tenant Screening Criteria Policy set forth in the attached Attachment 12. 

6.02f.iii Marketing Records. Developer must keep records of: 
(a) activities implementing the Marketing and Tenant Selection Plan; 
(b) advertisements; and (c) other community outreach efforts. 

6.02f.iv Waiting List. Developer's Marketing and Tenant Selection 
Plan must contain, at a minimum, policies and criteria that provide for the 
selection of tenants from a written waiting list in the chronological order of their 
application (the "Waiting List"). The Marketing and Tenant Selection Plan may 
allow an applicant to refuse an available unit for good cause without losing 
standing on the Waiting List but shall limit the number of refusals without cause 
as approved by the City. Developer shall at all times maintain the Waiting List. 
Upon the vacancy of any unit, Developer shall first attempt to select the new 
Tenant for such unit from the Waiting List, and shall only market the unit to the 
general public after determining that no applicants from the Waiting List qualify 
for such unit. The Waiting List must be kept on file at the Project at all times. 

7. The following Section 6.02h is hereby added to the Lease: 

6.02h Permitted Uses of Surplus Cash. 

All annual Project Income, prior to the calculation of Surplus Cash, shall 
be used to pay Project Expenses. If the Developer is in compliance with all 
applicable requirements and agreements under this Ground Lease, Developer shall 
then use any Surplus Cash to make the following payments: 

i. First to Base Rent Accrual payments, if any; 

First Amendment to Ground Lease 
Laurel Gardens Apartments 7 



ii. Then, any remaining Surplus Cash shall be used as follows: (a) 
one-third (1/3) of remaining Surplus Cash may be retained by 
Developer and may be used by Developer to pay distributions or 
other payments in accordance with Developer's partnership 
agreement and (b) two-thirds (2/3) of Surplus Cash shall be 
allocated to the City. The City's portion of Surplus Cash will be 
applied to Residual Rent. In the event the City's portion of Surplus 
Cash exceeds the maximum Annual Rent permitted under Section 
4.01, any excess may be retained by Developer to pay distributions 
or other payments in accordance with Developer's partnership 
agreement. 

8. Article 7 of the Lease is hereby amended as follows: 

(a) Attachment 9 is hereby deleted and replaced with Attachment 10, attached hereto 
and by this reference made a part hereof, and all references to "Attachment 9" in Article 7 and 
elsewhere in the Lease are hereby replaced with "Attachment 1 O". 

(b) The following paragraph is hereby added to the end of Article 7: 

Developer must file with the Agency annual report forms (the "Annual 
Monitoring Report") that include audited financial statements with an 
income and expense statement for the Project covering the applicable 
reporting period, a statement of balances, deposits and withdrawals from 
all project accounts, line item statements of Project Expenses, Project 
Income, Project Fees (if any), Residual Receipts and any distributions 
made, evidence of required insurance, a description of marketing activities 
and a rent roll, and an income computation and certification for each 
household, no later than one hundred twenty (120) days after the end of 
Developer's fiscal year. The Annual Monitoring Report must be in 
substantially the form attached as Attachment 10 or as later modified 
during the Lease term. If the source of Funds is federal, Developer must 
also provide an annual accounting of program income, as defined in 
applicable federal regulations. 

9. The underlined language below is hereby added to the second to last sentence of Section 
20.01 of the Lease, such that sentence of Section 20.01 of the Lease reads as follows: 

In the event Developer is required, or elects, to restore the Improvements, all 
proceeds of any policy of insurance required to be maintained by Developer under 
this Ground Lease shall, subject to the rights of Lenders, be used by Developer for 
that purpose and Developer shall make up from its own funds or obtain additional 
financing as reasonably approved by Agency any deficiency between the amount 
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of insurance proceeds available for the work of restoration and the actual cost 
thereof. 

10. The underlined language below is hereby added to, and the strikethrough language below 
is hereby deleted from, Section 20.03 of the Lease, such that Section 20.03 of the Lease 
reads as follows: 

20.03 Distribution of the Insurance Proceeds. 

In the event of an election by Developer to terminate and surrender as 
provided in Section 20.01, the priority and manner for distribution of the proceeds 
of any insurance policy required to be maintained by Developer hereunder shall 
be as follows: 

(a) First, to the Lenders, in order of their priority, to control, disburse 
or apply to any outstanding loan amounts in accordance with the terms their 
respective Leasehold Mortgages; 

(ab) Second, to pay for the cost of removal of all debris from the Site or 
adjacent and underlying property, and for the cost of any work or service required 
by any statute, law, ordinance, rule, regulation or order of any federal, state or 
local government, or any agency or official thereof, for the protection of persons 
or property from any risk, or for the abatement of any nuisance, created by or 
arising from the casualty or the damage or destruction caused thereby; 

(b.Q) Second Third, to compensate Agency for any diminution in the 
value (as of the date of the damage or destruction) of the Site as a raw 
development site caused by or arising from the damage or destruction; 

( eg) The remainder to Developer. 

(d) The provisions of this 1A..rticle 20.03 shall be subject to the 
rights of any Lender. 

11. The underlined language below is hereby added to Section 26.03(i) of the Lease, and 
Section 26.03(ii) is hereby deleted in its entirety and replaced with Section 26.03(ii) 
below, such that Sections 26.03(i) and (ii) of the Lease read as follows: 

(i) If such event of default is a failure to pay a monetary obligation of 
Developer, Lender shall have failed to cure such def<l;ult within sixty ( 60) days from 
the date of written notice from the Agency to Lender; or 

(ii) If such event of default is not a failure to pay a monetary 
obligation of Developer, Lender shall have failed, (A) within thirty (30) 
days of receipt of said written notice, to provide written response to 
Agency specifying Lender's proposed response to Developer's default, 
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and (B) either (a) within sixty (60) days of receipt of Agency's written 
notice, to remedy such default; or (b) within one hundred eighty (180) 
days to obtain title to Developer's interest in the Site in lieu of foreclosure; 
or ( c) within one hundred eighty (180) days to commence foreclosure or 
other appropriate proceedings in the nature thereof (including the 
appointment of a receiver) and thereafter diligently prosecute such 
proceeding to completion, in which case such event of default shall be 
remedied or deemed remedied in accordance with Article 26.04 below. 

12. The underlined language below is hereby added to Section 26.04 of the Lease, such that 
Section 26.04 of the Lease reads as follows: 

Any event of default under this Ground Lease which in the nature thereof 
cannot be remedied by Lender shall be deemed to be remedied if (i) within 
thirty (30) days after receiving notice from the Agency setting forth the 
nature of such event of default, or prior thereto, Lender shall have 
provided written response to Agency specifying Lender's proposed course 
of action in response to such event of default, and within one hundred 
eighty (180) days after receipt of Agency's notice shall have acquired 
Developer's leasehold estate created hereby or shall have commenced 
foreclosure or other appropriate proceedings in the nature thereof, (ii) 
Lender shall diligently prosecute any such proceedings to completion, (iii) 
Lender shall have fully cured any event of default arising from failure to 
pay or perform any monetary obligation in accordance with the terms of 
this Ground Lease, and (iv) after gaining possession of the Site perform, or 
diligently proceed to perform, all other obligations of Developer as and 
when the same are due in accordance with the terms of this Ground Lease. 

13. The underlined language below is hereby added to, and the strikethrough language below 
is hereby deleted from, Section 26.05 of the Lease, such that Section 26.05 of the Lease 
reads as follows: 

If Lender is prohibited by any process or injunction issued by any court or 
by reason of any action by any court having jurisdiction of any bankruptcy 
or insolvency proceeding involving Developer from commencing or 
prosecuting foreclosure or other appropriate proceedings in the nature 
thereof, the times specified in Articles 26.03 and 26.04 above for 
commencing or prosecuting such foreclosure or other proceedings shall be 
extended for the period of such prohibition; provided that Lender shall 
have fully cured any default in the payment of any monetary obligations 
Base Rent by ef Developer under this Ground Lease as more particularly 
limited by Section 26.08 and shall continue to pay currently S'lleh Base 
Rent and all other monetary obligations of Developer as and when the 
same fall due. If this Ground Lease is terminated or rejected by Developer 
in bankfuptcy, Agency agrees to enter into a new ground lease with the 
Lender for the remainder of the Ground Lease term on the same terms set 

1 
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forth in this Ground Lease. And, specifically provided that in the event 
the Ground Lease is terminated for any reason, including, without 
limitation, a termination or rejection through any bankruptcy proceeding 
or a foreclosure transferee becomes the legal owner of Developer's 
interest in the Property, and upon written· request by the most senior 
Lender or the Subsequent Owner thereof given within sixty (60) days after 
such termination or acquisition by Subsequent Owner of Tenant's interest 
in the Project, as applicable, Agency shall enter into a new lease of the 
Project with such Lender or the Subsequent Owner for the remainder of 
the Ground Lease term with the same agreements, covenants, reversionary 
interests and conditions (except for any requirements which have been 
fulfilled by Developer prior to termination) as are contained in the Ground 
Lease and with priority equal to the Ground Lease. 

14. The underlined language below is hereby added to Section 26.06(iv) of the Lease, such 
that Section 26.06(iv) of the Lease reads as follows: 

(iv) Any limited partners of Developer shall have the same 
rights as any Lender under Sections 26.02, 26.03, and 26.06 (iii), and 
any reference to a Lender in said section shall be deemed to include 
such limited partners; provided, however, that the rights of such 
limited partners shall be subordinate to the rights of any Lender. 

15. The following sections are added to the Lease as a new Sections 26.08, 26.09, 26.10, 
26.11, 26.12, and 26.13: 

26.08 Ground Lease Rent after Lender Foreclosure or Assignment 

Upon foreclosure of a Leasehold Mortgage or assignment of the 
Leasehold Estate in lieu of such foreclosure any accrued Base Rent in 
excess of an amount equal to $75,000.00 that remains unpaid at the time 
of such foreclosure or assignment in lieu of foreclosure shall be forgiven 
by the Agency, and shall not be an obligation of the Lender or any other 
Subsequent Owner. 

26.09 Preservation of Leasehold Benefits. 

Until such time as Lender notifies the Agency in writing that the 
obligations of the Developer under its loan documents have been satisfied, 
Agency agrees: 

(a) That the Agency shall not voluntarily cancel or surrender 
this Ground Lease, or accept a voluntary cancellation or surrender of this 
Ground Lease by Developer, or materially amend this Ground Lease to 
mcrease the obligations of the Developer or the rights of Agency 
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thereunder, without the prior written consent of the Permitted Limited 
Partner and each Lender (which will not be unreasonably withheld or 
delayed); 

(b) That Agency shall not enforce against a Lender any waiver 
or election made by the Developer under this Ground Lease which has a 
material adverse effect on the value of the Leasehold Estate under this 
Ground Lease without the prior written consent of the Lender (which will 
not be unreasonably withheld or delayed); 

( c) That, if a Lender makes written request for the same within 
fifteen (15) days after Lender receives written notice of termination of this 
Ground Lease, Agency will enter a new lease with such Lender 
commencing on the date of termination of the Ground Lease and ending 
on the normal expiration date of the Ground Lease, on substantially the 
same terms and conditions as the Ground Lease and subject to the rent 
provisions set forth in the Ground Lease, and with the same priority as 
against any subleases or other interests in the Premises; provided that such 
Lender cures all unpaid monetary defaults under the Ground Lease 
through the date of such termination; and 

( d) That Agency shall provide reasonable prior notice to each 
Lender of any proceedings for adjustment or adjudication of any insurance 
or condemnation claim involving the Premises and will permit each 
Lender to participate therein as an interested party. 

26.10 No Merger. 

The Leasehold Estate in the Site pursuant to this Ground Lease 
shall not merge with the fee interest in the Improvements, notwithstanding 
ownership of the leasehold and the fee by the same person, without the 
prior written consent of each Lender. 

26.11 Agency Bankruptcy. 

(a) If a bankruptcy proceeding is filed by or against Agency, 
Agency shall immediately notify each Lender of such filing and shall 
deliver a copy of all notices, pleadings, schedules, and similar materials 
regarding the bankruptcy proceeding to each Lender. 

(b) Agency acknowledges that (i) the Developer seeks to 
construct improvements on the Site using proceeds of the loans provided 
by the Lenders, and (ii) it would be unfair both to Developer and the 
Lenders to sell the Site free and clear of the leasehold. Therefore, Agency 
waives its right to sell Agency's fee interest in the Site pursuant to Section 
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363(f) of the Bankruptcy Code, free and clear of the leasehold interest 
under this Ground Lease. 

(c) If a bankruptcy proceeding is filed by or on behalf of 
Agency, Agency agrees as follows: (i) the Developer shall be presumed to 
have objected to any attempt by Agency to sell the fee interest free and 
clear of the leasehold under this Ground Lease; (ii) if Developer does not 
so object, each Lender shall have the right to so object on its own behalf or 
on behalf of the Developer; and (iii) in connection with any such sale, the 
Developer shall not be deemed to have received adequate protection under 
Section 363(e) of the Bankruptcy Code, unless it shall have received and 
paid over to each Lender outstanding balance of the obligations under its 
respective loan. 

( d) Agency recognizes that the Lenders are authorized on 
behalf of the Developer to vote, participate in, or consent to any 
bankruptcy, insolvency, receivership, or court proceeding concerning the 
leasehold interest under this Ground Lease. 

26.12No Changes to Lease 

Agency will not make or accept any voluntary surrender, 
cancellation, modification or amendment of or to the Ground Lease at any 
time while any Leasehold Mortgage is in effect, nor will Agency convey 
all or any part of the property subject to the Leasehold Estate to 
Developer, nor will Developer accept such conveyance, without first 
obtaining the prior written consent of the Leasehold Mortgagees. 

26.13Voluntary Termination 

In no event shall any abandonment of the Property or the 
Leasehold Estate or any action by Developer to terminate the Ground 
Lease be effective without the prior written consent of the Leasehold 
Mortgagees. Agency agrees that it shall give notice of any such 
abandonment or action by Developer to Leasehold Mortgagees, and 
Leasehold Mortgagees shall thereupon be entitled to exercise its rights and 
remedies under the Leasehold Mortgage and the provisions of Section 26. 

16. Article 27 is hereby deleted in its entirety. 

1 7. The underlined language below is hereby added to Section 28.06(i) of the Lease, such 
that Section 28.06(i) of the Lease reads as follows: 

(i) First, to the extent required by a Lender in accordance with 
its loan documents, to pay the balance due on any outstanding Leasehold 
Mortgages and other outstanding or unpaid obligations and/or liabilities, 
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including but not limited to, trade accounts, taxes, payroll accruals and 
lease residuals, to the extent provided in such Leasehold Mortgages and 
any related loan documents. 

18. The strikethrough language below is hereby deleted from Section 28.07 of the Lease, 
such that Section 28.07 of the Lease reads as follows: 

28.07 Payment to Lenders 

In the event the Improvements are subject to the lien of a 
Leasehold Mortgage on the date when any compensation resulting from a 
condemnation or threatened condemnation is to be paid to Developer, such 
award shall be disposed of as provided in the Lender's loan documents~ 
subject, hov1ever, to any requirements (i) arising in connection ',vith 
financing insured by the Federal Housing Administration or (ii) othenvise 
imposed by HUD. 

19. Notwithstanding anything in the Lease to the contrary, all provisions relating to cross
defaults between the Lease and any financing document or Leasehold Mortgage (as such 
term is defined in the Lease), including, without limitation, Sections 3(b), 19.04a(7), and 
25.04c of the Lease, are hereby deleted in their entirety. 

20. The following section is hereby added to the Lease as Article 50: 

50: GENERAL PROVISIONS 

50.1 Amendments 

Neither this Lease nor any terms or provisions hereof may be changed, 
waived, discharged or terminated, except by a written instrument signed by the 
party against which the enforcement of the . change, waiver, discharge or 
termination is sought. No waiver of any breach shall affect or alter this Lease, but 
each and every term, covenant and condition of this Lease shall continue in full 
force and effect with respect to any other then-existing or subsequent breach 
thereof. Any amendments or modifications to this Lease, including, without 
limitation, amendments to or modifications to the exhibits to this Lease, shall be 
subject to the mutual written agreement of Agency and Developer, and Agency's 
agreement may be made upon the sole approval of the City's Director of Property, 
or his or her designee; provided, however, material amendments or modifications 
to this Lease (a) changing the legal description of the Site, (b) increasing the 
Tenn, ( c) increasing the Rent, ( d) changing the general use of the Site from the 
use authorized under this Lease, and ( e) any other amendment or modification 
which materially increases the Agency's liabilities or financial obligations under 
this Lease shall additionally require the approval of the City's Board of 
Supervisors. 
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50.2 Public Transit Information 

Developer shall establish and carry on during the Term a program to 
encourage maximum use of public transportation by personnel of Developer 
employed on the Premises, including, without limitation, the distribution to such 
employees of written materials explaining the convenience and availability of 
public transportation facilities adjacent or proximate to the Premises and 
encouraging use of such facilities, all at Developer's sole expense. 

50.3 Wages and Working Conditions 

Developer agrees that any person performing labor in connection with the 
Developer Improvements or any Alterations at the Premises that is a "public 
work" as defined under San Francisco Administrative Code Section 6.22(E) or 
California Labor Code Section 1720 et seq. (which includes certain construction, 
alteration, demolition, installation, repair, carpet laying, or refuse hauling work if 
paid for in whole or part out of public funds) shall be paid not less than the 
highest prevailing rate of wages consistent with the requirements of 
Section 6.22(E) of the San Francisco Administrative Code, and shall be subject to 
the same hours and working conditions, and shall receive the same benefits as in 
each case are provided for similar work performed in San Francisco County. 
Developer shall include in any contract for such Developer Improvements and 
Alterations a requirement that all persons performing labor under such contract 
shall be paid not less than the highest prevailing rate of wages for the labor so 
performed. Developer shall require any contractor to provide, and shall deliver to 
Agency upon request, certified payroll reports with respect to all persons 
performing such labor at the Premises. 

50.4 Non-Discrimination in City Contracts and Benefits Ordinance 

(a) Covenant Not to Discriminate 

In the performance of this Lease, Developer agrees not to discriminate 
against any employee, any City employee working with Developer, or applicant 
for employment with Developer, or against any person seeking accommodations, 
advantages, facilities, privileges, services, or membership in all business, social, 
or other establishments or organizations, on the basis of the fact or perception of a 
person's race, color, creed, religion, national origin, ancestry, age, height, weight, 
sex, sexual orientation, gender identity, domestic partner status, marital status, 
disability or Acquired Immune Deficiency Syndrome or HIV status (AIDS/HIV 
status), or association with members of such protected classes, or in retaliation for 
opposition to discrimination against such classes. 

(b) Subleases and Other Subcontracts 

Developer shall include in all Subleases and other subcontracts relating to 
the Premises a non-discrimination clause applicable to such Subtenant or other 
subcontractor in substantially the form of subsection (a) above. In addition, 
Developer shall incorporate by reference in all subleases and other subcontracts 

First Amendment to Ground Lease 
Laurel Gardens Apartments 15 



the provisions of Sections 12B.2( a), 12B.2( c )-(k), and 12C.3 of the San Francisco 
Administrative Code and shall require all subtenants and other subcontractors to 
comply with such provisions. Developer's failure to comply with the obligations 
in this subsection shall constitute a material breach of this Lease. 

(c) Non-Discrimination in Benefits 

Developer does not as of the date of this Lease and will not during the 
term of this Lease, in any of its operations in San Francisco, on real property 
owned by City, or where the work is being performed for the City or elsewhere 
within the United States, discriminate in the provision of bereavement leave, 
family medical leave, health benefits, membership or membership discounts, 
moving expenses, pension and retirement benefits or travel benefits, as well as 
any benefits other than the benefits specified above, between employees with 
domestic partners and employees with spouses, and/or between the domestic 
partners and spouses of such employees, where the domestic partnership has been 
registered with a governmental entity pursuant to state or local law authorizing 
such registration, subject to the conditions set forth in Section 12B.2(b) of the 
San Francisco Administrative Code. 

(d) CMDForm 

As a condition to this Lease, Developer shall execute the "Chapter 12B 
Declaration: Nondiscrimination in Contracts and Benefits" form (Form CMD-
12B-101) with supporting documentation and secure the approval of the form by 
the San Francisco Contract Monitoring Division. Developer hereby represents 
that prior to execution of this Lease, (i) Developer executed and submitted to the 
CMD Form CMD-12B-101 with supporting documentation, and (ii) the CMD 
approved such form. 

( e) Incorporation of Administrative Code Provisions by Reference 

The provisions of Chapters 12B and 12C of the San Francisco 
Administrative Code relating to non-discrimination by parties contracting for the 
lease of City property are incorporated in this Section by reference and made a 
part of this Agreement as though fully set forth herein. Developer shall comply 
fully with and be bound by all of the provisions that apply to this Lease under 
such Chapters of the Administrative Code, including but not limited to the 
remedies provided in such Chapters. Without limiting the foregoing, Developer 
understands that pursuant to Section 12B.2(h) of the San Francisco 
Administrative Code, a penalty of Fifty Dollars ($50) for each person for each 
calendar day during which such person was discriminated against in violation of 
the provisions of this Lease may be assessed against Developer and/or deducted 
from any payments due Developer. 

50.5 MacBride Principles - Northern Ireland 

The City and County of San Francisco urges companies doing business in 
Northern Ireland to move toward resolving employment inequities and 
encourages them to abide by the MacBride Principles as expressed in· 
San Francisco Administrative Code Section 12F.1 et seq. The City and County of 
San Francisco also urges San Francisco companies to do business with 
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corporations that abide by the MacBride Principles. Developer acknowledges that 
it has read and understands the above statement of the City and County of 
San Francisco concerning doing business in Northern Ireland. 

50.6 Tropical Hardwood and Virgin Redwood Ban 

The City and County of San Francisco urges companies not to import, 
purchase, obtain or use for any purpose, any tropical hardwood, tropical 
hardwood wood product, virgin redwood or virgin redwood wood product. 
Except as expressly permitted by the application of Sections 802(b) and 803(b) of 
the San Francisco Environment Code, Developer shall not provide any items to 
the construction of Developer Improvements or the Alterations, or otherwise in 
the performance of this Lease which are tropical hardwoods, tropical hardwood 
wood products, virgin redwood, or virgin redwood wood products. In the event 
Developer fails to comply in good faith with any of the provisions of Chapter 8 of 
the San Francisco Environment Code, Developer shall be liable for liquidated 
damages for each violation in any amount equal to Developer's net profit on the 
contract, or five percent (5%) of the total amount of the contract dollars, 
whichever is greater. 

50.7 Restrictions on the Use of Pesticides 

Chapter 3 of the San Francisco Environment Code (the Integrated Pest 
Management Program Ordinance or "IPM Ordinance") describes an integrated 
pest management ("IPM") policy to be implemented by all City departments. 
Developer shall not use or apply or allow the use or application of any pesticides 
on the Premises or contract with any party to provide pest abatement or control 
services to the Premises without first receiving Agency's written approval of an 
IPM plan that (i) lists, to the extent reasonably possible, the types and estimated 
quantities of pesticides that Developer may need to apply to the Premises during 
the term of this Lease, (ii) describes the steps Developer will take to meet the 
City's IPM Policy described iri Section 300 of the IPM Ordinance and 
(iii) identifies, by name, title, address and telephone number, an individual to act 
as the Developer's primary IPM contact person with the City. Developer shall 
comply, and shall require all of Developer's contractors to comply, with the IPM 
plan approved by the City and shall comply with the requirements of 
Sections 300(d), 302, 304, 305(±), 305(g), and 306 of the IPM Ordinance, as if 
Developer were a City department. Among other matters, such provisions of the 
IPM Ordinance: (a) provide for the use of pesticides only as a last resort, 
(b) prohibit the use or application of pesticides on property owned by the City, 
except for pesticides granted an exemption under Section 303 of the IPM 
Ordinance (including pesticides included on the most current Reduced Risk 
Pesticide List compiled by City's Department of the Environment), (c) impose 
certain notice requirements, and ( d) require Developer to keep certain records and 
to report to City all pesticide use at the Premises by Developer's staff or 
contractors. 
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If Developer or Developer's contractor will apply pesticides to outdoor 
areas at the Premises, Developer must first obtain a written recommendation from 
a person holding a valid Agricultural Pest Control Advisor license issued by the 
California Department of Pesticide Regulation ("CDPR") and any such pesticide 
application shall be made only by or under the supervision of a person holding a 
valid, CDPR-issued Qualified Applicator certificate or Qualified Applicator 
license. City's current Reduced Risk Pesticide List and additional details about 
pest management on City property can be found at the San Francisco Department 
of the Environment website, http://sfenviromnent.org/ipm. 

50.8 Sunshine Ordinance 

In accordance with Section 67 .24( e) of the San Francisco Administrative 
Code, contracts, contractors' bids, leases, agreements, responses to Requests for 
Proposals, and all other records of communications between Agency and persons 
or firms seeking contracts will be open to inspection immediately after a contract 
has been awarded. Nothing in this provision requires the disclosure of a private 
person's or organization's net worth or other propriet~ financial data submitted 
for qualification for a contract, lease, agreement or other benefit until and unless 
that person or organization is awarded the contract, lease, agreement or benefit. 
Information provided which is covered by this Section will be made available to 
the public upon request. 

50.9 Conflicts of Interest 

1brough its execution of this Lease, Developer acknowledges that it is 
familiar with the provisions of Section 15.103 of the San Francisco Charter, 
Article III, Chapter 2 of City's Campaign and Governmental Conduct Code, and 
Section 87100 et seq. and Section 1090 et seq. of the Government Code of the 
State of California, and certifies that it does not know of any facts which would 
constitute a violation of said provisions, and agrees that if Developer becomes 
aware of any such fact during the term of this Lease Developer shall immediately 
notify Agency. 

50.10 Prohibition of Tobacco Sales and Advertising 

Developer acknowledges and agrees that no advertising or sale of 
cigarettes or tobacco products is allowed on the Premises. This advertising 
prohibition includes the placement of the name of a company producing, selling 
or distributing cigarettes or tobacco products or the name of any cigarette or 
tobacco product in any promotion of any event or product. This advertising 
prohibition does not apply to any advertisement sponsored by a state, local, 
nonprofit or other entity designed to (a) communicate the health hazards of 
cigarettes and tobacco products, or (b) encourage people not to smoke or to stop 
smoking. 
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50.11 Prohibition of Alcoholic Beverage Advertising 

Developer acknowledges and agrees that no advertising of alcoholic 
beverages is allowed on the Premises. For purposes of this section, "alcoholic 
beverage" shall be defined as set forth in California Business and Professions 
Code Section 23004, and shall not include cleaning solutions, medical supplies 
and other products and substances not intended for drinking. This advertising 
prohibition includes the placement of the name of a company producing, selling 
or distributing alcoholic beverages or the name of any alcoholic beverage in any 
promotion of any event or product. This advertising prohibition does not apply to 
any advertisement sponsored by a state, local, nonprofit or other entity designed 
to (a) communicate the health hazards of alcoholic beverages, (b) encourage 
people not to drink alcohol or to stop drinking alcohol, or (c) provide or publicize 
drug or alcohol treatment or rehabilitation services. 

50.12 Requiring Health Benefits for Covered Employees 

Unless exempt, Developer agrees to comply fully with and be bound by all 
of the provisions of the Health Care Accountability Ordinance (HCAO), as set 
forth in San Francisco Administrative Code Chapter 12Q, including the remedies 
provided, and implementing regulations, as the same may be amended from time 
to time. The provisions of Chapter 12Q are incorporated herein by reference and 
made a part of this Lease as though fully set forth. The text of the HCAO is 
available on the web at http://www.sfgov.org/olse/hcao. Capitalized terms used 
in this Section and not defined in this Lease shall have the meanings assigned to 
such terms in Chapter 12Q. 

(a) For each Covered Employee, Developer shall provide the 
appropriate health benefit set forth in Section 12Q.3 of the HCAO. If Developer 
chooses to offer the health plan option, such health plan shall meet the minimum 
standards set forth by the San Francisco Health Commission. 

(b) Notwithstanding the above, if the Developer is a small business as 
defined in Section 12Q.3(d) of the HCAO, it shall have no obligation to comply 
with subsection (a) above. 

(c) Developer's failure to comply with the HCAO shall constitute a 
material breach of this Lease. City shall notify Developer if such a breach has 
occurred. If, within thirty (30) days after receiving City's written notice of a 
breach of this Lease for violating the HCAO, Developer fails to cure such breach 
or, if such breach cannot reasonably be cured within such period of thirty (30) 
days, Developer fails to commence efforts to cure within such period, or 
thereafter fails diligently to pursue such cure to completion, Agency shall have 
the right to pursue the remedies set forth in Section 12Q.5(f)(l-5). Each of these 
remedies shall be exercisable individually or in combination with any other rights 
or remedies available to Agency. 

( d) Any Subcontract entered into by Developer shall require the 
Subcontractor to comply with the requirements of the HCAO and shall contain 

First Amendment to Ground Lease 
Laurel Gardens Apartments 19 



contractual obligations substantially the same as those set forth in this Section. 
Developer shall notify City's Purchasing Department when it enters into such a 
Subcontract and shall certify to the Purchasing Department that it has notified the 
Subcontractor of the obligations under the HCAO and has imposed the 
requirements of the HCAO on Subcontractor through the Subcontract. Each 
Developer shall be responsible for its Subcontractors' compliance with this 
Chapter. If a Subcontractor fails to comply, the Agency may pursue the remedies 
set forth in this Section against Developer based on the Subcontractor's failure to 
comply, provided that Agency has first provided Developer with notice and an 
opportunity to obtain a cure of the violation. 

( e) Developer shall not discharge, reduce in compensation, or 
otherwise discriminate against any employee for notifying Agency with regard to 
Developer's compliance or anticipated compliance with the requirements of the 
HCAO, for opposing any practice proscribed by the HCAO, for participating in 
proceedings related to the HCAO, or for seeking to assert or enforce any rights 
under the HCAO by any lawful means. 

(f) Developer represents and warrants that it is not an entity that was 
set up, or is being used, for the purpose of evading the intent of the HCAO. 

(g) Developer shall keep itself informed of the current requirements of 
theHCAO. 

(h) Developer shall provide reports to the Agency in accordance with 
any reporting standards promulgated by the City under the HCAO, including 
reports on Subcontractors and Subtenants, as applicable. 

(i) Developer shall provide Agency with access to records pertaining 
to compliance with HCAO after receiving a written request from Agency to do so 
and being provided at least five (5) business days to respond. 

(j) Agency may conduct random audits of Developer to ascertain its 
compliance with HCAO. Developer agrees to cooperate with Agency when it 
conducts such audits. 

(k) If Developer is exempt from the HCAO when this Lease is 
executed because its amount is less than Twenty-Five Thousand Dollars 
($25,000) (Fifty Thousand Dollars ($50,000) for nonprofits), but Developer later 
enters into an agreement or agreements that cause Developer's aggregate amount 
of all agreements with the City to reach Seventy-Five Thousand Dollars 
($75,000), all the agreements shall be thereafter subject to the HCAO. This 
obligation arises on the effective date of the agreement that causes the cumulative 
amount of agreements between Developer and the Contracting Department to be 
equal to or greater than Seventy-Five Thousand Dollars ($75,000) in the fiscal 
year. 

50.13 Notification of Limitations on Contributions 

Through its execution of this Lease, Developer acknowledges that it is 
familiar with Section 1.126 of the SanFrancisco Campaign and Governmental 
Conduct Code, which prohibits any person who contracts with the City for the 
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selling or leasing of any land or building to or from the City whenever such 
transaction would require approval by a City elective officer, the board on which 
that City elective officer serves, or a board on which an appointee bf that 
individual serves, from making any campaign contribution to (a) the City elective 
officer, (b) a candidate for the office held by such individual, or (c) a committee 
controlled by such individual or candidate, at any time from the commencement 
of negotiations for the contract until the later of either the termination of 
negotiations for such contract or six months after the date the contract is 
approved. Developer acknowledges that the foregoing restriction applies only if 
the contract or a combination or series of contracts approved by the same 
individual or board in a fiscal year have a total anticipated or actual value of 
$50,000 or more. Developer further acknowledges that the prohibition on 
contributions applies to each Developer; each member of Developer's board of 
directors, and Developer's chief executive officer, chief financial officer and chief 
operating officer; any person with an ownership interest of more than 20 percent 
in Developer; any subcontractor listed in the contract; and any committee that is 
sponsored or controlled by Developer. Additionally, Developer acknowledges 
that Developer must inform each· of the persons described in the preceding 
sentence of the prohibitions contained in Section 1.126. Developer further agrees 
to provide to Agency the name of each person, entity or committee described 
above. 

50.14 Preservative-Treated Wood Containing Arsenic 

Developer may not purchase preservative-treated wood products 
containing arsenic in the performance of this Lease unless an exemption from the 
requirements of Environment Code Chapter 13 is obtained from the Department 
of Environment under Section 1304 of the Environment Code. The term 
"preservative-treated wood containing arsenic" shall mean wood treated with a 
preservative that contains arsenic, elemental arsenic, or an arsenic copper 
combination, including, but not limited to, chromated copper arsenate 
preservative, ammoniac copper zinc arsenate preservative, or ammoniacal copper 
arsenate preservative. Developer may purchase preservative-treated wood 
products on the list of environmentally preferable alternatives prepared and 
adopted by the Department of Environment. This provision does not preclude 
Developer from purchasing preservative-treated wood containing arsenic for 
saltwater immersion. The term "saltwater immersion" shall mean a pressure
treated wood that is used for construction purposes or facilities that are partially 
or totally immersed in saltwater. 

50.15 Resource-Efficient City Buildings 

Developer acknowledges that the City and County of San Francisco has 
enacted San Francisco Environment Code Sections 700 to 713 relating to green 
building requirements for the design, construction, and operation of buildings 
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owned or leased by City. Developer hereby agrees that it shall comply with all 
applicable provisions of such code sections. 

50.16 Food Service Waste Reduction 

Developer agrees to comply fully with and be bound by all of the 
applicable provisions of the Food Service Waste Reduction Ordinance,. as set 
forth in the San Francisco Environment Code, Chapter 16, including the remedies 
provided therein, and implementing guidelines and rules. The provisions of 
Chapter 16 are incorporated herein by reference and made a part of this Lease as 
though fully set forth herein. Accordingly, Developer acknowledges that City 
contractors and lessees may not use Disposable Food Service Ware that contains 
Polystyrene Foam in City Facilities and while performing under a City contract or 
lease, and shall instead use suitable Biodegradable/Compostable or Recyclable 
Disposable Food Service Ware. This provision is a material term of this Lease. 

50.17 Bottled Drinking Water 

Unless exempt, Developer agrees to comply fully with and be bound by all 
of the provisions of the San Francisco Bottled Water Ordinance, as set forth in 
San Francisco Environment Code Chapter 24, including the administrative fines, 
remedies, and implementing regulations provided therein, as the same may be 
amended from time to time. The provisions of Chapter 24 are incorporated herein 
by reference and made a part of this Lease as though fully set forth. 

50.18 Criminal History in Hiring and Employment Decisions 

(a) Unless exempt, Developer agrees to comply with and be bound by 
all of the provisions of San Francisco Administrative Code Chapter 12T (Criminal 
History in Hiring and Employment Decisions; "Chapter 12 T"), which are hereby 
incorporated as may be amended from time to time, with respect to applicants and 
employees of Developer who would be or are performing work at the Premises. 

(b) Developer shall incorporate by reference the provisions of Chapter 
12T in all subleases of some or all of the Premises, and shall require all subtenants 
to comply with such provisions. Developer's failure to comply with the 
obligations in this subsection shall constitute a material breach of this Lease. 

(c) Developer and subtenants shall not inquire about, require 
disclosure of, or if such information is received base an Adverse Action on an 
applicant's or potential applicant for employment, or employee's: (1) Arrest not 
leading to a Conviction, unless the Arrest is undergoing an active pending 
criminal investigation or trial that has not yet been resolved; (2) participation in or 
completion of a diversion or a deferral of judgment program; (3) a Conviction that 
has been judicially dismissed, expunged, voided, invalidated, or otherwise 
rendered inoperative; ( 4) a Conviction or any other adjudication in the juvenile 
justice system; (5) a Conviction that is more than seven years old, from the date of 
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sentencing; or (6) information pertaining to an offense other than a felony or 
misdemeanor, such as an infraction. 

( d) Developer and subtenants shall not inquire about or require 
applicants, potential applicants for employment, or employees to disclose on any 
employment application the facts or details of any conviction history, unresolved 
arrest, or any matter identified in subsection ( c) above. Developer and subtenants 
shall not require such disclosure or make such inquiry until either after the first 
live interview with the person, or after a conditional offer of employment. 

(e) Developer and subtenants shall state in all solicitations or 
advertisements for employees that are reasonably likely to reach persons who are 
reasonably likely to seek employment with Developer or subtenant at the 
Premises, that the Developer or subtenant will consider for employment qualified 
applicants with criminal histories in a manner consistent with the requirements of 
Chapter 12T. 

(f) Developer and subtenants shall post the notice prepared by the 
Office of Labor Standards Enforcement ("OLSE"), available on OLSE's website, 
in a conspicuous place at the Premises and at other workplaces within San 
Francisco where interviews for job opportunities at the Premises occur. The notice 
shall be posted in English, Spanish, Chinese, and any language spoken by at least 
5% of the employees at the Premises or other workplace at which it is posted. 

(g) Developer and subtenants understand and agree that upon any 
failure to comply with the requirements of Chapter 12T, the City shall have the 
right to pursue any rights or remedies available under Chapter 12T or this Lease, 
including but not limited to a penalty of $50 for a second violation and $100 for a 
subsequent violation for each employee, applicant or other person as to whom a 
violation occurred or continued, termination or suspension in whole or in part of 
this Lease. 

(h) If Developer has any questions about the applicability of Chapter 
12T, it may contact the City's Real Estate Division for additional information. 
City's Real Estate Division may consult with the Director of the City's Office of 
Contract Administration who may also grant a waiver, as set forth in Section 
12T.8. 

50.19 Local Hiring Policy for Improvements and Alterations 

Any undefined, initially-capitalized term used in this Section shall have 
the meaning given to such term in San Francisco Administrative Code Section 
6.22(G) (the "Local Hiring Policy"). The Improvements and any alterations are 
subject to the Local Hiring Policy unless the cost for such work on alterations is 
(i) estimated to be less than $750,000 per building permit or (ii) meets any of the 
other exemptions in the Local Hiring Policy .. Accordingly, as a condition of this 
Lease, Developer agrees that it shall comply with the requirements of the Local 
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Hiring Policy applicable to the Improvements or any alteration and shall require 
its subtenants to comply with those requirements to the extent applicable. Before 
starting any work on the Improvements or any alteration, Developer shall contact 
City's Office of Economic Workforce and Development ("OEWD") to verify if 
any Local Hiring Ordinance requirements apply to such work or alteration. 
Developer shall comply with all such applicable requirements. Developer's 
failure to comply with its obligations under this Section shall constitute a material 
breach of this Lease and may subject Developer and its subtenants to the 
consequences of noncompliance specified in the Local Hiring Policy, including 
but not limited to penalties. Without limiting the foregoing: 

(a) For a Covered Project estimated to cost more than $750,000, 
Developer and its subtenants shall comply with the applicable mandatory 
participation levels for Project Work Hours performed by Local Residents, 
Disadvantaged Workers, and Apprentices as set forth in San Francisco 
Administrative Code Section 6.22(G)(4). 

(b) For a Covered Project estimated to cost more than $1,000,000, 
Developer and its subtenants shall prepare and submit a local hiring plan to 
OEWD for approval as set forth in San Francisco Administrative Code Section 
6.22(G)(6) prior to commencing any of the work subject to the Local Hiring 
Policy. 

(c) Developer and its subtenants shall comply with the applicable 
record keeping and reporting requirements and shall cooperate in City inspections 
and audits for compliance with the Local Hiring Policy, including access to 
employees of its contractors and subcontractors and other witnesses at the 

' Premises. 

( d) Developer agrees that (i) Developer shall comply with all 
applicable requirements of the Local Hiring Policy; (ii) the provisions of the 
Local Hiring Policy are reasonable and achievable by Developer and its 
subtenants; and (iii) Developer has had, and its subtenants will have prior to 
signing their subleases for the Premises, a full and fair opportunity to review and · 
understand the terms of the Local Hiring Policy. · 

21. The following attachments are hereby added to the Lease and by this reference 
incorporated herein: 

Attachment 10 (Form of Annual Monitoring Report) 
Attachment 11 (Tenant Selection Plan Policy) 
Attachment 12 (MOH CD Tenant Screening Criteria Policy) 
Attachment 13 (Operational Rules for San Francisco Housing Lotteries 

and Rental Lease Up Activities) 
Attachment 14 (Marketing and Tenant Selection Plan) 
Attachment 15 (Sources and Uses) 
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22. Notwithstanding anything in the Lease to the contrary, except as expressly set forth in 
this Amendment, all other terms and conditions of the Lease shall remain in full force and 
effect. Any conflict between the terms and conditions of the Lease and those of this 
Amendment shall be resolved in favor of this Amendment. 

23. This Amendment may be executed in two or more counterparts, each of which shall be 
deemed an original, but all of which when taken together shall constitute one and the 
same instrument. 

24. The terms, covenants and conditions contained in this Amendment shall bind and inure to 
the benefit of the parties hereto and, except as otherwise provided herein, their successors 
and assigns. 
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IN WITNESS WHEREOF, the undersigned has duly executed and delivered this First 
Amendment to Ground Lease or caused this First Amendment to Ground Lease to be duly 
executed and delivered by its authorized representative as of the date first set forth above. 

CITY: 

CITY AND COUNTY OF SAN FRANCISCO, 
a municipal corporation 

By: 

OlsonM. Lee 
Director, Mayor's Office of Housing 

and Community Development 

John Updike 
Director of Property 

APPROVED AS TO FORM: 

DENNIS J. HERRERA 
City Attorney 

Deputy City Attorney 

[SIGNATURES CONTINUE ON FOLLOWING PAGE] 
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IN WITNESS WHEREOF, the undersigned has duly executed and delivered this First 
Amendment to Ground Lease or caused this First Amendment to Ground Lease to be duly 
executed and delivered by its authorized representative as of the date first set forth above. 

DEVELOPER: 

LAUREL GARDENS OF BETHEL A.M.E. CHURCH, L.P., 
a California limited partnership 

By: Laurel Gardens of Bethel A.M.E. Church, Inc., 
a California nonprofit public benefit corporation, 
its general partner 

By: 
Suniqua Thomas, Secretary 

First Amendment to Ground Lease 
Laurel Gardens Apartments 

[END OF SIGNATURE PAGES] 

S-2 



Attachment 10 
Form of Annual Monitoring Report 

[To be attached] 

Attachment 
10 



Mayor's Office of Housing and Community Development 
City and County of San Francisco 

EdwinM.Lee 
Mayor 

Olson Lee 
Director 

February 16, 2016 

Notice of Availability of 2015 Annual Monitoring Report Form 
(including new audit requirements and deadline) 

Announcement of Serious Incident Protocol 

The Annual Monitoring Report {AMR) forms for Reporting Year 2015 {RY2015) are available. The forms 
can be downloaded from the Asset Management page of the MOHCD web site. A training on how to 
complete the AMR will be held at MOHCD on March 16 from 9 a.m. to 12 noon: See below for more 
information. 

New Audit Requirement and Deadline: To provide sufficient time for sponsors to complete AMRs in 
accordance with the City's "New Audit Requirements for MOHCD-Funded Projects," the report is now due 
5 months after the end of a project's business year. (Previously, it was due 4 months after.) For projects 
whose business year ended December 31, 2015, the report will be due on May 31, 2016. For projects 
not owned by a single-asset entity and whose financial activity is accounted for and audited with the 
parent corporation's finances, sponsors may request up to a one-month extension of the deadline to allow 
for additional time to complete consolidated audited financial statements in accordance with the new audit 
requirements. 

Submissions for RY2015 and any outstanding reports from prior reporting years will be accepted only in 
the RY2015 format. 

Completion and Submission Instructions 

The AMR consists of the following 3 parts: 

I. Project Activity Report - This is a Microsoft Excel spreadsheet that is comprised of the following 
worksheets: 

Instructions 
1A. Property & Residents (revised) 
1 B. Transitional Programs 
1 C. Eviction Data 
2. Fiscal Activity (revised) 
3. Occupancy & Rent Info 

4. Narrative (new item for misc. exps. >$10K) 
5. Project Financing 
6. Services Funding (enhanced) 
7. Supplementary Information Required by MOHCD (new) 
Completeness Tracker (previously ;(Checklist") 

Provide all applicable information that is requested in worksheets 1-7. Use the Instructions to 
help you complete each form and the Completeness Tracker to help you to determine when each 
worksheet is complete and to compile all submittals required for the entire AMR. 

Use Question #1 on the Narrative worksheet to explain any data that you provide that may be 
unclear or better understood with additional information. In addition, certain questions in this 
report prompt you to supply an explanation for your answers on the Narrative worksheet. Failure 

1 South Van Ness Avenue, Fifth Floor, San Francisco, CA 94103 
Phone: (415) 701-5500 Fax: (415) 701-5501 TDD: (415) 701-5503 www.sfgov.org/moh 
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to supply the required explanation will render your submission incomplete. 

Submit this report as an Excel file only; do not convert it to pdf or another file type. Changing the 
format of the Project Activity Report without MOHCD's prior approval is not allowed. Do not 
overwrite any validations for any of the cells, alter any formulas or add or delete any rows or 
columns. If you need to revise the form in order to successfully complete the report, submit a 
request to moh.amr@sfgov.org. 

II. Owner Compliance Certification Form and Documentation of Insurance - The certification form is a 
Microsoft Word document that must be completed, signed and dated by the Executive Director (or other 
authorized officer of the entity that owns the project). Scan the form along with documentation of 
insurance and email it to MOHCD as a single document. For each project, you must provide current 
certificates of liability insurance and property insurance. 

Ill. Audited Financial Statements - Provide financial statements for the project for Reporting Year 2015. 
They must be prepared by a certified public accountant in accordance with generally accepted accounting 
principles, applicable regulations and laws and with the City's "New Audit Requirements for MOHCD
Funded Projects" a copy of which is attached and posted on MOHCD's Asset Management web page. If 
the project is owned by a single asset entity, provide separate financial statements just for the project, 
otherwise provide audited statements for the parent corporation. Also include copies of any Management 
Letters and special notes from the auditor that pertain to the property and the financial statements. 

Completed AMRs must be submitted electronically, via one email message per project to 
moh.amr@sfgov.org, or if desired, for multiple projects, via flash drive or compact disc sent to Mike 
Mcloone at MOHCD. If the documents that comprise the report are too large to attach to a single email, 
compress the files into a zip file and attach it to the email. 

Updates to the Reporting Form 

The RY2015 AMR form has been revised from the form for RY2014, as follows: 

• Formatting and Content - The formatting in key parts of the report has been improved, and 
redundant and unnecessary content has been eliminated. 

• The Checklist has been revised, renamed "Completeness Tracker" and is now the final sheet in 
the workbook. 

• Worksheet 1A- The number of categories under "Target/Actual Populations" has been reduced. 
• Worksheet 2 - A new line item titled "Capital Maintenance Repairs/Improvements" has been 

added to the expense section to account for capital costs that were paid out of the operating 
account and may be reimbursed by the Replacement Reserve. The "Reserve Account Details" 
section has been revised to improve functionality. The section for cash flow "waterfall" 
(distribution of Surplus Cash) has been simplified and now requires the user to enter the 
distribution priority as well as the amount of any Residual Receipts loan payment that is due to 
MOHCD, which previously was auto-calculated. 

• Worksheet 6 - Has been enhanced so that supportive services that are selected on Worksheet 
1A are auto-filled into Worksheet 6 

• Worksheet 4 - New section added where reporters must provide the details of miscellaneous 
administrative and maintenance expenditures that exceed $10,000 

• Worksheet 7 - This new worksheet has been added in connection with the City's "New Audit 
Requirements for MOHCD-Funded Projects." Most fields on this sheet are auto-filled with data 
that is entered on Worksheet 2. Printouts of this sheet may be used to produce the 
"Supplementary Information Required by MOHCD" that must now be included in the project's 
audited financial statements. If the auditor elects to use this sheet for this purpose, some data 
entry on the sheet is required in the yellow-highlighted cells. 
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AMR Training- March 16, 9am-12noon 

To facilitate completion of the AMR by project sponsors, MOHCD will conduct a training on March 16 from 
9 a.m. to 12 noon in our office at 1 South Van Ness Avenue, 5th Floor, Room 5080. We strongly 
encourage the primary staff person responsible for completion of the report to attend. Space is limited. 
Please RSVP to Ricky Lam at ricky.lam@sfgov.org or 415-701-5542. 

Serious Incident Protocol 

To ensure that MOHCD is kept informed of serious incidents that occur at projects financed by this office, 
we have established the following protocol for reporting serious, negative events such as accidents, 
criminal activity or equipment failure. The report should be filed only after emergency procedures have 
been followed and the situation has been stabilized. 

The Mayor's Office of Housing and Community Development requests that owners of projects financed by 
this office notify us immediately if a serious incident occurs at their properties and meets one or more of 
the following parameters: 

• Involves serious injury or death 
• Is a serious, violent crime that involves a major police action (e.g. shooting) 
• Causes the building or a significant number of units to be off-line 
• Requires a resident to move out of a unit one month or longer 
• Damage to the building is significant enough to require the use of reserves 

The owner should notify the MOHCD asset manager assigned to the project and provide the following 
information: 

• The date of the incident 
• A description of the incident 
• A description of what has been and is being done in response 
• The name, phone and email of the staff that should be contacted if there are questions 
• Confirmation that 1) the property insurance is current and 2) the insurance company has been 

contacted; a brief summary of their response, if available 
• Statement of whether or ncit the organization plans to use the project's reserves to pay for 

corrective action 

Available Units and Waiting List Openings 

Before advertising the availability of units for lease in a project or the opening of the waiting list, owners 
and property managers must notify MOHCD of this action by completing a Marketing Plan Template and 
submitting it to the assigned staff person on MOHCD's asset management and compliance monitoring 
team. The template is available on the Asset Management page of our web site. Once the marketing 
plan is approved, MOHCD will post information about the available units or opening of the wait list on this 
page of our web site. General information for people seeking affordable housing in San Francisco can 
also be found on our web site at this location. 



# __ .. _________ ---------........... .:.-----------------·--------------------....... __ ;. ______ .. ____ ... _____________ ;. ................ _ .... ;. .................................. - .................. _ .......... ____________ .. _____ .... ;.. ........ _______ _ 
Reporting Period Start Date (m/d/yyyy) 

1----11--------------I·""""'""""""'""""""'""""""""""""'""""""'""""""'""""""""""""'""""""'""""""'""""""""""""'""""""'""""""""""""'""""""'""""""'""""""""""""'""""""'""""""'""""""""" 

2 Reporting Period End Date (m/d/yyyy) 
1----11--------------I·""""""""""'"""""""'""""""""""""'""""'"'""""""'""""""""""""'""""""'""""'""""""""""""""'"'"'"""'""""""""""""'"'""'""'"""""'""'""""'""""""'"'""""""""'"""""'"""'""" 

3 Property Name 
1---__,1----------------<·"""""'""''"'"''""'"'""'""'"'"''""'""""""""""'"'""""""'"'""'''"""'""''""'"''''""'"''""'''"''""''""""'"''"""'"''""'""''""""''""""'.'"'""'"""''"'"""'""""'""'""''""""''''''''""'"''"""'"'"""-'" 

4 Property Full Street Address (e.g. "123 Main Street") 
1----1-----------------------------.-------------- ------------.-------------------.,-----------------,-------------------------------------

CONTACT INFO 

5 Sponsor Executive Director Name 
1----1----------------<•H'"'"''"""n .. HOw"'"'"H-''""'''"'"'"''"'"'''"'"'"''"'.,"'"'''"'-'""'"''"""'"""'''"''''"''"'''''''"''"'"'""'''"nH•-u•"''"""''"''''"'""•'O"''''"'"'•OoOOH•••H .. O••o•••••••••OH••>>>••>o>o•H••>••"•'••••"""'•••o••o••"•"" 

6 Sponsor Executive Director Phone Number 
1---1--------------I'"""""""""""'""""""'""""""""""""'"""'""""'"""""""""""""""""'"""""'"""""'""""""""""""""'"""""'""'"""'""'"""""""""""'""""'""""""""""""""'"'""""'""""""'""""""""" 

7' Sponsor Executive Director E-mail 

8 Property Management Company 

9 Property Manager Name 
f----1--------------1"'""'""""""'"""""""'""""""""'""""""""""'""'""""""""""'""'"""""""""'""""""'""""'"""""""'"""""""""""""'""""""""""'""""""'""""'"""""""'""""""'""""""'""""""""" 

10 Property Manager Phone Number 
f----1--------------1"""""""""""'"""""'"""""""""""""'""""""""""""""""'""'"""""""""""'"""""""'""""""""""""'""""""'""""""""""""'""""'""""" """"""""""""""'"'""""'""""""'""""""""" 

11 Property Manager E-mail 

12 Property Supervisor Name 
1-----+---------------I""""""""""'""'"'""'''""''"'"'"""""'"""•'·•·"""' ......... , ..................................................................... _ ..................................................................................................................... . 

13 Property Supervisor Phone Number 

14 Property Supervisor E-mail 

15 Property Owner Name 

16 Property Owner Contact Person 
1----11--------------I·""""""""""'""""""'"""""""""""""'""""""'"""'"""""""""""""""'"""""'""""'"""""""""""""""'""""""'"""""""""""""'""""""'"""""""""""""""""'""""""'""""""'""""""""" 

17 Property Owner Contact Phone Number 
1----11--------------I·"'"""""""'""""""""'""""""""""'""""""'""""""'""""""'"'"'"""""""""""'"""""'"""""""""""""'""""'"""""""""'"""""""""'"""'""""""'""""""""""'"'"""""""""""'""""""""" 

18 Property Owner Contact E-mail 

19 Property Asset Manager Name 
f-----il--------------1'"""""""""""'"""""'"""""""""""""'""""""'"'"'""'""""'""'""""""'""""'""""""'""""""""""""""'""""""'""""""""""""'"""""'"'"""""'""""""""""'""""'""""""""""'""""""""" 

20 Property Asset Manager Phone Number 

21 Property Asset Manager E-mail 

22 AMR Preparer's Name 

23 AMR Preparer's Phone Number 
f----1--------------1""""""""""'"""""""'""""""""""'"""'"""""""""""'""""""""'"""""""""""""""'"""""""""""""""""""'""""'"'"'"""""""""""'"""'"""""""""""""""'""""'""""'""""""""""""" 

24 AMR Preparer's E-mail 



f.~~=:=:r=:=:~~.9-~K~~~~~=~~~~:=:=:~~::::~~: __________________________________________________________________________________ _ 
I ' I jWhat is the Unit Mix for the Property? Please include any manager's units in this tally. For Transitional Housing, 
! 1Residential Treatment Program, Shelter or Transitional Group Homes, please skip Questions 25-32, and continue with 
j !Question 33. Please also complete the worksheet titled "1 B. Transitional Programs Only." 
r------------+-' --------------~----~-----~----~------------------------

! 

Unit Types 
Number Of 

Units 

25 Single Room Occupancy (SRO) Units 

Occupancy 
Standard: 
Minimum 

HH Size for this 
Unit Type* 

*Occupancy Standards 
Occupancy should be described in 
Standard: project's Approved Tenant 
Maximum Selection and Marketing 

HH Size for Plan. If not defined there, 
this Unit Type* suppl~ th~ sta~dards used 

orgarnzat1on-w1de .. 

1-------i--------------------------------------------------------····· ......... 1-----1-+:,...,:,.~+:-,.;.,.;...'--"l-~..::...,.,.~+-1· You MUST provide Min 
26 Studio Units AND Max Occupancy 

27 
---------------------0~~~~d~~~~-(1-BR)-u~i~_ ............... 1-----1-~~"-'-""""'=-:;.,;;.-1-~;.,;;.--,_.,.-1standards for any Unit 

1-----<----------------------------------------------------· ............... 1-------l'-......__,... ___ ""'-....._ __ ..__-1 Types where Number. 
28 Two-Bedroom (2BR) Units of Units entered is >O; 

1-------i----------------------------------------------................ 1------+...,..;._.;.,.;......;.;.,;;.....,;.~~i....;..--.;..;,,.;..;.,.....;,idata entry is required 
29 Three-Bedroom (3BR) Units for any cells in Cols J 

-----------------------------------------------------................ ,__ ___ --+~-......,.--_,__._.._ ___ __,& K thatare blank and 

1---3_0 ----i-------------------~~-~~~~:~~?.?.~-~~~~2--~~'.~~-................ r------r~~~~-~t-~-~-_,have no shading. 
31 Five- or More (5+BR) Bedroom Units 

32 TOTAL# Units----> 0 
1----1--------------~~----~••uw"''"'"""''""""''""'"~'"""''"~"''"""'""'"""'"''"'""""''"'""""""'"""""'"'"''"'""'"''"""''"""-""""""'"''"'"'""'"''""""""''"'"'"'"'"'""" 

33 

34 

What is the date of the last Capital Needs Assessment? 
(m/d/yyyy) 

What is the projected date of the next Capital Needs 
Assessment? (m/d/yyyy) 

1----t----------------i"" .............................................................................................................................................................................................................................. . 

35 

How many Health, Building or Housing Code Violations 
were issued against the property in the reporting year? (If 
there were no violations enter "O"). If the property was 

~ cited for code violations in the reporting year or has open, 
unresolved violations from prior years as indicated below, 
you must answer Question #2 on the Narrative worksheet. 
(Click on #2 at left to jump to Narrative worksheet.) 

>----+----------------1"'"'"'''""' ............................................................................ uo ... , ................................... _,,,,,,,,.,_,., ...................................................... - .............................................................. . 

36 
How many Health, Building or Housing Code Violations 
were open from prior years? 

1----+---------------i· ........................................................................................................................... , ... , ............................................................................................................................................... .. 

37 

38 

How many Health, Building or Housing Code Violations 
were cleared in the reporting year? 

Are there urgent Major Property Repairs needed on the 
property in the next two years? (Yes/No) If there are 

(") 
'#: needed major repairs you must answer Question #3 on the 

Narrative worksheet. (Click on #3 at left to jump to 
Narrative worksheet.) 

~--~-----------~ .................................................................................................................................................................................................................................................................................... , 



~--~-----------~ .............................................................................................................................................................................................................................................. . 

39 

If the property has Immediate Capital Needs and lacks 
adequate funds in the Replacement Reserve (or 

M elsewhere) to cover the costs, please supply the amount of 
:it funds needed to make up the difference, and supply 

additional explanation in question #3 of the Narrative 
re~ort. (Cilek on# 3 at left to jump to Narrative worksheet.) 

1----1---------------1 ............................................................................................................................................................................................................................................................................... .. 

40 
As of the last day of the reporting period, how many units 
were fully Accessible to Physically Impaired Tenants? 

1----1---------------1"'''"'"""""""'"'""'"'''""""''""'"'"'"""'"''"''""''"'''''""'''""'''"'""''''"""""'''''"""'"'"'""'"'"""'"'"'''"""""'"''""''''''''"''"""'"""'"""''"'"'"'"""''''''"''"""'""'"""'''''"'"''"'""""''"'"'''""" 

41 
As of the last day of the reporting period, how many units 
were Adaptable for Physically Impaired Tenants? 

1----+---------------<·""""'""''''"'""'"'"""'"""'""'"'"""''''"''''"''"'"'"'""'""""'""'"'"'""'""''""""'"'"'"'''''"'"'"'"'""""'"""""""'''"'""'"''"'"''""''"""'""""'""''"""'"'"'"'"'""''"""''"'"""""''"'"''""""''"""" 

42 
As of the last day of the reporting period, how many units 
were fully Accessible to Visually Impaired Tenants? 

I----+---------------+""""""'"'"""'"""'"'"'"'"""'""'""""""""""'"""""'""""""'"'"""'""""""""'""""""'"""""""""""""'"""'""""""'""'""""""""""""'""""""'"""""""'"""'"""""""'""""""'"'"""'"""" 

43 
As of the last day of the reporting period, how many units 
were fully Accessible to Hearing Impaired Tenants? 

. . . '. ·. .·· .... . ........ '.. ·• .. · ..... '.. . .. . ... · 

· .. ·.·· ... ·.·,·.• Resid~nt Se':'ices: AN ANS~ER IS• RE(lUIRE~FOR_questions ~4-54. ln~iccite below ~riy<s_er;'ici;:is 
. .. that were available to the residents free ofcharge, on site or at another designated focat1on w1th1n 1/4 

·· mile (}f the project. You must also prC>vide<additior:ialinformation about each ofthe marked services. · 

.··• ·. bel0Wo~V'1'9rkshe~L''6.S~1V.ices Funding( ·····•·· .··· .. • · < ·· ···· .··••· ... ···· · ••••..• · .• < • ·· 

44 
~ 
~ After School Program/s (y/n) 
0 

1----1---------------1 ...... ~ .................................................................................................................................................................................................................................................................. .. 

45 
~ Licensed Day Care Service (participant fees are allowable for 

~ day care ONLY) (yin) 
1----1---------------i"""~"'""""""'""'""'"""'""'"""""""'"""""""""""'"'""""'"""'"""""""""'""""""'" ................................................................................................................... . 

46 
~ 
~ Youth Program/s (y/n) 

1----1---------------1 & 
"""~'""""~~·~~~~;~·~~·;"·~;~~·~·~~··(~·:·~·:""~~·~·;·~"·~~;·;·;·~:"~~·~·~·~~~·;·~·;~; .. ~·;·~~·:"'"""'""""""""'""' 

47 
~ ESL} (y/n) 

1----1---------------1 ...... t} .................................................................................................................................................................................................................................... , .......................... .. 
CJ) 

48 ~ Health and Wellness Services/Programs (y/n) 
& 

1----1---------------l····"(D"'""'"'""''""-"'"''"'""'"'""""""'"''""''"""'"''"""'"'"''"'"""''"""""'""""''"'''''""'""'"""'""'"'"""""'''""""'"'"'''"'"'""'"'"'"''"''""''"'"'"''"'"""''"'''"""''""""'"'''"'""'"""'"'""~· 
CJ) 

49 ~ Employment Services (y/n) 
& 

1----1---------------1"""(0"'"'"'""'""'"'''""""'''"'"'''"'""""'''''""""'"'"'"'""'"""'"""'"""""'""""""'"'"'''""'"'"""'"'"""'"'"'"'"""""'"'""''"""'""'"'"""'"""'"'"'"'''""'""""""'""""'""""'""""""""'""'""" 

50 

CJ) 

~ Case Management, Information and Referrals (y/n) 
& 

,___5_1 _,__ ___________ __,., .. ~ ......... ~~·~~~~~ .. ~~~;~~~·~·~~ .. ,~·~·~"-~~~~·~~~;; .. ·~~·~~~ .. ~·~·~·~~·~~·~·~~·;""""''"""""""""'' 

~ Financial Literacy and Counseling (y/n) 
1----1----------------i·""*""""""'"""""""""""""'"""'"'"""""""""""""""'""'"""""""""'""""'""""""'""""""""""'""""""""""""""'""""""""'"""""""'""""""""""""'""'""'""'""'""'""""'""" 

52 
~ Support Groups, Social Events, Organized Tenant 
~ Activities (y/n) 

1----1----------------i"""~""'""'"'""""'"""'"""'"""'"'""""'"'""""""'""""'"""'""""""'""""""'"'""""""'""""""""""""""""'""""""""'"'"""'""""'"'"""""""""'"'"""'""""'"" .............................. . 

CJ) ' 

~ Other Service #1 - Please specifiy in column G. 53 

...... ~ ................................................................................................................................................................................................................................................................................. . 



""""(Q""""" 

54 

Cl} 

~ Other Service #2 - Please specifiy in column G. 

,__ _ __, ____________ _,,.,,,,~ .... ,,,,,,.,,,,, ... ,,,,,,,,,, .. ,,,,,,,, ......... ,,,,,,,,,.,,,,,,,,,,.,,,,,,,,,,,. ......... ,,,,,,,.,,,,,,,,,,.,,,,,,,,,,,. .. ,, ............. ,,,,,.,,,,,,,,,,,. ..... ,.,,,,,,,,,,.,,,,,,,,,,, ..•..•............•.•..•. 

55 

ls the project any.ofthe following: Tra,nsitionaH-lousing; 
Residential Treatmer:it Program, Shelter or Transitional 
Group Home?;{selecfttyes!' or "no'' fromthe drop-~:lc>wn 
menu to the left) If you ariswer"y~s", skip the ne:kt 6 
questions below (56 thnJ 61). Instead, you must complete 
worksheet '.'1 B. Transitional Programs' Only.;' .· · · ·· · 

1---"-___,l---------------I·•""';,;.,',,;,.,,.,,.,;,:.,,.,.,.,;.,.;,,",,.,;,:,-,;,;;;,,,;',:,..,:,,~,;;;,,,;;,; •. ,,,.,.,., . .,~:,-,,,,;,. ... ;,""''""'"'"'':: ....... ,.,.;.,., .. ,.,, • .,,,..,,,,,.,,..,.,,,,.,., .. ,,,,,,.,,;,:,;,,.,.,..,.,,.,.,.,',.,:.,,.,.,,,,,.,:,,,,.,.;.,-.,,,.,., .. ""''''"""""""'~;'. 

56 

57 

58. 

_59 

Vacancies - How many vacancies occurred at the project 
during the reporting period? {Be sure that the number you 
report here is not less than the number of vacan units that 
are included on worksheet 3.) 

Evictions - How many evictions occurred during the 
reporting year? (This data in this field is automatically 
calculated from the data that is entered on worksheet 1 C. 
You must complete worksheet 1 C, unless the project is 
transitional housing, a residential treatment program, a 
shelter or a transitional group home.) 

Vacant Unit Rent-Up Time - (in DAYS) State the average 
vacant unit rent-up time. This is the period from the time a 

.q- household moves out to when the unit is rented again. If 
~ this period exceeds 30 days, you must answer Question # 

4 on the Narrative worksheet. (Click on # 4 at left to jump 
to Narrative worksheet.) 

Waiting List - How many applicants are currently on the 
waiting list? 

,__ _ __, ____________ _,, .............................................................. ., .......................................................................................................................................................................................... ~ ................. , .. . 

60 When was the waiting list last updated? (m/yyyy) 

1----,---1,__------------i'""'"'""''''"'"''"''"'"""""'"'"""""""'""""'"'"'"'"""'"'"'"'''""""""'''""'''"''""""'"""""'""""'"'"'""'""'"""""""'"'''''"''"'"""""''""'""''""'"""'"''''"'"""''""'"'""'"'""'""'""'"'""""'""I 

61 

Affirmative Marketing - Did you conduct any marketing of 
the project during the reporting period? If you conducted 

LO 
~ marketing during the reporting period, you must answer 

Question #5 on the Narrative worksheet. (Click on #5 at 
left to jump to Narrative worksheet.) 

~-~~-----------~"'""'""""'"'"'"'"'"'""""''''"""'"''"'"'~"""""'"'"""''"""""''M'""'"""''"''""'"'-"'"'"'""''"''"""'''"""''"""""'''"'"'"''"""""'""""""'"''"'"'"'"''"'""""'""""'"''"'""""''"'"'""'''"""""""'"' 



~~=::=:=T--~E~!~~I!~[~~~:~~~=:=::::::::=~~:=::=~~=:=:=:::=~~---=:=:·--:::~~:=~~::~~~::=:=:=::-,-=:=:==:=:=::==.~~~~==-~=:~~= 
lTarget I Actual Populations: As of the last day of the reporting period, what are the Actual and Target 
!Populations (expressed as Number of Households) for.the project? · · · 

i -----~-----~---------~-~--·-------------------- .. --------~-------.0--------~----~----------~--------~-~----------------------------------------------------------------------- -----·· 
Under Target Population, enter the number of units at the project that, as a requirement of a specific funding source 
(e.g. 202, HOPWA, McKinney), are targeted to and set aside for the target populations shown in the table. Under 
Actual Population, enter the number of households at the project that, as of the end of the reporting period, 
contained at least one person who is a member of the populations shown in the table. 

1 Target Population 

62 0 Families 
-----

D 63 
Persons with 
HIV/AIDS 

64 D Housing for 
Homeless 

D Mentally or 
.. 65 Physically 

Disabled 

66 0 
Senior 
Housing 

67 0 
Substance 
Abuse 

Domestic 
68. 0 Violence 

Survivor 

69 0 Veterans 

70 0 
Formerly 
Incarcerated 

Transition-
71 0 Aged Youth 

("TAY") 

Actual Population 

Do 
Families 

Persons with 
HIV/AIDS 

~ Housing for 
~Homeless 

0 

0 

D 
I 0 I 

0 

0 

Mentally or 
Physically 
Disabled 

Senior 
Housing 

Substance 
Abuse 

Domestic 
Violence 
Survivor 

Veterans 

Formerly 
Incarcerated 

Transition-
Aged Youth 
("TAY'') 



,--------------------------------------------------------------------------------------------------------------------------------------------------------------------------------,---------------· 
! Household Size: As of the last day of the reporting period, supply the number of Households in the 
!Project for each Household size below. DO NOT LEAVE CELLS BLANK- ENTER ZERO INSTEAD. 
! ------------ ------------------------------------------------------------ -----------------------------------------------------------------------------------------------------------------· 
1---7_2 ---1------------1 ....... J1LQ~~ .. E'.~r..~?.'2.!i?.l!.~'!.~<:>J~L .................................................................. _ ...................... . 
1---7_3 ---1------------1 ................ J~l ... !':!'!.? ...... t:.'!.r..~.?. .. '2 ... !i?...l!.~.'!.':..'?.'.q ............................................................................................................................................... .. 
1---7_4 ---1-------------J-..... J~t!~~~.~-.E.'..f!.'..~?!.1...!2?.1!.~f3-~?..!~ ....................... _ .... , ................................................................... .. 
1---1_5 ---1------------1 ............... J~Lf..C?. .. ~.~ ... E.'..'!.C.~?..'Y ... '2<:>...i.!!!.1!!!.~?...'.~ .................................................................................................................. .. 
,___1_6 ___, ___________ __. ................... J.~.L~.!.~~ ... E.'..'!.'..~?..'..!. ... '.:!.9..L.!.~.'!!!.~.<?.'.g_ ............................................................................................................................................ . 
,___1_1 --+-------------<-............ J~) ... ~~~-E.'..~!.~? .. '2 ... !j?._l!..~.f!.~?..!q __ .,.............................................................. .. ................ .. 
,___7_6 ___, ___________ __. .................... E:!:J ... ~-~Y..~~ ... <:>..'...'.!1..<:!C.'!. .. E.'..f!!.'..~<:!'2 .... ':i<:>...I!..~~~-?!.~ .......................................................................................... .. 

79 0 TOT AL Households 1------1-------------; ................................................................................................................................................................................... ; ................................................................................... .. 
80 0 TOT AL Residents 

1------t----------,--~----------------------------------------------------------------------------------------------------------· 

Head of Household Race/Ethnicity: As of the last day of the reporting p~riod, enter the numbers of 
Heads of Households of the following listed ethnicities. The total in row 89 (cell G111) must be the same 
as the total shown in row 79 (cell G100). DO NOT LEAVE CELLS BLANK - ENTER ZERO INSTEAD. 

1--_8_1 ---1------------1· .................. ~.'.:1.~i.-~.? .. ?.~ .. ~.i.~P..~~i..~ ............................................................................................................................................................... ... 
82 American Indian or Alaskan Native 1------1------------1· .................................................................................................................................................................................................................................................................................. .. 
83 Asian 1------1------------I· .............................................................................................................................................................................................................................................................................. .. 
84 Black or African American 

t-----+------------1· .................................................................................................................................................................................................................................................................................. .. 

85 Native Hawaiian or Other Pacific Islander 1------1------------1· ......................................................................................................................................................................................................................................................................................... .. 
~ ~b 

t-----+-------------; ....................................................................................................................................................................................................................................................................................... .. 

87 Other 1------1------------1· ..................................................................................................................................................................................................................................................................................... . 
88 Unknown 1------1------------1 .................................................................................................................................................................................................................................................................................. .. 
89 0 TOTAL - must match Total Households above 

1------1-------------<""''"""'""'""'"'"'"""'"'''"''"'"''"'"""""""'''''""'"""''"''""'"'""'"''"""'"'"'''''"''''"'''''"''"''"""''"'"'"'"'''""''"""""'"'"'""''""""'"''""""''""'""'"'""''"''""'"''""'"""''"'"'"''"'"'"''""'"''" 

90 

As of the last day of the reporting period, how many 
Elderly Households resided at the property? (An Elderly 
Household is one with a Head of Household at least 62 
years of age.) 

1------1-------------1 .............................................................................................................................................................................................................................................................................. .. 

91 

As of the last day of the reporting period, how many 
Female-Headed Households resided at the property? (A 
Female-headed Household is one with a woman as the 
head of household - either alone or with one or more 
children.) 

t-----+------------1·""""""""'""""""""'""""'""'"'"'"""'"'"'"'"""'"'"'""""'"""'""'"""''""'"'"'""""""'"""""'"'"""'""''"""""""'""'""""""""'""'"'"'""""'""""'"""'""""""'"""""""'""""""'""''"""""" 

92 

As of the last day of the reporting period, of the total 
population, how many CHILDREN (younger than 18 years 
of age) reside at the property? 

1------1-------------<··""""'""'''""''""""""'"'"'"""""""'"""'"""''"""'''""''"""''"""'"'"'"''"""'"''''"''"'"''"""'"''"'"'''""""""'"'"'""''"''"""'"''"""""''""'"""""'"'"""'"''''"""'""""'"""'"'"'"'"""'""''"""""" 

93 

Remember, SAVE YOUR WORK! 

As of the last day of the reporting period, how many units 
were occupied by tenants with physical, visual or hearing 
impairment? 



Project Capacity: What Is the target capacity of\hls project? (All blanks .Int.his section must be fllled \\'.Ith a number of "O" or greater In order forthe 
worksheet to be complete.) . · · · · · · · · · " · · · 

A. Num B. Num 
S!ng!es Not Famllies 
Jn Families 

C1.Num 
Adufls ln 
Families 

C2. Num D. Num 
Children In of Beds 
Families 

2 Total Households {Singles and Famllles) That Can Ba Served 

Persons Served During. Operating Year (All blanks In this section.must /Je filled wfth e number of "0" or greater In order for the worksheet to.be 
complete.) ·· · · · 

A. Num B. Num 
Singles Not Families 
In Famll!es 

0 0 
0 

01.Num 
Adults in 
Families 

0 

02.Num 
Ch!ldren In 
Families 

0 
ear 

If the Capacity.Utiliiatlori Rate is .b5.§.§; than 75% you must respond to the f0Uowlng: 

10 

11 

L•niJth of Stay! 

12 

13 

14 

15 

16 

17 

18 

Dt!:stine.tlon: ; 

19 

20 

21 

22 

23 

24 

25 

26 

27 

28 Q 

30 

31 

33 Q 

34 

35 

36 

37 

1. Explain the reason(s) why the capacity utilization rate is as low as it Is; and 

2. Describe plants to raise the capacity utilization rate to at least 75%, with specific time!ine. 

·F~r· lh~: ~ hOu~eholds ~h~; LEFT the progq:1!J1 during the ~perat!ng y~r. ho~ m~ny ~ere Jn the proJ~~ for the roii~~i~~ ;leOgth~· ~time? ti Ota) In c~l! H27 
. shpuld_ mBich ~otal o~ calls H1·~ + 113~ All blanks Jn th!s·secllo.n i:nust be fi)i~ ~ith a. nu~~er?f ."O" c.>~gre8ter~n ardarfor th~_wo~sheef ta _be oomple~e.). 

Less than 1 month 
1to2 months 
3-6 months 
7 months -12 months 
13 months - 24 months 
25 months - 3 years 

F~r th~ d fioUSeholdS rePorted to ~av~· LEFT th~_ p~~m during th.a opii~ting ye~r. hoW ffiapy ·reft.· r~r.t~~ ·rOnoW_inQ desunirt;ons? _{Total in cell H~2 s-houl~ 
match total of_ c~ll~ H13+113. All blanks I? ·~hrs section must.be fi_lled_ with a nuf!lber af~O~ o~greB.le(in orq~rfar the V>".Orl<sheetto b~ complete.)"" · · 

Rental - House or Apartment (no subsidy) 
Public Housing 
Section B Voucher 
Subsidized Rental - house or apartment 
Homeownership 
Moved In with family or friends 

Pennanent Housing Subtotaf · 

Transitional Housing for homeless peraons 

Moved In with faml!y orfrfends TEMPORARILY 

Transitional Housing Subtotal. 

Psychiatric hospital 

Inpatient alcohol or other drug treatment facility 

Jal!/Prison 

Medical Facility 

Institutional subtotal 

Emergency Shelter 

Places not meant for human habitation (e.g. street 

Unknown 

other 
36 0 Other Subtotal 
39 'OX'!: TOTAL#.HH'~tl\otlflltl\eprogiliiri 





5121 

Soun::els--> 

24 Commercial Unit Renie 6140 
25 eub..totalGroeaRent11llncome: 
26 Vacancy Losa - enter amounte 11& irn 1itlve iwrnb~r*! 

27 HoueJngUnllll 5220 

28 Commercla! 5240 
29 aub-lotalVacanclea: 
30 

31 NET RENTAL !NCO ME: 

33 Otharlncome 
34 Gara eandParkl S acea 5170 
35 Mi3Cellaneoua Renl lncoma 5190 

Supportive SalViceB Income - Do notanlar supportive services Income lflt la Ira eked !n a 
separate budget and nolappropr!a!e per MOHCO loan terms to b& Jncll.ldad In Reel dual 

38 Raea!phicalculat!on. 5300 
37 Su rtlveServices lncoma Sourcefs-fdenU rogram aource{a) Ira Ucabla-> 
38 lnlaresllncorne-ProactO rallona 54-00 
39 Laund andVancUn 5910 
40 TanantChar ea 
41 OlherRavanua 

69 aub..fota! Admlnletral!110 Expo nee: 
70 Utllltlu 

aub..fotalUIUltreaE11pente: 

eub-totalTax1111andllcanaeE11panae: 

SupportlwiSarvfcae:donolanteraupportiveaervlcesa~panaeaUlfackedln separate 
98 budgelandnotell lblelobacounteda aJnsl roectincomaforresidualrece! ts~lcu!atlon. 
99 SUB-TOTAL OPERATING EXPENSES: 

Capltal Malnlananca Repair Expense a e!lglbht for payment by R11p!acement Ra111rve. If 
capllal cos bl 'Mite entered In amoun!a for Malnlananoo & Repa!ra a(l{)lion above and Is 
al!glb!a for payment by too Ra placement Ra&atva. plaaae anlor datalls ln Replacement 

1 Reserv&-E!lglbla Ex endl!ures befow. Datana rov!dad belowwiU be l!nkad to call 0100. 

Non-Capllal Maintenance Repair Exp11naea ellglbl11 for payment by Replacement 
Reoorvo. Only enter amoun!9 hare Jflhayware hlC!udad in amounts entered for Mafnlenance 
& Ropafr11 sec lion above and Iii! be rn!mburaed byRepfacamenl Rasatva. Enteraa poeltive 

101 mrmbar. 
10 

103 
104 
1051. TOTAL INCOME RECEIVED: 
106 2. TOTAL OPERATING EXPENSES: 

107 3. NET OPERATING INCOME: 

5920 
5990 

6320 

6310 

'"" 
6331 

6210 
6311 
6312 
6340 
6350 
6351 
6370 
6300 

6'50 

6710 
6711 

6700 

$0.00 

$0.00 

w.oo 

$0,00 
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11 Landat3-Prind a1Pa1d(amvldelendarnamelotherlnht 

r.113---o~.~.~,Am"-"',,~,,~.,-.oo~,-.~ro7lli•-ri~,,h0~---------+---'---+-----l------1 

Other Amount describe to the rlaht 

11 ln!ereBtPald ···,·:,:·· .;;: 

1 Lendar4 • Princl al Paid torovlde lendernama lo the rinhl i '·-.·-.-:.:: •• \}; ' 
121 '''"""''" ·:·····!----+------!; .. , 

Total Ground Lene Base Rent+ Debt Service Payments 

124 
125 5. Reserve Act::ounl ActMtv 
12 Renlacemenl Rese/W Roouirad Annual Depmll 

121 0 eratin ReaarveAccounlWl!hdrawaJa 

12! Olher Roouirod Reeervo Aci;ount 0&00!!11 fldenllfYaccoonl ln nextcol\(1330) 

1320 
1305 

<lypemvacci111UT111 
h11ru> 
<lyp11nm1eoctnama 

130 Other Rooulred Raservo Ao:ount Wilhdrawa!1- ldenUfvaccount In naid col -> hiire> 

$0.00 

131 NttRe11srvoAirtl11lty: $0.00 
13 
13 Surplus Cash, Delall (NOi mlnua DablService and ReeelW Ac!Mty) $0,00 

134.· '::· .. 
lf11mountforSurp!uaCuhaboll(lla11egall11e: 
-you mu et provide a detailed explanation to queatlon #7 on the Narrative workah811l 

13 
-you mual NOT supply data for any C1fthe ne!da for Uii18s of Surplue Caeh belC1W 

$0,00 

.·.~-~r.5·.:~· 
$0.00 
$0.0ll 
$0.00 

$0.0ll 

$0.00 
$0.00 $0.00 

$0.00 $0.00 
· ... 

13 SUrpuaCruih, Tobril ::- •.; ·-··"' so.oo 

13, f?.EFI!~f6_J1il!~o.iEc1'~s~~U~-~sH-fl~~~~~~(fP·A~P~~ii1.!=J_fR19~fo.q~_Sf'?r(Or.t~i;o~.· ;:. 

13 ~,·;·:\'._,_.i:_ .u~~·aes~~et'l~WWintAT'W'~ion~zyQ·en1o~f9CN.W&(t~~qf'!'BkoP_Pfia~pf~.Peuo~e- ~·,·--: (-,;· 

6.0peratlngReaerveReptenlahment1(DopoeHamadeoutofauiptuacaahtoaahfy . ', __ :·-~-.-.· __ : _ ;~. ·-\'.:">' .~~\ .":><:::.·.·; 
13~ m!nlmumbalancemoulrem&nbr.t ·.- ,,., ·· _,. 'f:·<f"- ,J_, ,. ':.•:_· • 

Sb, Partnenihlp Manzgement fee accrued but unpaid from PRIOR reporting periods, If ·, ,_{_:. '. <;,::~-.. ·_·~-~ :.>:"~·'." }i\r';: 1·~0",:l'1~ fr; !Jt 
any(laXCfeditprojeclaonly; perCl!ypolicy,nola!lov.ed lfpro/9Ctll beyond 15"-yaar i'·_':~. :_·; :·;,

0
, •• 1 : •• , __ • ..:;_:· 

14: comollanoo oeriodl ~ .. _._, _, -.'.·: :·. - 1 · • " •• ~, : ··: ·.' 

10a. lnveator Servlceo Fee (aka LP All .. t Management Faa) due from this reporting 
parlod.lfany(taxcredllprojeclaonly;pe<Cllypol!cy,notallowedlfprojootlabeyond 15-

14 VAarcomnliance=riod). 
10b. Investor Services Fee (aka LP Auel Manag11m11nt Feo) accrued but unpaid from 
PRIOR ropC1rtlng period•, If any (!ale Cfedilprojecta only; psrC!ty policy, not allo\Wd If 

14 rolactlabevond15--v11arcom !lanooperiodJ. 
14 11. DeferredDevelC1p11rf1111,lfany 

12. othor paymonla: use queallon #1 on lhe NaRBU\111 (wolksheet #4) lo pro'<ide deta!la 
abo11tanyfeeaorolhorpa;.ffientlllncludedhere.FaH11retoprovkfodolall8..Wlroaultin 
dlsa!lowance of this o:q>enH, You may only Include paymonl!i that were approved by 
MOHCO al 6mo of funding Iha! are a!&o oxpllc!Uy authoriwd bya Par!oonihlp Agreement or 

147 s!m!larprojocldocumonl 
14 13al, Debt Pmt to olh11r londer1: Prine! al Paid no\a lander name lo right) 
14 13a11. Debt Pmt lo other lender1: lnlere1l Paid 
15C 13bl. Debt Pmt to other l11ndor2: Prine! al Paid note loodername lo right 
16113b11. Debt Pmt to oth1r lend11r2: lntareat Paid 
16 13ol. Debt Pmt to olherlandorl Prine! al Paid {noto lendornamo lo rk!hll 
1 13cll.DebtPmtloothtrl1nd11rJ:lntw11tPald 
154 13dl. Do bl Pm! to other lender4: Prine! al Paid {note lander name to rig hi 
15 1Jd11. D1bl Pmt lo olh1r 16flder4: ln!are1l Paid 
1 Total Payment• pr1ced!ng MOHCD on Surplus Ca1h w=il11rfall · 
15 .. -. ';, .,. 
15 14.RESIDUA.LRECEIPTS 

15 
160 PROPOSED USE Of RESIDUAL RECEIPTS 

14a. la Th le Projaat Obllgated !Cl mah R1p11ymante on any MOHCO loan a out of 
161 Roa!dualRocal ta'i'lenlt1rvesornC1tnc11HlolhorlghU 

163 14b,Y,ofRoaldmtlR11celp!A(14) 

.· 

: Lind~ ~~,ni~ far-
, o611t'&YiV!ee: 
p;i.)1Tlanhr.t1n~'. • :oo!d.t..-· -·, ~ 

.. 

... ·. 

' '~ ' . . . .;, .. . "' '' - '··' 
·~ _;_,,, _, ' . . ' ~--~ ~ ,. ,. 

.,. 

'· 
$0,00 

so.oo 

16 -Roaldua!R11calpteobllgatlonCalcu!atlon(lra pUcab!e)- I.·'- > :. :~<;:,:::;>.:'.'·,·.:::,::· "· ··c: 
164 14c.$500porunlt 
~1~61--1~4d~.~~l~oWi•~blo=D~,.~lrib~,~tto-o~(.-.,-.,~,,~14~b&~1~~~-------~ '• .. :. ,1------t 
P.13--1~~~.N~o~tR~ .. ~ld~"'~tR~oo~•l~t~•Am7=,~.,~tD~"'~(1~4~-1~4d~)--------I ~:-· i·(·< :_', . ~- ,.' 1------l 
16 15. PROPO::iEO RESIDUAL RECEIPTS PAYMENT TO MOH CO 

llmey be acceptable for Iha Proposed Residua I Receipt& Payment lo MOHCD noted on Ihle 
16 lo be Iese than Iha amount calculated for Una 140, You muat auppty a dolalled explanaijon 

1rnlnthecel!lolherighlil151enolaqualto14a-> 

DO NOT SUBMIT YOUR PROPOSED RESIDUAL RECEIPT PAYMfiNTTO MOH CD wrm THIS AMR. MOH CD Will REVIEW YOUR PROPOSED PAYMENT 
AND GENERATE. AN INVOICE IFTHE CALCU1:-ATtf?N CAN BE VERIFIED AS APPROPRIATE; IF THE! CALCULA110N rJ.ANNOT BE VER/RED, MOHCD 

16 WILL CONTACT YOU. - . 

17 Remaining Balance tfMOHCO Paymanl Amount 11 Acc•pted $0.00 
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18b, Partnenihlp Managoment fee acoruod but unpaid from PRIOR 111portlng petlodo, 
17 UanY{tm:credltprojac:!sonly;notallo'Mldif rooctlsbo nd16-yoaretim !lanoo eriod), 

19a. Investor Services F1111 (aka LP Anet Management Fee) due from thlo roportln(l 
p&rlod. If any (tax qedit projecta only; not alJO'Mld lf project 11 bayorid 16-yearcompUance 

17 period), 
19b. Investor 811rvlc110 Fee {aka LP A.&aot Management Foo) accrued but unpaid from 
PRIOR reporting porlodo, If any (tax crndllpmjecte. only; perClty policy, not a~owad lf 

177pro&ellabayond16-yoarcompllanoo orlod). 
17 20. DefemidOevolo arfoo,lfan 

21. other paymenta: uae quaalion #1 on tho Narrative (worksheet #4} lo provide delalla 
abot1lanyfoeeorothorpaymantsinc!ud&dhere.Falluretoprovldedet:allsw!llr99ult!n 
dl1111llowanoo Of eKpense. You may only Include payments Iha! wern approved by MOHCD at 
time of funding that arn aleo ei<pl!ciHyau!horized bya Partnership Agf9ilment or almller 

17 roectdocumenl 
16 22a1. Debt Pmt to other lendsr6: Prlm:Jpal Paid (no!& lendar name to right) 

181 22.all. Debt Pmt lo olhrtr lender&: lnteroat Paid 
16 22bl. Debt Pmt to other lond11r7: Prlncf al Paid (note !ender name to righl) 
16 22bll. Debt Pmt lo other lender7: lnter1111t Paid 

165·,, .... :'·;'.·i· :>~>'~:{ ..... ·· 
16 

Propoaed Owner Dl11tributlon11 (provldo:a descrip!lon In column C and enter amount In 
16 columnF;deeai llonra u!rodJfamount!e rea\erlhanamountln14d 

203 

Propo!18d Othor Ol1trlbutlone/Ueeos (provide deacriptlon In col limn C and enleramoun\ In 
column F: If you had a CalendarYaarLOSP surplus, p~aae acknov.iedga lhal end note exact 

If the calculated percentage shown to the right (Op Reserve Account Ending 
Balance divided by Total Op Expenses) Is less than 23.5%, you must describe 
how the project wlll remedy the shortfall In the adjacent cell. 

If Iha calculated pereenqige sho'Ml to the right Is greater than 26.5%, you must 
axplafn Why the Op Reserve balance eJC(:Oeds MOHCD's requirement fn the 

204 edjacentceU. 

213 

o~cribe how the amount of annual deposit and the minimum required 
balance Is detennlned. 

Re~l•~ment Ruerve-El/glble Expqndltures: pro Vi de details below a.bout the Capital and non~ap!tat ExpendltuN!& lhet are Re Placement Reserve-i!.llg1bte, 
ffi . . . 

23-0 

TOTAL REPLACEMENT RESERVE ELIGIBLE EXPENDITURES: Cha Roplaoarmnt Rwnva 
Wllhdmwlll f<itthe reporting period shov!d not e~r:eod th& To!al AA-ofl{l1bh• ExptnddUJVI, You rniat 
p<0\1de ~ra det11R• above or an e·lp/ana11on ~olaw Jft~o RR withdrawQl 1mounla~nds tho Tola I ~R- RR Withdrawal 

231 Elivlb!a Expendllurat, Amount-> 

233 
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~ Thia aocllon mual be completed Ir th a project received any COBG funding, even If Iha amount orcoBG program lnoomo during Iha repot11ng period Wat Zflro. For 
~ more lnformallon, use the following llnk or eopy lhla w11b addr11111 for manual navigation; 

~ hHp:/tMwf.sf·moh.omlModulaBIShowDocumonlatmc?dr.o::umonlid:5141 

24 Ovorvlow of Fedctrnl lHOME nnd COBGl Program Income 

w 
24:i COBG PROGRAM INCOME 

Proposed amounts to be used to fund eliglb!e COBO acliv11Jes ea deacl1bed In Iha 
federal COBG Progratn RegutaUons al24 CFR 670.201·206 and co)lslslant W\ijl 

24~ the C!ly'G 2015·2019 Consolidated Plsn, ~015-16Acl!o~ Plans.as fohows: ' AMOUNT 

244 

"' 
24 

Amount to be used for COBG eligible acUllilyl#1 (provide amount In cell to the right, 
andactlvitydescrlptlonandregulat!oncltatlonlnco!umnfurlhesttotherlght): 

Amount lo be used for COBG eUglble aclivily#2 (provide amount ln cell to Iha tight, 
and ac!Mty description and regulaUon cltallon In column furthest to Iha right): 

Amount to be used for COBG eligible activlly#3 (provide·amount In cell to !he right, 
and activity descr!pUon and regufatlon cHallon Jn column furthest to the right}: 

Amount to be deposited for use on Mure ellgible COBG activities that w1U be 
undertaken by June 30, 2015 (provide amount ln cell to the right, and activity 

24 descri llonand regulatroncilalionlncolumnfUrthesttotherighU: 
Other (provide amount In cell lo the right, plus activity description and regu!at!on 

24 citation In coftlmn furthest lo !he riahO: 

Total CDBG Program Income Caloulatron(ee& Instructions for guidance on how to 
24 calcu!ate' $0.00 

DESCRIPTION 

To ensure the ef/g/b/e use of CDBG Program Income, the roclplrmt of federal CDBG funding hereby requests approval by the Mayor's Offlco of 
25< Housing and Community Development for the use of CDBG program Income received during the 2015 reporllng period as depicted above. 



,,,,, ... ~•,;:Aflo~;ii'l\"9nitilfiii9iR!iP'i'irl:~,g9~~c.Y;f,'J~~1111~f!;;'B..etJ!l~ii/s.x~~r:'~1·!i:~~.,til~~o~~3?rfiF.~'~rn~i.i!>!riJi~C:'irpig,11l:li.1¥,~Y~'91:lii:i~1.1t·::i,,;/i'-;'"''·'··, 
Prajll'ctAddres::i: Ona supplied on this worksheet must be: from the rent roll of the last month of the reporting period that was entered on worksheet 1A. 

• Prov!dethe data requested for the tenant populat!on that was residing In the project at the end of the Reoorting Period. 
; ;,.,, ··' "'" • Jden~fy manager's unit with the unit number, follow 'ey n. Mgr". For example. If the manager occupies Unit 501, !n column D. enter "501 - Mgr.n For vacant units and manager's units, provide data In columns 0, E. T, V and X o!l!Y.,_. 
·. ;~·),'.;t;;;:I· For tenants who moved in during the reporting per1od, the data entered In ailumns F, G & H should be the same as the dat1:1 entered In aitumns I, J & K. respectively. 

• •For tenants who have transferred un!ls mthln the project, report the Initial occupancy data (occupancy date, Income, household size) for the first unit that the tenant occupied in the project, I.e. when they first moved In to the building. 
•Before using the "past.en function to enter data Jn columns E and T (Orange HighOghtlng ln Column Header), please check the drop-<lown-menus to ensure that the data you are pasting conforms with the choice!> of the drop-down menu. This will help prevent }'OU from 

ronns 'With fnvafi<l data. Any forms wilh invalid data wi1l be returned with Instructions to fix and resubmit. 

,Jig;;J';;;;;~;;\];f:;}i""'~,;1;,}';j(;fii:ifl',{lfoli:i t';;;,.h'.;;f;£:j)i;if;'l./§'ck];i::f'Sii':fr~+b' ;,;;~•.tr~;:JY:"E7'2'.IBJ;rw::t';;:,:+t H' ;:;; .z:s:cF:, r.s. ,,, .,:,;:;;r: 

11 

12 

13 

1' 

15 

16 

17 

18 

19 

20 

21 

22 

23 

24 

25 

26 

27 

20 

'1 

32 

33 

" 
35 

36 

37 

36 

39 

41 

'2 

" 
"' 
" 
" 
47 

" 
" 
50 

51 

UM Type 
(Bed/SRO/ 

stlld"16/1BR/ 
28R/38R/ 
4BR/5+BR) 

Dllleo!JN11TAL 
OCCUPANCY 

{mid/rm) 

1-!oUHholdAnnuDI 
JncomeATINITIAL 

OCCUPANCY 

HouHholdSlze 
ATINITIAL 

OCCUPANCY 
(numbfJI) 

Ollt•OfMo5t 
R•c•ntfncom• 
Re<:<!lllticotion 

WlTHIN 
REf>ORTING 

PERIOD 
(mld/ym) 

lneomeM.o!Most 
RecentR!l(:llltlficahon 
WITHJNREPOR.TING 

PEIUOO 

Hou~hok!Slzo 
(numba1)Uol 
Mo11Re<:ent 
Re<:ertill:;ce.Uon 

WITHIN 
REPC>RTING 

"RIOO 

l~theHou~hc>ld 
avertiou$Gd 

Qverh(IUHd/Owri:rov.dod-Namlllvll.. 
(Exp!ana~on ruqulredturcai:h rowv.lleru 
Jnd1e:itor!i;.d~pl;iyedJnCo1umnNandCo1 

OceRshov.snohigh~ghllng. Dl>sc:rlbe any 
axt~u1Un11cin:umst11neeslh1tjustlfythe 

~ouse<l/Ovari:row:il!d&tatus; 

summ3/Re eflcrts mada to uansf1ot HH to 
un1tolapprapll:itest1:0.) 

'·~·I ..... l""·'""I "~"'' Huded Ho\l&e-- Children (Mobllrty/Olher/ 
Hou..,_ hold undorAgo None) 

hold (yu5/no) 181nHH 
(yes/no) 

RMtalAsslstenoeType ~~~to enta RantAlcv.odfor PaldRcnt!or 
Am fR II MaiamttmOJUSs I AmottntTenent 

-=-~lance Unit Un~ 
{enler$0 ~nla) 

UbllcyAl<>v.anco 

(EntnrSO!feU 
utlhties.1re 
!ncludftd.} 

DateOIMost I AmountofMost 
ReeontRent RecentR1111t %llgeQfRent 

lncreau WrrHlN lnc,.,.,.e WITHIN llncre;ose (on\culatoid, 
THE REPORTitlG THE REPORTING do nor enter) 
PERIOD(mldi)')'YY) PERIOD 



I 
jProjeetAddress: 

'c 

UmtNc. 

54 

55 

"' 
59 

60 

" 

54 

65 

" 
67 

70 

71 

72 

7J 

74 

77 

78 

79 

ao 

SJ 

" 
" 
8T 

89 

91 

92 

93 

94 

SS 

" 
97 

100 

101 

10Z 

103 

"' 

AririuatMonitoririg Report" Occ~pan~Y & ~~ritlnfo ~ Reporting,Year.'2Q15 ~ Mayor's Office of Hp4sing ,& cQ1t11t1~nity [)&velopment 
I Data supplied on this worluiheet must be from the rent roll of the last month of the reporting period that was entered on worksheet 1A. 1/0/1900 

•Provide the data requested for the tenant population that was reskfhg in the project at the end oftbe Reporting Period. 
·Identify manager's unlt with the unit number, follow by~- Mgr". For example, if the manager occupies Unit 501, In column D. enter "501 w Mgr.~ For vacant units and manager's units, provide data Jn columns D, E. T, V and X on!L.. 
•For tenants who moved !n during the reporting period, the data entered in columns F, G & H should be the same as the data entered !n columns I, J & K, respectively. 
• For tenants who have transferred Units within the project. report the initial occupancy data (occupancy date, lnccme, household size) for the first unit thatthe tenant occupied In the project, 1.e. wtlen they first moved In to the building. 
·Before using the Hpaste~ function to enter data In columns E and T (Orange HlghUghUng Jn Column Header), please check the drop-do'Nn-!llenus to ensure that the data you are pasting e11nforms with the choices of the drop-down menu. This will help prevent you from 
submitting forms with Invalid data. Any forms with lnva!ld data w!U be returned with lnstn.lct!ons to f!x and resubmit. 

UnltTyp11 
(Bed/SRO/ 

Sludk>/tBR/ 
2BRl3BR/ 
4SR/5+BR) 

,, 

Oateaf1NIT1Al 
OCCUPANCY 

(mld/yyyy) 

G 

HausoholdAnnual 
lnc<>meATINITlAL 

OCCUPANCY 

HcusthcldSlzo 
ATINITIAL 

OCCUPANCY 
(numbdl) 

[)a.\eOIMcst 
Reuntlnccme 
RecertlficaUan 

WITHIN 
REPORTING 

PERIOD 
(mJdlym) 

I , , 

HauuhaldAnnual 
Tnccmea'alM1211t 

R11centR11certlrtcatlon 
wtTHIN REPORTING 

P£RIOD 

1··· :\) ~). 

HaunhaldSlz• 

.,.,,,••of I"""°°"""''! Mu MostRe<:enl lcrUnltTypo Or;:cupaneyfor 
Rac•rtlr1C1111cn (plrdata llilltType[por 

WITHIN ontorcd<>n d•!•tntoredcn 
REPOllTIHG ""rk&hfft tA) Y1<JrkshHt \A) 

l1th0Hounho1d 
0.,.fhaU~d 

o.....mcusod/0111cromed-NerratM1. 
{Elcplan11tlonroq11lredtcr.aeJlrcwv.IJelll 

1r1d1catorlsdiap\1yodlnCclumnNandCc! 
O~lsh<>11Snchighllgnting.Oesc!"ibaony 

0><1enuollngclrcumstoncasth1tjur.llfyth11 
OvamcusedKW•"'"'w:lodsla!Us; 

summartu o!lorts m•de le trans!Gr HH to 
unltorapprap~ata 5lz1.) PERICO 

I j, 

I 
,I 

,,j,,: \,,,' 

l 'l 
I ·r :1. 

l "<:'f ·,''''' ''\ 
l'' J. I<' ,] · 

T' c--1 ,,,cc,',, 

1 I I 
V · 1 I I 

I -,'!:, 'T'' 
I I I 
I I , ... 'I ·. 

I ,, I 
'l' >:J'\, \,,:, 

"I 
\·:' : 

f":',,,'' ,I ::.:f 
l' ' I',,,, 

I 'l 
I I 

.1 

'\ I 
l ,,',: '''1' 

,,,,A,,: i''': 
'l '\ 
l 

•,:,1 I 
·-·1 I 

I I I, 

I f 
1-·' I 

I 
! I, I 
I I 'I' 

l 'I 
+: I'-.' 

-:,·,'.J 1,-· 
I 

\· j \, 

I I 
'',,'+ ', I 

j,,: I, i,,f 
I> I., 

I ,\,,' 
,',,C: ,y, 

I I 
I ,,,, 

-R·· 

fall\8111 I ElderV INumbero! 
Hollded Hous.,. Chlld111n 
Hou,..,. h<lld undor,lige 

held (yiK/na) 1BlnHH 
{YH/na) 

··s 

DinbiUty 
(Mob1Tity/Otherl 

Nan•) 

;T· 

R1nt&IA$$1stanuTypa 

u··. ":·w 

Amoo"' ol I I UW~AI•~'" 
Am:~~~!~c:nwl ~=t~~v!:;';; A;aa~~.:n;:~t {Enter SD wall 

Unit Unit utlllnas.11re 
{11111crrS011'ni11J Included.) 

NwnUn!ts: 

• , :I'. • .. I .. ~ . , 2. 

Dale or MDSt I Amount er M<>St 
RocnntRent Recel!tRant %ogeafRont 

lncres•o WITHIN lnc111U11 WITHIN l1ncreoM1 \c.icula!td, 
THE REPORTING THE REPORTING de not ontel) 
PERIOD (mldlm'Yl PERtoD 

I 

I 

I 

,, 

\ ·. 

I 

I 



Project Street Address: 
Reporting Period - Start Date: 1 /0/1900 

Reporting Period - End Date: 1/0/1900 

MOHCD created the questions below to allow project owners to supply additional information about a small 
number of measurements that may indicate that a project is having difficulties. By providing this information, 
project owners will help provide context for the conclusions that can be made about the measurements. 
MOHCD will use the measurements and the information below to prioritize the projects that need closer 
scrutiny and support. Please supply as much information as is readily available. 

1. Explanations & Comments 

Use this space to record notes about any peculiarities in the data entry process. For example, if you 
entered a formula instead of a single number for a field, make a note here re: for which question on which 
worksheet that was done, and describe the formula & underlying numbers. Also use this field to describe in 
detail any amounts entered for "Other payments" on the WS #2, Fiscal Activity, items 12 & 21. 



2. Code Violations 
Provide the following for any violations or citations of Health or Building or Housing Codes that were issued 
during the reporting period, or were issued in a prior reporting period but remained open during any time of 
the current reporting period: 

Violation or 
Date Issued Issued By Description 

Citation# 

{add additional rows as needed) 

**ONLY FOR ALL VIOLATIONS THAT WERE NOT RESOLVED by the end of the 
reporting period: You must also attach a SCANNED copy of each 

V.iolation/Citation to your AMR submittal. ** · 

Cleared? (y/n) 

Violation or 
Citation# 

Date Cleared Issued By Description of Remedy 

(add additional rows as needed) 

"'*ONLY FORALLVIOLATIONS THAT WERE NOT RESOLVED by the end of the 
reporting period: You must also attach a SCANNED copy of each 

Violation/Citation to your AMR submittal. ** . 



3. Major Repairs 

Describe any major repair or replacement needs that have been identified as being required within the next 
2 years, and any related plans to pay for whatever is needed. 

4. Vacant .Unit Rent-Up Time 0 

If the project had an average VACANT UNIT RENT-UP TIME greater than 30 days for question 55 on 
worksheet "1A. Property & Residents," you must supply the following: 

a. A description of the work done to analyze the cause/s of the high turnaround time, and 
what the identified causes are; and 

b. A description of the work done to identify means of reducing the turnaround time, and 
all viable remedies that have been identified; and 

c. A description of the plan to implement any remedies, including specific timelines for 
the implementation work. 



5. Affirmative Marketing 0 

Did you conduct any marketing of the project during the reporting period? If yes, please describe the 
marketing that was conducted, including 

a. when the marketing was conducted and how it was intended to reach populations least likely to 
apply for the project; 
b. any advertising, direct mailings, emailings and web postings that were done; and 

c. how many households were on the waiting list prior to the marketing and how many were on it after 
the marketing was completed. 

6. Vacancy Rate ------9 0.00% I 
If the project had a VACANCY RATE greaterthan 15%, as may be shown above from the Income 
Expense section of worksheet "2. Fiscal Activity," you must supply the following: 

a. A description of the work done to analyze the cause/s of the vacancy rate, and what 
the identified causes are; and 

b. A description of the work done to identify means of reducing the vacancy rate, and all 
viable remedies that have been identified; and 

c. A description of the plan to implement any remedies, including specific timelines for 
the implementation work. 



7. MisceUaneous Expenses: Administrative/Operating & Maintenance 

If the project had miscellaneous administrative or operating & maintenance expenses greater than $10,000 
each, you must provide a detailed itemization of these individual expenses below. Total expenses must 
equal the total amount reported on the Fiscal Activity worksheet. 

Misc. Admin Expenses 

Expense Description Amount 
HUD 
Acct# Notes 

Total: 0.00 

Misc. Operating & Maintenance Expenses 

E xpense D . f escnp11on A 

Total: 

moun t 

0.00 

HUD 
A t# cc N t o es 

8. Negative Cash Flow 

If the project had NEGATIVE CASH FLOW, as may be shown above from the Income Expense section of 
worksheet "2. Fiscal Activity," you must supply the following: 

a. A description of the work done to analyze the cause/s of the shortfall, and what the 
identified causes are; and 

b. A description of the work done to identify remedies for the shortfall, and all viable 
remedies that have been identified; and 

c. A description of the plan to implement any remedies, including specific timelines for 
the implementation work. 



. A~nual Mo~itoring Repoit • PfojedFinancing i. Re~rting Y~~I' 2Q15 ~ Mayo~s Offi~~fHqusing &. c~niun~ De~elopment 
' :' .· --' "· : , ·'·-··' . . , ' ·-·· . _, -: . ,' ., .. - .··-:.<" ... »' - ·" ':, . ·.. ... '. . '" .. ·... ·.· ...... . 

Provide information about all current financing of the project. Lenders should be listed in lien order, i.e., with the most-senior lender in the first lien position, the most-juniorJender in last lien position. 

Proie9t Address: 

Current Project Financin 

Outstanding Principal Balance Accrued Interest As Of 
Monthly Debt As Of End of Prior Reporting End of Prior Reporting 

Lien Order Lender (and Loan Proaram if applicable) Loan Amount Interest Rate Maturitv Date Reoavment Terms Service Pavment Period Period 
1 
2 
3 
4 
5 
6 
7 
8 
9 

10 



Completion of this page is required based on your answers to questions 41 thru 51 on 'vVOrksheet 1A. Property & Residents. Supply one row of data for each service thatis being provided. (If more than one service is being provided by the same Provider under 
the same grant, please repeat the data for each service provided.) 

Project Address: 
Current Services Funding . ' .. ' ' 

' 
', ·,: ' 

,' 

Service Type Service Provider Name Street Address where Service is Provided Name of Funder of this Service Grant Amount Grant Start Date Grant End Date 



Attachment 11 
Tenant Selection Plan Policy 

This policy is in addition to the obligations to comply with applicable federal, state and local 
civil rights laws, including laws pertaining to reasonable accommodation and limited English 
proficiency (LEP), 1 and the applicable provision of the Violence Against Women Act, Pub. 
Law 109-62 (January5, 2006), as amended. 

Application Process 

• Application Materials. MOH CD shall provide an application to be used prior to the 
housing lottery. The housing provider agrees to use this application to determine lottery 
eligibility. The housing provider's written and/or electronic application materials should: 

o outline the screening criteria that the housing provider will use; 
o be in compliance with San Francisco Police Code Article 49 or the Fair Chance 

Ordinance, 
o outline how an applicant may request a modification of the admission process 

and/or a change in admission policies or practices as a reasonable 
accommodation; 

o .be written in language that is clear and readily understandable, 

• First Interview. In accordance with the housing provider policies, an initial interview is 
required to assess each applicant's minimum eligibility requirements for housing units. 
All applicants shall be offered the opportunity for an interview in lottery rank order. 

• Second Interview. Before issuing a denial, the housing provider should consider 
offering a second interview to resolve issues and inconsistencies, gather additional 
information, and assist as much as possible with a determination to admit the applicant. 

• Confidentiality. All information provided will be kept confidential and be used only by 
the housing provider, the referring agency and the funding agency for the purpose of 
assisting and evaluating the applicant in the admission process. All applicant information 
shall be retained for 12 months after the final applicant interview. 

• Delays in the Process. If delays have occurred or are likely to occur in the application 
and screening process or the process exceeds the housing provider's normal timeline for 
application and screening, the housing provider must immediately inform the referring 
agency and the funding agency, of the status of the application, the reason for the delay 
and the anticipated time it will take to complete the application process. 

1See for e.g., Title VIII of the Civil Rights Act of 1968 (Fair Housing Act), 42 U.S.C. §§ 3601, et seq.; 24 C.F.R. 
Part 100; Title VI of the Civil Rights Act of 1964, 42 U.S.C. §§ 2000d-2000d-7; Executive Order 13,166, Improving 
Access to Services for Persons with Limited English Proficiency (August 11, 2000); Department of Housing and 
Urban Development Limited English Proficiency Guidance, 72 Fed. Reg. 2732 (Jan. 22, 2007); Section 504 of the 
Rehabilitation Act of 1973, 2 9 U.S.C. § 794; 24 C.F.R. Parts 8 and 9; Title II of the Americans with Disabilities 
Act of 1990, as amended; California Fair Employment and Housing Act, Gov't Code§§ 12,955-12,956.2; Unruh 
Civil Rights Act, Civil Code § 51; California Disabled Persons Act, Civil Code § 51.4; Dymally-Alatorre 
Bilingual Services Act, Gov't Code §7290-7299.8; San Francisco Language Access Ordinance, No. 202-09 
(April 14, 2009) 
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• Problems with the Referring Agency. If at any point the housing provider has 
difficulty reaching or getting a response from the applicant and referring agency, the 
housing provider must immediately contact the referring agency, if possible, and the 
funding a~ency, DPH or HSA. . 

• Limited English Proficiency Policy. Throughout the application process, the housing 
provider must comply with City policy for language access requirements for applicants· 
with limited English proficiency. 

Reasonable Accommodation and Modification Policy 

Reasonable Accommodation: The application process should provide information about.how an 
applicant may make a reasonable accommodation request. At any stage in the admission 
process, an applicant may request a reasonable accommodation, if the applicant has a disability 
and as a result of the disability needs a modification of the provider's rules, policies or practices, 
including a change in the way that the housing provider communicates with or provides 
information to the applicant that would give the applicant an equal chance to be selected by the 
housing provider to live in the unit. 

Reasonable Modification: Applicant may request a reasonable modification if he or she has a 
disability and as a result of the disability needs: 

o a physical change to the room or housing unit that would give the applicant an equal 
chance to live at the development and use the housing facilities or take part in 
programs on site; 

o a physical change in some other part of the housing site that would give the applicant 
an equal chance to live at the development and use the housing facilities or take part 
in programs on site. 

Response to Request: The housing provider shall respond to a request for reasonable 
accommodation or modification within ten (10) business days. The response may be to grant, 
deny, or modify the request, or seek additional information in writing or by a meeting with the 
applicant. The housing provider will work with the applicarit and referring agency to determine 
if there are ways to accommodate the applicant. 

The housing provider shall grant the request if the provider determines that: 
o the applicant has a disability; 
o reasonable accommodation or modification is necessary because of the disability; and 
o the request is reasonable (i.e., does not impose an undue financial or administrative 

burden or fundamentally alter the nature of the housing program.) 

If the reasonable accommodation request is denied, the rejection must explain the reasons in 
writing. If the denial of the reasonable accommodation request results in the applicant being 
denied admission to the unit, the provisions of the section on Notice of Denial and Appeal 
Process apply. · 
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Notice of Denial and Appeal Process 

• The housing provider shall: 
o Hold a comparable unit for the household during the entire appeal process. 
o promptly send a written and electronic notice (to the addresses provided) to each 

applicant denied admission with a written and/or electronic copy to the referring 
agency and the funding agency. The notice should: 

• list all the reasons for the rejection, including the particular conviction or 
convictions that led to the decision in cases where past criminal offenses 
were a reason for rejection; 

• explain how the applicant can request an in person appeal to contest the 
decision; 

• state that an applicant with a disability is entitled to request a reasonable 
accommodation to participate in the appeal; 

• inform the applicant that he or she is entitled to bring an advocate or 
attorney to the in person appeal; 

• provide referral information for local legal services and housing rights 
organizations; . 

• describe the evidence that the applicant can present at the appeal; 
o give applicants denied admission a date within which to file the appeal, which 

shall be at least ten (10) business days from the date of the notice; 
o unless an extension is agreed to by the applicant and the housing provider, hold 

the appeal within ten (10) business days of the request for the appeal; 
o confine the subject of the appeal to the reason for denial listed in the notice; 
o give the applicant a chance to present documents and/or witnesses showing that 

he or she will be a suitable tenant; 
o have an impartial supervisor or manager from the housing provider, but who is 

not the person who made the initial decision or a subordinate of the person who 
made the initial decision, conduct the appeal; 

o within 5 business days of the in person app.eal, provide the applicant with a 
written decision that states the reason for the decision and the evidence relied 
upon. A copy of the written decision must be sent (electronically or otherwise) to 
the referring agency and the funding agency. 

• If the rejectionis based on a criminal background check obtained from a tenant screening 
agency, the Fair Chance Ordinance imposes additional notice requirements. 
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Attachment 12 

Tenant Screening Criteria Policy 

The screening criteria and considerations outlined below encourage providers to "screen in" 
rather than "screen out" applicants. These requirements are also designed to satisfy the 
requirements of San Francisco Police Code Article 49, Sections 4901-4920 or the Fair Chance 
Ordinance. This policy describes a minimum level of leniency; providers are encouraged to 
adopt less restrictive policies and processes whenever appropriate. For example, providers may 
opt not to review or consider applicant criminal records at all. 

Screening Criteria 

• Housing providers shall not automatically bar applicants who have a criminal record2 in 
recognition of the fact that past offenses do not necessarily predict future behavior, and 
many applicants with a criminal record are unlikely to re-offend. 

• Housing providers shall not consider: 
o arrests that did not result in convictions, except for an open arrest warrant; 
o convictions that h~ve been expunged or dismissed under Cal. Penal Code§ 

1203.4 or 1203.4a;3 

o juvenile adjudications. 
• Housing providers shall consider: 

o the individual circumstances of each applicant; and 
o the relationship between the offense, and 

• (1) the safety and security of other tenants, staff and/or the property; and 
• (2) mitigating circumstances such as those listed below. 

o only those offenses that occurred in the prior 7 years, except in exceptional 
situations, which must be documented and justified, such as where the housing. 
provider staff is aware that the applicant engaged in violent criminal activity 
against staff, residents or community members and/or that the applicant 
intentionally submitted an application with materially false information regarding 
criminal activity. 

o mitigating factors, including, but not limited to: 
• (1) the seriousness of the offense; 
• (2) the age and/or circumstances of the applicant at the time of the offense; 
• (3) evidence of rehabilitation, such as employment, participation in a job 

training program, continuing education, participation in a drug or alcohol 
treatment program, or letters of support from a parole or probation officer, 
employer, teacher, social worker, medical professional, or community 
leader; 

2 The policy recognizes that some housing may be subject to mandatory laws that require the exclusion of an 
applicant based upon certain types of criminal activity. 
3 

The purpose of the statute is allow a petitioner to request a dismissal of the criminal accusations, a change in plea 
or setting aside of a verdict and to seek to have certain criminal records sealed or expunged and a release "from all 
penalties and disabilities resulting from the offense." 
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• ( 4) if the offense is related to acts of domestic violence committed against 
the applicant; 

• (5) if the offense was related to a person's disability. 
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Attachment 13 

OPERATIONAL RULES FOR SAN FRANCISCO HOUSING LOTTERIES AND RENTAL 
LEASE UP ACTIVITIES 

In order to implement consistent and transparent marketing practices for all affordable housing 
under the purview of the Mayor's Office of Housing and Community Development (MOHCD), 
the following policies and procedures have been adopted. The Developer hereby acknowledges 
and agrees to follow these procedures as outlined below. 

If ever there is a conflict between a recorded development agreement and this document, the 
executed development agreement will prevail. Likewise, when state and federal funding sources 
conflict with anything outlined in this document, they too shall prevail. 

HOUSING PREFERENCE PROGRAMS 

The Developer hereby agrees that first preference in occupying units designated for Low Income 
Households (Low Income Units) will be given to persons who have been issued a Residential 
Certificate of Preference (COP) and who meet all qualifications for the unit. 

The Developer further agrees that second preference in occupying units designated for Low 
Income Households will be given to persons who have been issued an Ellis Act Housing 
Preference Program (EARP) Certificate and who meet all qualifications for the unit; provided, 
however, ifthe Project will include funds from the California Department of Housing and 
Community Development, this EARP priority (and the corresponding requirements set forth 
below) will not apply for so long as the Project is subject to the requirements associated with 
such financing. 

For new residential developments going through the initial lease-up process, the EARP priority 
shall apply to twenty percent (20%) of the Low Income Units. Thus, ifthe number of units 
available exceeds the number of qualified applicants who hold a COP or other preference as 
dictated by specific loan documents or marketing plan, the next priority will gb to EARP 
certificate holders for up to twenty percent (20%) of the total Low Income Units. The EARP 
priority does not apply at initial lease-up or sale to buildings having four ( 4) or fewer Low 
Income Units. However, the EARP priority does apply to these same units upon re-rental. 

Low Income Units with other occupancy priorities required by law, contract, or program rules 
may apply the COP and EARP after other preferences, with COP holders being granted priority 
above EARP certificate holders. Preferences required by a former Redevelopment Project Area 
Plan are not pre-empted by the COP Program or the Ellis Act Housing Preference Program. 
Preferences required by the LOSP, Direct Access to Housing Program, Housing First Program, 
or other government programs are not pre-empted by the Ellis Act Housing Preference Program. 
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Marketing and Tenant Selection Plan 
The Developer agrees to supply Mayor's Office of Housing and Community Development 
(MOH CD or the City) with a complete and updated marketing and tenant selection plan in form 
and substance acceptable to the City ("Marketing and Tenant Selection Plan"), including resident 
selection criteria, at least six months prior to construction completion. The Marketing and 
Tenant Selection Plan shall be submitted on a template form as provided by MOHCD, 
substantially in the form attached as Exhibit K. This Marketing and Tenant Selection Plan shall 
not be changed without providing the City with at least fourteen (14) calendar days' written 
notice. 

New rental units shall be marketed for at least a twenty eight (28) -day period, including a listing 
on the MOHCD website and on MOHCD's email housing alert system. Applicants shall submit 
an abridged lottery application form only and supply full income and other documentation if 
selected in the lottery process to proceed with a rental. 

Outreach to Certificate Holders 
The City shall furnish the following: 

• Written and/or printed notices to EARP certificate holders advising them that units will 
soon be available. 

• Names and addresses of COP certificate holders. MOHCD shall address printed notices 
created by Developer using an MOHCD provided template. Developer is responsible for 
the full cost of the mailing to COP certificate holders. 

• Assistance to qualified tenants in filing COP and EARP applications or referral to an 
appropriate housing counseling organization. 

The Developer agrees to: 

• Written and mailed notices to COP certificate holders advising them that units are 
available using a template provided by MOHCD. COP mailings are at the cost of the 
Developer. 

• During the application period, conduct at least one general informational meeting for all 
persons interested in applying for occupancy in the development, at which the Developer 
shall review application procedures. 

• Specifically for COP and EARP certificate holders, make support services staff available 
to provide assistance throughout the application process, as it may be needed, with the 
goal of maximizing COP/EARP participation to the extent possible. The Developer shall 
ensure that COP/EARP certificate holders are aware that such assistance is available. 

Application 
The Developer agrees to use a pre-lottery application template provided by MOHCD. After the 
lottery, the Developer may require applicants to complete an additional application provided 
such additional application is included in the Marketing and Tenant Selection Plan and pre
approved by MOH CD. 
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Pre-Lottery Application Status Reports 
The Developer agrees to supply the City with the names, addresses, and housing preference 
certificate numbers (when available) of all applicants, including whether or not they indicate they 
are eligible for COP or EARP priority status. The City will provide a template to be used to 
provide this status report, at a minimum, every seven (7) calendar days from the initial date 
applications are accepted. The City will, in tum, verify within seven (7) calendar days which 
such applicants are qualified as COP or EARP certificate holders. 

After the application period has closed, and at least five ( 5) business days prior to lottery 
proceedings, a non-prioritized list of all interested applicants will be provided to MORCD on the 
template provided. The list shall include applicant names, addresses, and whether the applicant 
holds a COP or an EARP certificate. If MOR CD does not receive this final applicant list within 
five (5) business days prior to the lottery, it will be cause to postpone the lottery proceedings 
until the complete list is received. . 

Lottery 
The Developer shall ensure that all COP certificate holders receive first priority for occupancy 
and EARP certificate holders receive second priority for occupancy in twenty percent (20%) of 
units, except in cases where approved and documented occupancy priorities preempt the COP 
and EARP preferences. EARP certif!cate holders who are not offered a unit in the twenty percent 
(20%) set aside shall have equal chance at any remaining units as other qualified applicants. 

The Developer shall hold a public lottery to select renters. Applicants who submit a complete 
application by the application deadline receive a numbered lottery ticket whose twin ticket is 
entered into the lottery. Upon pre-approval from the City, lotteries may also be conducted using 
names of applicants. 

When a Developer chooses to receive applications by mail, applicants must be notified that 
applications must be post marked prior to the application deadline. Developers receiving 
applications via mail must allow five (5) business days from the application deadline before 
scheduling the lottery to allow for mail delivery. As stated above, the final application list is due 
to MORCD at least five (5) business days prior to the lottery, therefore Developers who elect to 
receive applications via mail must allow ten (10) business days from the application deadline to 
the lottery date. 

Lotteries are held in a public, accessible location. Applicants are invited to attend lotteries, but 
attendance is not mandatory. 

To conduct the lottery, the City and/or the Developer shall pull application tickets from a vessel 
and order and record the lottery results in rank order by application ticket number. When using 
names, Developer shall pre-enter all applicant names onto individual name cards. All EARP 
certificate holders should have two name cards. Names shall be pulled from a vessel in rank 
order. There should be separate lotteries held for each preference. First, COP certificate holders 
will be drawn and ranked, followed by EARP certificate holders, followed by applicants from 
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the general population. The EARP certificate holder's second card will be included in the 
general lottery. Electronic lotteries are not allowed. 

The Developer should use a large computer or projector screen or hand printed flip chart sheets 
to display all numbers/names drawn and the sequenced lottery number assigned for each 
preference lottery and the general lottery. This can be done by listing all applicants in separate 
columns under each preference category. 

The Developer should record each name card/number ticket assigned a lottery number onto the 
applicant list template provided by MOH CD. A computer master list as well as a hand printed 
paper list for double checking. Results will remain projected on a screen or posted flip chart 
paper throughout the lottery drawing process for the public to view and record results. 

The Developer shall record the order oflottery numbers/names drawn and produce a final ranked 
lottery list for each preference and for the general lottery. Once the lottery preferences have been 
confirmed and applied, the Developer must notify applicants of their position in the lottery by 
posting the results on Developer's website or another public site and/or by mail. 

Post-Lottery Lease up Instructions 
The Developer agrees to contact each applicant in lottery rank order to set up an interview where 
the Developer will receive supporting documents from the applicant (i.e., income documentation, 
tax returns, and bank statements). 

The Developer agrees to income qualify each household member based on the supporting 
documents submitted by the applicant. Income qualification cannot be based solely on what's 
reported by the applicant on the application. 

In accordance with San Francisco Administrative Code Section 12H and applicable laws of the 
State of California, Developer shall not use citizen status as a qualification for selection. 
Developer shall not ask for social security information prior determining the household's income 
eligibility. 

The Developer shall comply with San Francisco Police Code Article 49, Sections 4901-4920 (the 
"Fair Chance Ordinance") and the specific screening requirements set forth in Exhibit I (Tenant 
Screening Criteria Policy). 

The Developer agrees to offer units in ranked order to applicants who meet all qualifications. If 
an applicant is still in the review process and the applicant behind them in lottery rank order has 
been approved, the first applicant must be offered a specific unit that is reserved for that 
applicant until all qualifications have been reviewed and approved. 

In the case where an applicant is denied for housing and appeals the denial, the Developer 
agrees to hold a comparable unit until the final decision has been made regarding the 
appeal. Should Developer determine that an applicant's denial appeal will be denied, 
Developer will inform MOH CD of this decision with documentation used to sustain the 
denial. MOHCD will confirm the denial is in accordance with Developer's eligibility 
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requirements. Developer agrees to be in compliance with all Fair Chance Ordinance 
appeals process requirements. 

If ineligibility is determined, the applicant will be notified in writing within one week after such 
determination is made, with a copy to the City. These applicants will also appear on the status 
report. 

Post-Lottery Status Report 
Every seven (7) business days following any lottery the Developer shall supply the City with a 
lease-up status report on a MOH CD-provided template. MOHCD has the right to audit the 
Developer's lease up procedure and applicant files within 24 hour notice during the lease up 
period. 

Response Deadline 
Applicants who have been accepted and notified in writing by the Developer shall have at least 
ten (10) calendar days thereafter to enter into a lease agreement. If the applicant fails to 
affirmatively respond, the application may be closed, making that unit available to the next 
eligible tenant. Written notice shall be provided to applicants whose applications are closed after 

. 10 days due to a lack ofresponse. Rejection of the unit by a COP or EAHP certificate holder and 
closed applications must be shown on the status report to the City. 

Final Documentation 
Within fourteen (14) calendar days after execution of a lease, the Developer shall supply the City 
with a copy of the following for all COP and EAHP tenants: 

• signed copy of lease 
• copy of complete application 
• a demographic report on all COP and EAHP applicants 

Retention Policy 
For MOHCD auditing purposes, Developers are required to keep all supporting documents for 
each applicant that has been interviewed for at least one year after the interview. 

Re-rental of Low Income Units 
Upon re-rental of any Low Income Unit or when re-opening the project waitlist to new 
applicants, the Developer shall notify the City in advance of any vacancy or waitlist opportunity. 
In no event shall the City be notified fewer than thirty (30) days before the date of re-occupancy 
for a vacant unit. In no event shall the City be notified fewer than thirty (30) days before a 
closed waitlist is re-opened for new applications. Violation of the thirty (30) day notification 
requirement may delay re-occupancy. 

W aitlist applications shall be entered into a lottery as described above. All lottery procedures 
listed in this document apply to wait list openings. Appeals, response deadline, application 
forms, and final documentation requirements listed above shall apply to all re-rentals. 
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Developers filling unit vacancies off a waitlist must accept applications from approved COP and 
EAHP certificate holders at any time, regardless of whether the waitlist is closed to other 
applicants. If a COP or EAHP certificate holder is found eligible for a Low Income Unit in the 
building, they shall be placed at the top of the waitlist. 

No more than seven (7) calendar days following the date that any new applications are accepted 
for a waitlis.t, !he Developer shall supply the City with a status report listing names, addresses 
and certificate numbers (when available) of COP and EARP certificate holders indicating the 
status of each application as of that date and the reason for any rejections. 

The City will, in tum, verify within seven (7) calendar days which such applicants are qualified 
as COP or EARP certificate holders. 

On an annual basis and each time a new waitlist lottery is conducted, the City shall be provided 
with a complete list of all applicant names, lottery rank on the waitlist, and whether they hold a 
COP or EAHP certificate upon finalization of the waitlist. 
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Attachment 14 

City and County of San Francisco 
Mayor's Office of Housing and Community Development {MOHCD) 

Marketing and Tenant Selection Plan for Initial Rental Units (2015 edition) 

This marketing and tenant selection plan is subject to City review within 10 business days from 
the date it is received and complete. Please set all advertising dates in this plan so that no 
date commences sooner than 30 working days before the date of your plan submission. 

Please complete and return this form in computer "Word" document format so that our 
office may track changes directly onto the document. The approval process typically 
involves a back-and-forth process between MOHCD and the developer's representative. Please 
do not submit incomplete plans. This marketing and tenant selection plan may be updated from 
time to time at the discretion of MOHCD. Thank you. 

I. General Information (Suggestion: Cut and paste sections I - VIII from this form into your 
marketing plan. This is the exact information required to be included.) 

I/We agree that ("Developer's Name and/or Service Provider") goal is to ensure that all 
applicants are screened using consistently applied, fair criteria, to provide a desirable, well
maintained and affordable place to live for an economically, racially, and ethnically integrated 
resident population, while complying with the provisions of any federal, state, or local law 
prohibiting discrimination in housing on the basis of race, religion, sex, color, family status, 
disability status, national origin, marital status, ancestry, gender identity or sexual orientation, 
source of income, or HIV/AIDS status. 

In order to inform the public, owners, and prospective tenants about federal fair housing laws 
and affirmative fair marketing procedures per the MOH CD Loan Agreement, ("Developer's 
Name and/or Service Provider") will include the Equal Housing Opportunity logotype and/or 
slogan, and a logotype indicating accessibility to the disabled, in all press releases, solicitations, 
and program information materials. 

Today's Date 

Proposed Marketing 
Launch Date 
(Must be no sooner 
than 30 days from the 
date of first marketing 
plan submission) 

Name of Building 

Property Address 
(Street address used 
for marketing and 
mailing to new renters) 
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Property Address as 
Stated in Planning 
Approval 

Planning Motion 
Number 
Notice of Special 
Restrictions Document 
# 

Name of City and Co. 
of SF Planner 

Th f II d t t. f f f . f . t e o owing eve oper con ac m orma ion or 1s or m erna use oniv. 
Name of Developer 

Developer Address 

Developer Phone 

Developer Email 

Name of Marketing 
Company 
Marketing Agent 

Marketing Agent 
Address 
Marketing Agent 
Phone 
Marketing Agent Email 

Date of Building 
Permit Issuance 
Expected Issuance 
Date of Temporary 
Certificate of 
Occupancy 
Expected Issuance 
Date of Final 
Certificate of 
Occupancy 
Date on Which You 
Expect Affordable 
Units to Begin Rentinq 
Date on Which You 
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Expect All Affordable 
Units to Complete 
Renting 

List all Sources of 
Government Financing 
for the Project (e.g. 
CDLAC, TCAC, HUD 
Loan, Infill Grant, etc.) 
If there is a source of 
government financing, 
how long and at what 
% Area Median 
Income must your 
units be restricted as 
rental units under this 
financing? 
Are your units condo 
mapped (i.e. 
subdivided) through 
the Department of 
Real Estate? 
Do you intend to 
convert to ownership 
units in the future? 
Please explain. 

II. Overall Building Composition 

Total # Units in Building (including 
affordable) 
Number of Residential Floors in the 
Building 

Ill. Market Rate Units (if applicable) 

Unit Type 
SRO 
Studio 
Jr. 1 Bedroom 
1 Bedroom 
1+ Bedroom 
2 Bedroom 
2+ Bedroom 
3 Bedroom 
3+ Bedroom 
4 Bedroom 
Other 

Total# 
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1. IV. Affordable Units 

Total # affordable (only) Units in 
Building 

AFFORDABLE UNITS BY BEDROOM SIZE 

Unit Type Total# Minimum 
Household 

*Maximum 
Household 

Occupancy Size Occupancy Size 
SRO 
studio 
Jr. 1 Bedroom 
1 Bedroom 
1+ Bedroom 
2 Bedroom 
2+ Bedroom 
3 Bedroom 
3+ Bedroom 
4 Bedroom 
Other 
*Please note that children under 6 years do not count toward household size. 

DETAILED DESCRIPTION OF AFFORDABLE UNITS BY BEDROOM SIZE 

R fi t R t L I S t b MOHCD fi T. bl B I e er o en eves e IV or a e eow. 
Unit# Bedroom Bath Square Unit Rent %Area Max. Min. Deposit Parking 

Count Count Feet Acces- Median House- Monthly Required Price 
sible/ Income hold Household 

Adapt-. Limit Income Income 
able Allowed Required 

{including 
Visually or 

Hearing 
Impaired) 

V. Renter Qualifications 

I/We understand that it is our responsibility to read and understand the rules of the Regulatory 
Agreement( s) for this development as well as the marketing and outreach policies set forth by 
the City and County of San Francisco Mayor's Office of Housing and Community Development. 
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[You must attach a resident selection criteria document for our review in addition to completing _ 

the section below. The resident selection criteria must also specify any preferences or program-

specific resident selection criteria applicable to the project, such as lottery preferences, and/or 

Access Point referrals from the Human Services Agency or Department of Public Health for 

Local Operating Subsidy Program units, etc. The resident selection criteria must also 

incorporate references to the Fair Chance Ordinance and how criminal background checks will 

not be used until after all other qualifications have been reviewed. The resident selection 

criteria should also include the following information as applicable: 

1) Applicant Eligibility Criteria 

All applicants must qualify based upon: 
• Commitment to use the unit as the principal residence. 
• Commitment to participate in rental restrictions and compliance recertification. 
• Insert project specific eligibility information (household size, income, age, etc.) 

[PLEASE INSERT THE ANNUAL INCOME LIMIT YOU WILL USE AND 
INSERT INCOME LIMITS INTO THE TABLE BELOW] · 

___ % of Maximum Income by Household Size derived from the 
Unadjusted Area Median Income (AMI) for HUD Metro Fair Market Rent 
Area (HMFA) that contains San Francisco 2014 

A one person household can make no more than $ __ _ 
A two person household can make no more than $ __ _ 
A three person household can make no more than $ __ _ 
.A four person household can make no more than $ __ _ 
A five person household can make no more than $ __ _ 
A six person household can make no more than $ __ _ 
A seven person household can make no more than $ __ _ 
(Please visit www.sfmohcd.org for larger households.) 

2) Occupancy Preferences (Verify with MOHCD) 

Preference will be given to (insert, project-specific preference chart, per the project's MOH CD 
Loan Documents and/or Ground Lease): 

SAMPLE BELOW: 
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Preference Applicant Category 

1 Persons Displaced by Project Activity 

2 Certificate of Preference Holders: 
a. Western Addition 
b. Hunters Point 
c. Residential G 

3 All Others 

Applicants will be required to indicate on their application if they believe they qualify for a 
preference, and must submit documented proof along with their application submission. Failure 
to provide proof may result in the preference not being granted. MOHCD staff will confirm all 
Certificate of Preference holders. See Exhibit J for Operational Rules for San Francisco 
Housing Lotteries and Renta,I Lease Up Activities. 

Notes regarding preferences: 
- Only one form of documented proof is required. 
- Only one adult household member must be eligible for a preference. 
- Any preference claim found to be false may result in the reordering of the application 
as if it had never requested or received a preference, or in the case of proven fraud by 
MOHCD, withdrawal of the application. 

During ongoing lease-ups of units, Certificate Holders will receive priority on the waitlist. See 
"Certificate of Preference" section for more information. 

3) Local Operating Subsidy Program 

[If your project is receiving Local Operating Subsidy Program ("LOSP") funds from either the 
Department of Public Health or Human Services Agency for designated LOSP units, then 
describe the total number of units and number of units receiving LOSP subsidy along with the 
referral process for those units, also please insert the following language:] 

"Certificate of Preference Holders who meet eligibility for (Insert City department providing 
LOSP funds)'s LOSP units will have priority status over other LOSP applicants. Certificate 
holders will be required to apply for the LOSP units by going through the (Insert DPH or HSA) 
designated Access Sites/Points for LOSP eligibility screening." 

4) Basis of Denial for Lottery Winners: 
[Please list the reasons why you would deny AFFORDABLE lottery winner (e.g. evictions, credit 

issues, etc.). Please be specific with each ground for denial, stating the specific standard within 

each denial rather than the general standard.] 
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Basis of Denial for Lottery Winners: 

Ability to pay rent standard - [please complete in detail] 
Credit Standard - [please complete in detail] 
Rental History Standard - [please complete in detail] 
Criminal History Standard must be compliant with Fair Chance Ordinance- [please complete in 
detail] 
Maximum Household Size Standard - [please complete in detail] 
Other - [please complete] 

(a) 

I/we confirm that the building selection criteria rules that we will apply to the Affordable 
Rental applicants are the! same as or more lenient than those applied to applicants for 
our market rate units. 

5) Mitigating Circumstances: 

[The Developer should describe its mitigating circumstances policy and procedures.] 

6) Reasonable Accommodations: 

[Your plan should provide instructions on filing a Request for Reasonable Accommodation; 
guidelines for considering and evaluating a Request for Reasonable Accommodation, and the 
appeal process.] ·. 

7) Grievance Policy 
The Grievance Policy will be available to all applicants of ("Project Name"). (See below 
for a sample Grievance Policy). 

SAMPLE GRIEVANCE POLICY: 
"If, at any time during the application process, you feel that your rights, duties, welfare, 
or status are or may have been adversely affected by ("Developer's Name and/or 
Service Provider's") action or failure to act, you may submit your grievance for informal 
or formal review. You may call (insert phone#) and leave a voicemail if necessary, and 
your call will be returned as soon as possible, but no later than 3 business days after 
your call date. If your grievance is not resolved at that point, you may request an 
informal hearing, which is a meeting with the ("Developer's Name and/or Service 
Provider") Staff and Director. The goal of the informal hearing is to settle the problem 
without the need for a formal hearing. In the event the problem is not settled, you are 
entitled to request a formal hearing. A formal hearing is between you and ("Developer's 
Name and/or Service Provider"), and a designated member of MOHCD. To request a 
formal hearing, you must already have attempted to resolve the issue with the 
("Developer's Name and/or Service Provider") and through an informal hearing 
described above. All requests for informal or formal meetings must be in writing, and 
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must contain specific grounds for complaint. Hearing requests should be mailed to: 
(insert "Developer's Name and/or Service Provider" & contact info). 

If you have a grievance with any entity related to the project, including MOH CD, please 
contact the ("Developer's Name and/or Service Provider") to 
advise you on pursuing the appropriate next steps." 

2. VI. Marketing Strategy 

(a) Advertising 

The City and County of San Francisco requires best practices regarding marketing 
affordable units. These best practices include advertising over a period of at least three 
(3) weeks in five (5) local newspapers that outreach to minority and low-, median-, and 
moderate-income communities in San Francisco and in one (1) citywide paper for a 
period of 2 weekends on a Saturday or Sunday. The marketing must occur during the 
first 3 weeks of the 4-week required MOH CD posting period. 

Newspaper or publication 
Suggestion: Craig's List 
Suggestion: Bayview or Sun Reporter (African 
American audience) 
Suggestion: El Mensajero or El Tecalote 
(Spanish speaking audience) 
Suggestion: Philippine News or Asian Journal 
(Filipino audience) 
Suggestion: Asian Weekly or Singtao Daily 
(Chinese audience) 
Suggestion for Other: Choose a paper that is 
local to the buildinq 

Social Media Activity 
Suggestion: Facebook, Twitter, etc. 
Suqqestion: website 
Suqqestion: email blast 

(i) I/We will post in the following five 
(5) local venues throughout a 3-
week period at least one time 
each week: 

Exact Advertisements Dates 

(ii) I/We will announce the affordable 
housing opportunity in at least 
three of the following non-print 
electronic media outlets 
throughout the marketing period. 

Exact Advertisement Dates Sources 
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All newspaper ads and postings will state income maximums by household size; renter 

qualifications; rental team contact information as the primary contact information; and identify 

MOHCD as the monitor of the Affordable Rental program. Ads may refer applicants to the 

MOHCD website at www.sfmohcd.org but will not list MOHCD telephone numbers or email 

addresses. A copy of the wording to be used in all advertising will be sent to MOH CD for initial 

review and copies of all placed ads will be sent to MOH CD upon the completion of the 

marketing period. All postings will display an "Equal Housing Opportunity" symbol on all 

marketing materials, adverti.sements and notices at the rental office: 

SAMPLE AD LANGUAGE: 

2 one-bedroom Affordable Rental Units available at 333 Birch Street. $1,000 a month. Must not 
own a housing unit and be income eligible. Households must earn no more than the maximum 
income levels below: 

55% of Median Income 
One person - $38,950; 2 persons - $44,500; 3 persons - $50, 100; 4 persons - $55,650 etc. 

Applications due by 5pm on DATE. Please contact the Green Company for an application and 
more information at (415) xxx-xxxx or 333birchaffordable@green.com or download at 
www.green.com. 

Units available through the San Francisco Mayor's-Office of Housing and Community 

Development and are subject to monitoring and other restrictions. Visit www.sfmohcd.org for 

program information. 

(Moc 
~ 

-~·· .,, 
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I/We will use the following ad language when advertising the Affordable Rental units. 

[Your Proposed Ad Language Here:] 

Beyond the information provided in the application for the Affordable Rental unit( s ), applicants 

will have access to information on the units available. This information will be relayed in the 

following manner: _____________ (This information may be relayed through 

a gen·eral website for the development or through flyers or other handouts on the development.) 
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Outreach Materials (i.e flyer or post cards) 

I/We understand that our project must provide a flyer and/or post card as a part of this 

submission for the AFFORDABLE units available that includes the following information. 

(Please see sample flyer at the end of this document for a template.) 

• "Affordable Rental" indication 
• Reference to MOHCD Affordable Rental program 
• Certificate of Preference and Ellis Act Housing Preference indication (if applicable) 
• Maximum and minimum qualifying incomes 
• Rent Levels 
• Description of units 
• Exterior and interior photo of the development 
• Information on information sessions 
• Information on how to obtain an application 
• Fair Housing logo 
• Equal Opportunity logo 
• Your website 

b. 
c. Strategy for Marketing to Residents of the Immediate Neighborhood 

I/We understand we must present a strategy for reaching out to the local community 
surrounding the building. [Suggestions include posting flyers in local community meeting places, 
posting the units in local papers, and reaching out to local community groups. This strategy is 
above and beyond your ad placements. At a minimum, list 10 local venues in which you will post 
your flyer or otherwise distribute your flyer.] 

d. [Your Strategy for Marketing to Residents of the Immediate Neighborhood Here:] 
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Outreach to Certificate of Preference Holders 

a. I/We understand that we are responsible for marketing our Affordable Rental units to Certificate 
of Preference holders. Certificate of Preference holders are primarily households displaced in 
Redevelopment Project Areas during the 1960's and 1970's, but may also include other persons 
displaced by Agency action. I/We understand that we are not responsible for direct marketing to 
Ellis Act Housing Preference holders. For more information, applicants may contact 415-701-
5613. 

I/We understand that I/we shall provide post cards for the mailing of an affordable housing 
announcement to all Certificate of Preference holders. We are responsible for printing the post 
cards using the information provided by MOHCD. MOHCD shall coordinate the mailing and 
invoice the developer for the full cost of the first class mailing, including postage and labels. 

(a) Important Dates and Completion of 
MOHCD Web Posting 

I/We understand that Affordable units must be posted on the MOHCD website for at least 28 
calendar days prior to application deadline. The following template will be posted on the MOH 
website during the marketing period. 

Please complete this template thoroughly. This posting will appear on the MOHCD website 
d "C t R t I L' f " Pl d f I t un er urren en a IS tnqs. ease remove re sec 10ns once comp. e e. 

Posting Date 

Type of Unit 

Development Name 
Address 
Number of Units 
Number of Bedrooms 
Neighborhood 
Square Footage 
Year Built 
Maximum Allowable 
Income Level of 
Households 

Rent 

Enter the date on which you would like to begin your marketing. Must be at 
least 30 days from the date of your submittal of a complete marketing plan 
to MOHCD. 
For example: Senior Housing; LOSP; Multi-family, etc. 

Total number of affordable units 

Write name of neighborhood here 

Use these income levels or levels specific to your units. The levels below 
may not apply to your project. Please remove levels of households that are 
too small for the unit. 
55% of Maximum Income by Household Size derived from the · 
Unadjusted Area Median Income (AMI) for HUD Metro Fair 
Market Rent Area (HMFA) that contains San Francisco 2014 
A one person household can make no more than $37 ,350 
A two person household can make no more than $42, 750 
A three person household can make no more than $48,050 
A four person household can make no more than $53,400 
A five person household can make no more than $57,650 
A six person household can make no more than $61,950 
A seven person household can make no more than $66,200 

Use the rent levels and unit sizes specific to your unit and remove all others 
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Minimum Allowable 
Income Level of 
Households 

Minimum Household 
Size 

Maximum Household 
Size 

Building Selection 
Criteria 

Deposit Required for 
Move-in 

Parking 

Which, if any, utilities 

that are not applicable. For example: 

2013 Maximum Monthly Rent By Unit Type (without utilities) 

55% of Unadjusted Area Median Income (AMI) for HUD Metro Fair Market 
Rent Area (HMFA) that contains San Francisco 
SRO -$695 
Studio - $939 
1-Bedroom - $1,066 
2-Bedroom - $1, 192 
3-Bedroom - $1,309 
4-Bedroom - $1,392 

Studio unit(s)- Household income must equal at least_ a month. 
One-bedroom unit(s) - Household income must equal at least_ a month. 
Two-bedroom unit(s) - Household income must equal at least_ a month. 
Three-bedroom unit(s) - Household income must equal at least_ a 
month. 

Households should be at least as many people as there are bedrooms in 
the unit to apply. 

Household size should not be limited beyond that allowed by SF Housing 
Code. 

Please complete according to your guidelines. 

In addition to qualifying under the rules of the lnclusionary Housing 
Program, applicants must qualify under the rules of the building. 
Each section below should be completed with detail 
Building Selection Criteria: 
Ability to pay rent standard - example - income must be 2 times monthly 
rent 
Credit Standard - example - no lower than 580 
Rental History Standard - example- no previous evictions in the last 3 
years 
Criminal History Standard - example - no felony conviction in the last 7 
years Please note, in compliance with Article 49 of the San 
Francisco Police Code, your background check will not be reviewed 
until all of your other qualifications have been reviewed 
Other - please list any other eligibility criteria not listed anywhere else on 
this posting. 

You may also include a link to additional selection criteria documents or 
info for consumer review. 

Each unit includes one parking space as a part of the rent 
-OR-
One parkinq space per unit available for$ 
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are paid by the 
building? 
How are utilities paid 
by the renter? 

Other fees and/or 
building rules 

Contact Person 
Phone 
Email 
Website 
How to obtain an 
application 
Application deadline 

Address to which 
application should be 
delivered 

Open House Dates (if 
applicable) 

Information Session 

Lottery 

Special Note(s) 

Renter pays own utility bills directly. 

-OR-

Renter is charged a flat rate of$_ by a third party vendor for the 
following utilities: on a monthly basis. 

-OR-

All utilities are paid by the building. 

Please list any fees for pets, mandatory insurance, bounced check, etc. 
here. 

__ ,5pm 

Applications must be received in paper form (no faxes or emails) by 5pm 
on the date of the deadline. 

Office: 
Rental Manager Name: 
Address: 
City/State/Zip. Code: 
Attn: 

Date: 
Time: 

Date: 
Time: 

Date: 
Time: 

Enter date, time and location 

Enter date, time and location 

(Consider working with City to rent Main Library Koret Auditorium if a larger 
lottery is anticipated.) 

Applicants do not need to be present at the lottery. Results will be posted to 
(place your web URL here) within two weeks of the lottery. 
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(b) VII. Application/Selection Process and 
Timeline 

The City and County of San Francisco's requirements for the marketing, application 
process, lottery process, tenant selection process and tenant screening criteria are 
defined by Exhibits H, I, J, & K. 
[Please complete the following timeline as part of your Marketing Plan] 
Timeline of Entire Process (add info as needed) 

Task Name 
Submittal of Marketing Plan to MOHCD 
MarketinQ period (3 months) 
Copy of Advertisements to required newspapers 
Applications Available to public 
Informational Workshop #1 
Informational Workshop #2 
Additional Community Outreach (if applicable) 
Application Deadline 
Lottery 
Demographic Summary of all Applicants to MOHCD 
Certificate of Preference count to MOHCD 
Application Review I Approval Process- start date 
Lease-up process I timeline 
Initial MOHCD approvals returned 
First Occupancy 
Construction start date- projected 
Project Closing- projected date 

VIII. Document Review 

Date 

I/We certify that I/we and all agents involved in the process of renting affordable units have read 
Exhibits, H, I, J & K. 

Representative (sign) 

Representative (print) 

Title (print) 

Company (print) 

Date (print) 
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Flyer Template 

Affordable Homes for Rent in San Francisco 
Exterior Photo Interior Photo 

3 two-bedroom + 3 three-bedroom "Below Market Rate" rental units available 
Bayside Village, 1125 Laurel Court, San Francisco 

• New Units with Modem Design+ Amenities 

• (2) Two-bedroom units for __ available to households at or under 55% of median 
income 

• Renter households must earn no more than the income levels listed below: 

Household Size One Two Three Four Five 
Person Person Person Person Person 

55% of Median Income $37,350 $42,750 $48,050 $53,400 $57,650 
2014 

Applications must be received by 5pm on Friday, April 13, 2014 to Smith Rentals, 300 Church 
St., San Francisco, CA 94114. 

Contact Smith Rentals at (415) 282-10000 or john@smithrentals.com for application and 
information on the units and view the full unit posting at www.sfmohcd.org. 

Units are monitored through the San Francisco Mayor's Office of Housing and Community 
Development and are subject to monitoring and other restrictions. Visit www.sfmohcd.org for 
program information. 

Information session 
Monday, June 2, 2013, 6pm 

123 Hyde Street 

Open House Dates 

Attachment 
14 



June 2, 5-6pm; June 12, 12-lpm; June 25, 5-6pmAll applicants are encouraged to apply. Lottery 

preference will be given to Certificate of Preference and Ellis Act Housing Preference holders* 

and households that live or work in San Francisco. 

Unit# Bedroom Bath Square Floor Rent Income Minimum Monthly Deposit 
Count Count Feet Maximum Household Income Required 

Required 

E113 Studio 1 448 1 $939 55% of AMI $2347.50 $939 
E114 1 1 605 1 $1066 55%ofAMI $2665 $1066 
El05 2 1 846 1 $1192 55% of AMI $2980 $1192 

*Certificate of Preference holders are primarily households displaced in Redevelopment Project Areas during the 
1960's and 1970's, but may also include other persons displaced by Agency action. Ellis Act Housing Preference 
holders are long term San Francisco tenants who were evicted because of the Ellis Act. Contact 415-701-5613 for 
more information. 

Attachment 
14 



COP Postcard Template 

Affordable Homes for Rent in San Francisco 
Exterior Photo Interior Photo 

3 two-bedroom ($rent amount)+ 3 three-bedroom ($rent amount) rental units 
available at Bayside Village, 1125 Laurel Court 

• Renter Households must have a minimum monthly income of$ ___ _ 

• Renter households must earn no more than the income levels listed below: 

Household Size One Two Three Four Five 
Person Person Person Person Person 

55% of Median Income $39,650 $45,300 $51,000 $56,650 $61,200 
2012 

*Certificate of Preference holders are primarily households displaced in Redevelopment Project Areas during the 
1960's and 1970's, but may also include other persons displaced by Agency action. Ellis Act Housing Preference 
holders are Jong term San Francisco tenants who were evicted because of the Ellis Act. Contact 415-701-5613 for 
more information. 

Side Two: 
Mayor's Office of Housing & Community Development 
1 South Van Ness, 5th Floor 
San Francisco, CA 94103 

Applications must be received by 
5pm on Friday, April 13, 2012 to: 
Makras Real Estate, 1193 Church St. 
San Francisco, CA 94114. 
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For more information & to apply Contact JM Rentals 
(415) 282-8400 or victor@jmrentals.com or 
www.sfmohcd.org 

Information session 
1\1onday,June2,2012,6pm 
123 Hyde Street 

Open House Dates 
June 2, 5-6pm; June 12, 12-lpm; June 25, 5-6pm 
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Attachment 15 

Sources and Uses 
[Attached] 
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Laurel Garaens Apartments - 1555 Turk St. 

Pro-forma 2016 (post-rehab) 

Effective Gross Income 
Rental Income 
Misc Income 

Vacancy 5.00% 

Total Rental Income 

Expenses 
Operating Expenses 
Ground Lease Base Rent 
Annual Replacement Reserve Deposit 

Total Operating Expenses 

Net Cash flow 

Sources 

Uses 

* 

* 

* 
* 

NOi 
Annual Mortgage Payment (20/20, 4.703%, 130x DSCR) 

Net Income (to be split 1/3 to Bethel, 2/3 to MOH Residual Lease Payment) 

Sources+Uses - Refinancing with Citicorp Loan 

2/5/2016 

New Citicorp loan {20/20 amortization @ 4.703%) 
HUD RR Acct (as of 12/31/2015) 
Loan application fee to Citicorp (April, 2015) 

Total Sources 

HUD loan (to BofA, est) 
City of SF loan (balance) 
City of SF loan (accrued interest, est) 
Northern CA Community Loan (w max int) 
Unsecured Notes (to GP w/ aced.int., est) 
Property Rehabilitation 
15% Hardcost Contingency 
"Guarantee" Reserve 
5% "softcost" Contingency 
Resident relocation 
Est'd restructuring, loan, legal+title fees 

Lender Origination Fee (Citibank) 1.00% 
Loan Consultant Fee (John Wong) 0.66% 
Restructuring Consultant (Bobby Sis 3.00% 
Refinancing Request Fee ( Mayor's Office of Housing) 
Lender's Counsel 

Lender's Appraisal 
Lender's Engineering+5eismic Report 
Lender's Environmental Review 
Zoning Fee (to Lender) 
Insurance Broker Fee (to Lender) 
Loan Processing Fee 

Monthly Construction Inspections (to Lender) 
Flood Certificate and credit reports (to Lender) 
Borrower's Counsel 

1st American Title Co (and related fees) 
Total Fees 

MOH Attorney Fees for Groundlease work 
Initial Replacement Reserve Deposit@ $1000/unit 

Total Uses 

Equity Takeout (Total Sources - Uses, as defined by MOH) 

Cash Payable to Bethel (=1/3 of Equity Takeout) 
Developer Fee (up to $500k, payable at Loan Closing) 
Remaining Cash-out Equity (payable at rehab completion) 

Restricted Proceeds to Housing Trust with MOH (=2/3 of Equity Takeout) 

$ 2,082,240 
6,418 

(104,112) 

$ 1,984,546 

687,980 
15,000 
35,464 

738,444 

1,246,102 
957,765 

$ 288,337 

$ 12,400,000 
487,419 

25,000 

$ 12,912,419 

$ 1,192,726 
672,915 
366,274 

1,168,750 
356,392 

5,559,416 
633,081 
450,907 

49,050 
525,000 

-
124,000 

80,000 
372,000 

3,000 
40,000 

7,000 
6,500 
4,500 

850 
1,250 
5,000 

15,000 
100 

15,000 
22,134 

696,33~ 

tbd 
52,000 

$ 11,722,845 

1,189,574 

396,525 

$ 396,525 

-

793,049 



FREE RECORDING REQUESTED PURSUANT TO 
GOVERNMENT CODE SECTION 27383 

When Recorded Return to: 

SAN FRANCISCO REDEVELOPMENT AGENCY 
770 Golden Gate.Avenue 
San Francisco, CA 94102 
Attn: Developmeht Services 

LAUREL GARDENS GROUND LEASE 

by and between the 

REDEVELOPMENT AGENCY OF THE 

CITY AND COUNTY OF SAN FRANCISCO 

as Landlord 

and 

Laurel Gardens of Bethel A.M.E. Church, L.P., 

a California limited partnership 

as Tenant 

Dated as of October ~'-' 1998 
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Ground Lease 

This Ground Lease is entered into as of October~-' 1998, 

by and between the REDEVELOPMENT AGENCY OF THE CITY AND COUNTY OF 

SAN FRANCISCO, a public body, corporate and politic (the 

11 Agency 11 ) as Landlord, and Laurel Gardens of Bethel A.M.E. 

Church, L.P., a California limited partnership (the "Developer"), 

as Tenant under this Ground Lease. 

RECITALS 

A. In furtherance of the objectives of the California 

Community Redevelopment Law (Health and Safety Code Section 33000 

et seq., the ~La~}, the Agency undertakes programs for the 

reconstruction and rehabilitation of slums and blighted areas in 

the City and County of San Francisco (the "City"}. 

B. Pursuant to the Law, the Board of Supervisors of the 

City established the Western Addition A-2 Redevelopment Project 

Area (~Project Area~}and adopted the Western Addition A-2 

Redevelopment Plan (as amended, the ~Redevelopment Plan~}. 

c. The Agency is authorized pursuant to the Law to 

distribute monies to nonprofit developers and sponsors for the 

specific and special purpose of increasing and maintaining the 

housing stock in the City and County of San Francisco for very 

low-, low- and moderate-income households. 

D. The expiration of project-based Section 8 'contracts 
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poses a serious threat to San Francisco's affordable housing 

stock. Many of the housing developments with expiring Section 8 

contracts are located in Redevelopment Project Areas. The Agency 

desires to preserve developments with Section 8 contracts as 

affordable housing by, among other things, expending Tax 

Increment Housing Funds. 

E. Developer is a limited partnership established solely 

to acquire and own housing units for low-income residents (the 

~Project~) on the real property located at 1555 Turk Street, San 

Francisco, California (the ~Site~) . 

F. The Project is currently financed with a U.S. 

Department of Housing and Urban Development ( 11 HUD") Section 236 

mortgage which is subject to prepayment by the current private 

owner ( 11 Seller 11 ), with the potential effect of expunging the 

existing federal low income rent restrictions placed on the 

Project. 

G. Laurel Gardens of Bethel A.M.E. Church, Inc., the 

Developer's general partner (the ~General Partner~), has entered 

into a purchase and sale agreement to purchase the Site and all 

the improvements on the Site {the ~Improvements~) . The General 

Partner intends (i) to sell the Site to, the Agency and (ii} to 

sell the Improvements to the Developer for rehabilitation and 

operation as affordable housing, by causing the Seller (x) to 

deed the Site directly to the Agency and (y) to deed the 

Improvements directly to the Developer. Developer intends to 
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finance the acquisition and rehabilitation of the Improvements 

using multifamily mortgage revenue bonds to be issued by the 

Agency.' low-income housing tax.credits, and other Agency provided 

funding, including, but not limited to, a San Francisco 

Redevelopment Agency Predevelopment Grant Agreement for $78,912, 

dated February 10, 1998, and a loan in the amount of $672,915.00, 

which will be used to acquire and rehabilitate the Improvements, 

pursuant to a loan agreement between the Agency and the Developer 

(the ~Loan Agreement~). The Agency will use $1,328,173.00 in 

additional funds to pay the purchase price for the Site, not 

including the Improvements. 

H. The Agency wishes to lease the Site to the Developer 

pursuant to this Ground Lease. 

NOW THEREFORE,. in consideration of the mutual obligations of 

the parties hereto, the Agency hereby leases to Developer and 

Developer hereby leases from the Agency the Site for the term and 

subject to the terms, covenants, agreements and conditions 

hereinafter set forth, to each and all of which the Agency and 

Developer hereby mutually agree. 

ARTICLE 1: DEFINITIONS 

Terms used herein have the meanings given them when first 

used or as set forth in this Article 1, or in the Loan Agreement, 

unless the context clearly requires otherwise. 
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1.01 Agency means the Redevelopment Agency of the City 

and County of San Francisco, a public body, corporate and 

politic, exercising its functions and powers and organized and 

existing under the Community Redevelopment Law of the State of 

California and includes any successor public Agency designated by 

or pursuant to law. The Agency is the owner of the Site. 

1.02 Agreement Date means the date that this Ground 

Lease is deemed to be entered into and effective, as set forth on 

the cover page. 

1.03 Developer means Laurel Gardens of Bethel A.M.E. 

Church, L.P., a California limited partnership. 

1.04 Development Standards means Section IIC of the 

Western Addition A-2 Redevelopment Plan, Land Use Provisions and 

Development Standards, originally adopted by the. Board of 

Supervisors on October 13, 1964, as amended from time to time, 
. 

which contains the development standards and urban design 

guidelines which apply to the Project Area. 

1.05 not used 

1.06 Ground Lease means this Ground Lease of the Site 

to tne Developer from the Agency, as amended from time to time. 

1.07 ImP,rovements means all physical construction, 

~ncluding all structures, fixtures and other improvements on the 

Site. 
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1. 08 Leaseho1d Estate means the estate held by the 

Developer pursuant to and created by this Ground Lease. 

1.09 Leaseho1d Mortgage means any mortgage, deed of 

trust, trust indenture or other security instrument, including, 

without limitation, the mortgage insured by the Secretary, the 

deed of trust securing a loan from [Bank of America], the lien of 

any Indenture of Trust with respect to mortgage revenue bonds 

issued by the Agency, and any assignment of the rents, issues and 

profits from the Site, or any portion thereof, which constitute a 

lien on the Leasehold Estate created by this Ground Lease. 

1.10 Lease Year means each calendar year during the 

term hereof, beginning on January 1 and ending on December 31, 

provided that the first Lease Year shall commence upon the 

Agreement Date and shall end on the next succeeding December 31, 

and the last Lease Year shall end upon the expiration of the term 

hereof. 

1.11 Lender means (i) the holder of any Leasehold 

Mortgage consented to by the Agency as required by Article 25.01 

and (ii) the Secretary, as defined in Article 27. 

1.12 Area Median :rnco:m§ means the median household or 

family ~ncome for San Francisco as determined pursuant to Section 

50093 of the California Health and Safety Code. 

1.13 not used 
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1.14 Premises means the Site together with any 

Improvements thereon. 

1.15 Site means the real property in the Project Area 

shown on the Site Plan, Attachment 1, and described in the Site 

Legal Description, Attachment 2. 

1.16 Redevelopment Plan means the Western Addition A-2 

Redevelopment Plan, as amended. 

1.17 Occupant means any person or entity authorized by 

Developer to occupy the Site, or any portion thereof. 

Whenever an 'Attachment' is referenced, it means an 

attachment to this Ground Lease unless otherwise specifically 

identified. Whenever a section, article or paragraph is 

referenced, it is a reference to this Ground Lease unless 

otherwise specifically referenced. 

ARTICLE 2: TERM 

(a) The term of this Ground Lease shall commence upon 

the Agreement Date and shall end ninety-nine years from that 

date. 

(b) Provided that the Developer is not in default of 

the terms of its obligations to the Agency at such time, the 

Agency agrees to negotiate in good faith, beginning no sooner 

than twenty-four (24) months before the expiration of the full 
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term of this Lease, to reach an agreement to convey the Site to 

the Developer .at the end of such term for continued use as 

affordable housing. The terms of such conveyance shall include 

(i) use of the Site for affordable housing for at least fifty 

(50) years, beginning on expiration of this Lease, and (ii) other 

terms and conditions, including price, calculated to reflect such 

restrictions on use. If the parties do not reach agreement by 

six (6) months before the expiration of the term, the Agency may 

dispose of the Site in accordance witr its then normal process 

for such disposition; provided, however, the Agency agrees to 

offer the Site first to the Developer on the same terms and· 

conditions which the Agency intends to be contained in its normal 

offering of the Site. The Developer shall have thirty (30) days 

from receipt of the Agency's offer to accept such offer on such 

terms and conditions. If the Developer accepts such offer, it 

may purchase the Site in accordance with the terms of any such 

disposition. If the Developer fails to accept such offer within 

such thirty (30) days, the Agency may proceed with its normal 

disposition without further obligation to the Developer; 

provided, however, that the Developer's right to propose resident 

ownership in accordance with Article 13 shall remain in effect 

until the termination of this Ground Lease. "Conveyance" or 

"dispo~ition" as used in this section may include sale, lease or 

other transfer of some or all of the Site. 
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ARTICLE 3: FINANCING 

(a) Developer shall submit to the Agency in accordance with 

the dates specified in the Schedule of Performance, Attachment 4, 

for approval by the Agency, evidence satisfactory to the Agency 

that Developer has sufficient equity capital and commitments for 

construction mortgage financing and permanent financing, and/or 

such other evidence of capacity to proceed with the acquisition 

and development of the Premises, including the rehabilitation of 

the Improvements, in accordance with this Ground Lease, as is 

acceptable to the Executive Director of the Agency. Such 

satisfactory evidence of financing shall include permanent 

financing if required as part of any construction financing. 

(b) A default by Developer under the terms of any financing 

shall constitute a default under this Ground Lease . 

.ARTICLE 4: ~ 

4.01 Annual Rent 

Developer shall pay the Agency thirty thousand dollars 

($30,000) per year for lease of the Site, without offset of any 

kind, payable in advance on the 15th day of March of each Lease 

Year, without necessity of demand, notice or invoice from the 

Agency (~Annual Rent 0
); provided, however, rent for the first 

lease year shall be due on December 31, 1998, and shall be equal 

to $30,000 times the number of days in the first Lease Year, 
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divided by 365. 

4.02 Absolute Net Lease 

This Ground Lease is an absolute net lease and the Developer 

shall be responsible to pay all costs, charges, taxes, 

impositions and other obligations related thereto. If the Agency 

pays any such amounts, whether to cure a default or otherwise 

protect its interests hereunder, the Agency will be entitled to 

be reimbursed by Developer the full amount of such payments as 

additional rent on the next rent payment date. 

ARTICLE 5 : AGENCY COVENANTS 

The Agency is a public body, corporate and politic, duly 

created and validly existing in good standing under the Law, and 

has full right, power and authority to enter into and perform its 

obligations under this Ground Lease. Agency covenants and 

warrants that the Developer and its tenants shall have, hold and 

enjoy, during the lease term, peaceful, quiet and undisputed 

possession of the Site leased without hindrance or molestation by 

or from anyone so long as the Developer is not in default under 

this Ground Lease or the Loan Agreement with the Agency. 

AR,TICLE 6: DEVELOPER COVENANTS 

Developer covenants and agrees for itself, and its 
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successors and assigns to or of the Site, or any part 

thereof, that: 

6.01 Limited Partnership/Authority 

Developer is a California limited partnership and has full 

rights, power and authority to enter into and perform its 

obligations under this Ground Lease. 

6.02 Use of Site 

During the term of this Ground Lease, Developer and such 

successors and assigns shall comply with the following 

requirements: 

6.02a. Compliance with Redevelopment Requirements 

Devote the Site to, and only to and in accordance with, 

the uses specified in the Redevelopment Plan and this Ground 

Lease, as specified in Article 9 hereof, which are the only 

uses permitted by this Ground Lease. 

6.02b. Non-Discrimination 

Not discriminate against or segregate any person or 

group of persons on account of race, color, creed, religion, 

ancestry, national origin, age, sex, gender identity, 

marital or domestic partner status, sexual orientation or 

disability (including HIV or AIDS status) in the sale, 

lease, rental, sublease, transfer, use, occupancy, tenure or 

enjoyment of the Site or the Improvements, or any part 
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thereof, nor shall Developer itself or any person claiming 

under or through it establish or permit any such practice or 

practices of discrimination or segregation with reference to 

the selection, location, number, use or occupancy, of 

Occupants, subtenants or vendees on the Site or 

Improvements, or any part thereor. 

6.02c. Acceptance of Tenants with Section 8 Subsid~ 

Not discriminate against tenants with certificates or 

vouchers under the Section 8 program or any successor rent 

subsidy program. 

6.02d. Non-Discriminatory Advertising 

All advertising (including signs) for sublease of the 

whole or any part of the Site shall include the legend 

"Equal Rousing Opportunity" in type or lettering of easily 

legible size and design. 

6.02e. Access for Disabled Persons 

Comply with all applicable laws providing for access 

for persons with disabilities, including, but not limited 

· to, the Americans with Disabilities Act and Section 504 of 

the Rehabilitation Act of 1973. 

6.02f. Equal Opportunity Marketing Plan 

Submit a Fair Housing Marketing Plan to be approved by 

the Agency. The Fair Housing Marketing Plan must follow 
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U.S. Department of Housing and Urban Development Guidelines 

for such plans. 

6.02g. Lead Based Paint 

Comply with the regulations issued by the Secretary of 

Housing and Urban Development set forth in 37 F.R. 22732-3 

and all applicable rules and orders issued thereunder which 

prohibit the use of lead-based paint in residential 

structures undergoing federally assisted construction or 

rehabilitation and require the elimination of lead-based 

paint hazards. 

6.03 Agency and City Deemed Beneficiaries of Covenants 

In amplification, and not in restriction, of the provisions 

of the preceding subsections, it is intended and agreed that the 

Agency and the City shall be deemed beneficiaries of the 

agreements and covenants provided in this Article 6, and the 

United States shall be deemed a beneficiary of the covenants 

provided in Article 6.02b through g, both for and in their or its 

own right and also for the purposes of protecting the interests 

of the community and other parties, public or private, in whose 

favor or for whose benefit such agreements and covenants have 

been provided. Such agreements and covenants shall run in favor 

of the Agency and the City and the United States for the entire 

period during which such agreements and covenants shall be in 

force and effect, without regard to whether the Agency, the City 
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or the United States has any time been, remains, or is an owner· 

of any land or interest therein to, or in favor of, which such 

agreements and covenants relate. The Agency and the City shall 

have the right, in the event of any breach of any such agreements 

or covenants, and the United States shall have the right in the 

event of any breach of the covenants provided in Article 6.02b 

through g, in each case, after notice and the expiration of cure 

periods, to exercise all the rights and remedies and to maintain 

any actions at law or suits in equity or other proper proceedings 

to enforce the curing of such breach of covenants, to which it or 

any other beneficiaries of such agreements or covenants may be 

entitled. 

ARTICLE 7: Al:nnJAL INCOME COMPUTATION AND CERTIFICATION 

Forty-five days after the Agreement Date, and on 

January 15th of each year thereafter, beveloper will furnish to 

the Agency a list of all of the names of the persons who are 

Occupants of the Improvements on the Site, the specific unit 

which each person occupies, the household income of the Occupants 

of each unit, the household size and the rent being charged to 

the Occupants of each unit. Developer will provide the Agency 

with an Income Computation and Certification for each household 

(i) in the form required by that certain Regulatory Agreement and 

Declaration of Restrictive Covenants with respect to the Project, 
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by and among the Agency, the Developer and U.S. Trust Company, as 

Trustee (the "Bond Regulatory Agreement"), for so long as such 

agreement is in effect; or (ii) from and after the date on which 

the Bond Regulatory Agreement is terminated, in the form attached 

hereto as Attachment 9; executed under penalty of perjury by the 

Occupant. If any state or federal agency requires an income 

certification for Occupants of the Site containing the above

referenced information, the Agency agrees to accept such 

certification in lieu of Attqchmenr..._Jt as meeting the requirements 

of this Ground Lease. In addition to such initial and annual 

list and certification, Developer agrees to provide the same 

information and certification to the Agency regarding each 

Occupant of the Improvements not later than ten (10) business 

days after such Occupant commences occupancy. 

ARTICLE 8: CONDITION OF SITE - "AS IS" 

Neither the Agency, nor any employee, agent or 

representative of the Agency has made any representation, 

warranty or covenant, expressed or implied, with respect to the 

Site, its physical condition, the condition of any improvements, 

any environmental laws or regulations, or any other matter, 

affecting the use, value, occupancy or enjoyment of the Site 

other than as set forth explicitly in this Ground Lease, and the 

Developer understands and agrees that the Agency is making no 
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such representation, warranty or covenant, expressed or implied; 

it being expressly understood that the Site is being leased in an 

"AS IS" condition with respect to all matters. 

ARTICLE 9: IMPROVEMENTS AND PERMITTED USES 

9.01 Scope of Development and Schedule of Performance 

Developer agrees to undertake and complete all physical 

construction on the Site described in the Loan Agreement, (the 

~scope of Development"), as approved by the Agency, in accordance 

with the ScteduJe of Performance, Att&chment 4. · 

9.02 Permitted Uses and Occupancy Restrictions 

The permitted uses of the Site are limited to 52 dwelling 

units, including 1 manager's unit and 51 residential units, a 

community room and related parking. Following the Agreement D.ate 

at least 50 of the residential units shall be occupied 

exclu$ively by hou$eholds with incomes at or below 60% of Area 

Median Income. Upon vacancy of any of the dwelling units, other 

than the one manager's unit, the vacant unit shall be occupied by 

a household at or below 60% of Area Median Income. As long as 

the Site receives Project-Based Section 8 assistance, rents 

charged to households will be in accordance with HUD 

requirements, which shall control in the event of any conflict 

with the requirements of this Ground Lease. Developer shall 

accept Project-Based Section 8 assistance from HUD for as long as 

it is offered by HUD. In the event HUD no longer provides 
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Section 8 assistance, rents charged to households with incomes 

above, at or below 60% of Area Median Income shall not exceed 30% 

of the greater of (a) 60% of Area Median Income or (b) the 

household's actual income. 

9.03 Lender Not Obligated to Comply with Income Restrictions 

Notwithstanding the foregoing Article 9.02, in the event 

that title to Developer's interest in the Improvements is 

acquired by a Lender by foreclosure, deed in lieu of foreclosure 

or as the result of any other action or remedy provided for by 

any Leasehold Mortgage, or should Lender sell or assign the same 

to an Agency approved purchaser or assignee (subject to the 

Agency's rights under Article 25), the Lender or its purchaser or 

assignee may operate and maintain the 52 residential dwelling 

units without any limitations on the rents charged or the income 

of the Occupants thereof; subject. however, to any requirements 

(i) arising in connection with financing insured by the Federal 

Housing Administration or {ii) otherwise imposed by HUD. 

ARTICLE 10: REHABILITATION OF IMPROVEMENTS 

10.01 General Requirements and Rights of Agency 

Construction documents for the rehabilitation of the 

Improvements by Developer {the "Construction Documents") shall be 

prepared by a person registered in and by the State of California 

to practice architecture and shall be in conformity with the 
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Redevelopment Plan and this Ground Lease, including a~y 

limitations established in the Scope of Development, and all 

applicable Federal, State and local laws and regulations. The 

Agency has approved Troy Brown & Associates as the Developer's 

architect for this Project. The architect shall use, as 

necessary, members of associated design professions, including 

engineers and landscape· architects. 

10.02 Agency Approvals and Limitation Thereof 

The Construction Documents must be approved by the Agency in 

the manner set forth below: 

10.02a. Compliance with Redevelopment Plan and 

Ground Lease 

The Agency's approval with respect to the Construction 

Documents is limited to determination of their compliance 

with the Redevelopment Plan and this Ground Lease, including 

the Scope of Development (these enumerated documents are for 

. convenience sometimes called "Redevelopment Requirements"). 

The Construction Documents shall be subject to general 

architectural review and guidance by the Agency as part of 

this review and approval process. 

10.02b. Agency Does Not Approve Compliance with 

Construction Reqµirements 
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The Agency's approval is not directed to engineering or 

structural matters or compliance with building codes and 

regulations, the Americans with Disabilities Act, or any 

other applicable State o~ Federal law relating to 

construction standards or requirements. 

10.02c. Agency Determination Final and Conclusive 

The Agency's determination respecting the compliance of 

the Construction Documents with Redevelopment Requirements 

shall be final and conclusive (except that it makes no 

determination and has no responsibility for the matters set 

forth in Article 10.02b, above). 

10.03 Rehabilitation to be in Compliance with 

Construction Documents and Law 

The Improvements to be constructed shall be constructed in 

strict compliance with the Agency-approved and City-approved 

Construction Documents and also in strict compliance with all 

applicable local, State and Federal laws and regulations. 

10.04 Approval of Construction Documents by Agency 

Developer shall submit and the Agency shall approve or 

disapprove the Construction Documents referred to in this Ground 

Lease within the times established in the Sch~dule Qf 

Performance. Failure by the Agency either to approve or 

disapprove within the times established in the Sghedule of 
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Performance shall be deemed approval. 

10.05 Disapproval of Construction Documents by Agency 

If the Agency disapproves the Construction Documents in 

whole or in part as not being in compliance with Redevelopment 

Requirements or this Ground Lease, Developer shall submit new or 

corrected plans which are in compliance within thirty (30) days 

after written notification to it of disapproval, and the 

provision of this section relating to approval, disapproval and 

resubmission of corrected Construction Documents shall continue 

to apply until the Construction Documents have been approved by 

the Agency; provideg, however, that in any event Developer must 

submit satisfactory Construction Documents (i.e., approved by the 

Agency) no later than the date specified therefor in the Schedu~ 

of Performance. 

10.06 Final Construction Documents to be Approved by 

Agency 

The Final Construction Docum~nts, including all drawings, 

specifications and other related documents necessary for the 

rehabilitation of the Improvements in accordance with the 

requirements of this Ground Lease, must be approved by the 

Agency. 

10.07 Issuance of Building P~rmits 

(a) Developer shall have the sole responsibility for 
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obtaining all necessary building permits and shall make 

application for such permits directly to the City's Department of 

Building Inspection. Developer shall report permit status in 

writing every thirty (30) days to the Agency. Failure to timely 

file and to diligently pursue issuance of permits shall be a 

breach of this Ground Lease. 

(b) The Developer is advised that the Central Permit Bureau 

forwards all building permits to the Agency for Agency approval 

of compliance with Redevelopment Requirements. Since the 

Agency's review of Construction Documents is limited (see 

Article 10.02a, above), its approval of compliance with 

Redevelopment Requirements is similarly limited and does not 

include Article 10.02b matters. Agency evidences such compliance 

by signing the permit and returning the permit to the Central 

Permit Bureau for issuance directly to the Developer. Approval 

of any intermediate permit, however, is not approval of 

compliance with all Redevelopment Requirements necessary for a 

full and final building permit. 

10.08 Performance and Pa:yment Bonds 

Prior to conunencement of rehabj,litation of the Improvements, 

Developer shall deliver to the Agency performance and payment 

bonds, each for the full value of the cost of rehabilitation of 

the Improvements, which bonds shall name the Agency as co

obligee, or such other completion security which is acceptable to 
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the Agency. 

10.09 

Rehabilitation 

Agency Approval of Changes after Commencement of 

Once rehabilitation has commenced, the only Construction 

Document matters subject to further review by the Agency will be 

requests for any changes in the Construction Documents which 

affect matters previously approved ~y the Agency. Permission to 

make such changes shall be requested by Developer in writing 

directed to the Agency, Attention: Housing Program Manager, with 

a copy to the Architecture Division Manager. The Agency shall 

reply in writing giving approval or disapproval of the changes 

within ten (10) business days after receiving such request. If 

the request is disapproved, the reply must specify the reasons 

for the disapproval. If the Agency does not respond within this 

ten-day period, the Agency will be deemed to have approved the 

changes as submitted. 

10.10 Times for Rehabilitation 

Developer agrees for itself, and its successors and assigns 

to or of the Leasehold Estate or any part thereof, that Developer 

and such successors and assigns shall promptly begin and 

diligently prosecute to completion the redevelopment of the Site 

through the rehabilitation of the Improvements thereon, and that 

such rehabilitation shall in any event commence and thereafter 

diligently continue and shall be completed no later than the 
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dates specified in the Schedule of Performance, unless such dates 

are extended by the Agency, provided, however, that if different 

dates are specified in an applicable loan agreement approved by 

the Secretary of HUD, then the dates in such loan agreement shall 

apply in place of those in the Schedule of Performance. 

10.11 Force Majeure 

For the purposes of any of the provisions of this Ground 

Lease, neither the Agency nor Developer, as the case may be, 

shall be considered in breach of o:: default in its obligations, 

nor shall there be deemed a failure to satisfy any conditions 

with respect to the beginning and completion of rehabilitation of 

the Improvements, or progress in respect thereto, in the event of 

enforced delay in the performance of such obligations or 

satisfaction of such conditions, due to unforeseeable causes 

beyond its control and without its fault or negligence, 

including, but not restricted to, acts of God, or of the public 

enemy, acts of the Government, acts of the other party, fires, 

floods, epidemics, quarantine restrictions, strikes, freight 

embargoes, general scarcity of materials and unusually severe 

weather or delays of subcontractors due to such causes; it being 

the purposes and intent of this provision that in the event of 

the occurrence of any such enforced delay, the time or times for 

the satisfaction of conditions to this Ground Lease including 

those with respect to rehabilitation of the Improvements, shall 
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be extended for the period of the enforced delay; provided, 

however, that the party seeking the benefit of the provisions of 

this paragraph shall have notified the other party thereof in 

writing of the cause or causes thereof within thirty (30) days 

after the beginning of any such enforced delay and requested an 

extension for the period of the enforced delay; and, provided 

further, that this paragraph shall not apply to, and nothing 

contained in this paragraph shall extend or shall be construed to 

extend, the time of performance of any of Developer's obligations 

to be performed prior to the conunencement of rehabilitation, nor 

shall the failure to timely perform precommencement of 

rehabilitation obligations extend or be construed to extend 

Developer's obligations to conunence, prosecute and complete 

rehabilitation of the Improvements in the manner and at the times 

specified in this Ground Lease. 

10.12 Reports 

Subsequent to corrunencement of rehabilitation of the 

Improvements and until they have been completed, Developer shall 

make a report in writing to the Agency every three (3) months, in 

such detail as may reasonably be required by the Agency, as to 

the actual progress of the Developer with respect to such 

rehabilitation. During such period the work of the Developer 

shall be subject to inspection by representatives of the Agency, 

at reasonable times and upon reasonable advance notice. 
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10.13 Agcess to Site 

Developer shall permit access to the Site to the Agency and 

the City whenever and to the extent necessary to carry out the 

purposes of the provisions of this Ground Lease, at reasonable 

times and upon reasonable advance notice. 

ARTICLE 11: COMPLETION OF IMPROVEMENTS 

11.01 Certi~icate of Completion - Issuance 

Promptly after completion of the rehabilitation of the 

Improvements in accordance with the provisions of this Ground 

Lease, and upon the request of Developer, the Agency will furnish 

Developer with an appropriate instrument so certifying. Such 

certification by the Agency shall be a conclusive determination 

of satisfaction and termination of the agreements and covenant~ 

of this Ground Lease with respect to the obligation of Developer, 

and its successors and assigns, to rehabilitate the Improvements 

in accordance with Agency approved Final Construction Documents 

and the dates for the beginning and completion thereof; providecir 

however, that such determination shall only be withheld because 

of failure to carry out specific requirements of the 

Redevelopment Requirements or this Ground Lease; provided 

further, that such certification and such determination shall not 

constitute evidence of compliance wiLh or satisfaction of any 

obligation of Developer to any Lender, or any insurer of a 
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mortgage, securing money loaned to finance the Improvements, or 

any part thereof; provided further, that Agency issuance of any 

Certificate of Completion does not relieve Developer or any other 

person or entity from any and all City requirements or conditions 

to occupancy of the Improvements, which requirements or 

conditions must be complied with separately. 

11.02 

11.03 

not used. 

Certifications to be Recordable 

All certifications provided for in this section shall be in 

such form as will enable them to be recorded with the Recorder of 

the City. 

11.04 Certification of Completion - Non-Issuance Reasons 

If the Agency shall refuse or fail to provide any 

certification in accordance with the provisions of subsection 

11.01, the Agency shall provide Developer with a written 

statement, within fifteen (15) days after written request by 

Developer, indicating in adequate detail in what respects 

Developer has failed to complete the rehabilitation of the 

Improvements in accordance with the provisions of this Ground 

Lease or is otherwise in default hereunder and what measures or 

acts will be necessary, in the opinion of the Agency, for 

Developer to take or perform in order to obtain such 

certification. 
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ARTICLE 12: CHANGES TO THE IMPROVEMENTS 

12.01 Post Completion Changes 

The Redevelopment Plan, or the requirements of any successor 

zoning or land use controls after termination of the 

Redevelopment Plan, controls changes to the Improvements after 

the rehabilitation has been certified complete. However, because 

of the location of the Site, the nature of the Improvements, the 

Permitted Oses and their relationship to surrounding 

developments, the Agency has a particular interest in the Site 

and in the nature and extent of the permitted changes to the 

Improvements. Accordingly, it desires to and does hereby impose 

the following particular controls on the Site and on the 

Improvements: during the term of this Ground Lease, neither 

Developer, nor any voluntary or involuntary successor or assign, 

shall make or permit any change in the Improvements, as change is 

hereinafter defined, unless the express prior written consent for 

any change shall have been requested in writing from the Agency 

and obtained, and, if obtained, upon such terms and conditions as 

the Agency may require. The Agency agrees not to withhold or 

delay its response to such a request unreasonably. 

12.02 Definition of Change 

'Change' as used in this Article means any alteration, 

modification, addition and/or substitution of or to the Site, the 

Improvements, the density of development and/or the extent and 
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nature of the Site open space, which differs materially from that 

which has been expressly approved by the Agency pursuant to this 

Ground Lease and which has been certlf ied by the Agency as 

complete in accordance with this Ground Lease, and shall include 

without limitation the exterior design, exterior materials and/or 

exterior color. For purposes of the Ioregoing, exterior shall 

mean and include the roof of the Improvements. 

12.03 Enforcement 

The Agency shall have any and all remedies in law or equity 

(including without limitation restraining orders, injunctions 

and/or specific performance), judicial or administrative, to 

enforce the provisions of this Article 12, including without 

limitation any threatened breach thereof or any actual breach or 

violation thereof. 

ARTICLE 13: TITLE TO IMPROVEMENTS 

Fee title to any Improvements, including those Improvements 

conveyed to Developer by that certain ([deed from xx]] of even 

date herewith, vested in Developer shall remain vested in 

Developer during the term of this Ground Lease. Subject to the 

rights of any Lenders and as further consideration for the Agency 

entering into this Ground Lease, at the expiration or earlier 

termination of this Ground Lease, fee title to all the 

Improvements shall vest in the Agency without further action of 
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any party, without any obligation by the Agency to pay any 

compensation therefor to Developer and without the necessity of a 

deed from Developer to the Agency; provided, however, that the 

Agency agrees to review in good faith, and not unreasonably 

disapprove, any proposal by Developer to transfer ownership of 

the Improvements to residents of the Premises, subject to (i) the 

terms and conditions of this Ground Lease, and (ii) the terms and 

conditions of any agreements entered into in connection with the 

Agency's issuance of tax-exempt multifamily housing revenue 

bonds, any proceeds of which were used for acquisition of the 

Premises, but only for so long as such agreements are in effect. 

ARTICLE 14: ASSIGNMENT, SUBLEASE OR OTHER CONVEYANCE 

14.01 Assignment, Sublease or Other Conveyance b~ 

Developer 

{a) Developer may not sell, assign, convey, sublease, or 

transfer in any other mode or form all or any part of its 

interest in this Ground Lease or in the Improvements or any 

portion thereof, other than to Lenders, or allow any person or 

entity to occupy or use all or any part of the Site other than 

leases to tenants in the ordinary course of business, nor may it 

contract or agree to do any of ·the same, without the prior 

written approval of the Agency, which approval shall not be 

unreasonably withheld or delayed; provided, however, (i) Developer 
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may sell, assign, convey, sublease or transfer its interests to a 

limited partnership of which Developer or an entity controlled by 

Developer is the managing general partner, without the consent of 

the Agency; and (ii) the purchase of the Project by Laurel 

Gardens of Bethel A.M.E. Church, Inc., as general partner of 

Developer, pursuant to that certain Righc of First Refusal and 

Purchase Option Agreement of even date herewith is approved. The 

parties hereto acknowledge th~ Agency's particular interest and 

concern regarding the nature and identity of the occupant of the 

Site, and therefore expressly agree that the Agency's approval of 

any such sale, assignment, conveyance, sublease or other transfer 

may be withheld in its good faith discretion. 

14.02 Assignment. Sublease or Other Conveyance by Agency 

The Agency acknowledges that any sale, assignment, transfer 

or conveyance of all or any part of the Agency's interest in the 

Site, the Improvements, or this Ground Lease, are subject to this 

Ground Lease. The Agency will require that any purchaser, 

assignee or transferee will expressly assume all of the 

obligations of the Agency under this Ground Lease by a written 

instrument recordable in the Official Records of the City. This 

Ground Lease shall not be affected by any such sale, and 

Developer shall attorn to any such purchaser or assignee. In the 

event that the Agency intends to sell all or any part of the 

Site, other than as provided in Section 2(b), the Agency shall 
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notify Developer of the proposed terms of such sale not later 

than ninety (90) days before the anticipated close of escrow. 

Developer shall have sixty (60} days from the giving of such 

notice to exercise a right of first refusal to purchase the Site 

on the same terms and conditions of such proposed sale. 

ARTICLE 15: TAXES 

Developer agrees to pay, or cause to be paid, when due to 

the proper authority, any and all ·ralid taxes, assessments and 

similar charges on the Site which become effective after the 

execution of this Ground Lease, including all taxes levied or 

assessed on the possession, use or occupancy, as distinguished 

from the ownership, of the Site. Developer shall not permit any 

such taxes, charges or other assessments to become a defaulted 

lien on the Site or the Improvements thereon; prQvided, however, 

that in the event any such tax, assessment or similar charge is 

payable in installments, Developer may make, or cause to be made, 

payment in installments; and, provided further, that Developer 

may contest the legal validity or the amount of any tax, 

assessment or similar charge, through such proceedings as 

Developer considers necessary or appropriate, and Developer may 

defer the payment thereof so long as the validity or amount 

thereof shall be contested by Developer in good faith and without 

expense to the Agency. In the event of any such contest, 
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Developer shall protect, defend and indemnify the Agency against 

all loss, cost, expense or damage resulting therefrom, and should 

Developer be unsuccessful in any such contest, Developer shall 

forthwith pay, discharge, or cause to be paid or discharged, such 

tax, assessment or other similar charge. The Agency shall 

furnish such information as Developer shall reasonably request in 

connection with any such contest provided that such information 

is otherwise available to the public. 

ARTICLE 16: UTIµITIES 

Developer sha~l procure water and sewer service from the 

City and electiicity, telephone, natural gas and any other 

utility service from the City or utility companies providing such 

services, and shall pay all connection and use charges imposed in 

connection with such services. As between the Agency a.nd 

Developer, Developer shall be responsible for the installation 

and maintenance of all facilities required in connection with 

such utility services to the extent not installed or maintained 

by the City or the utility providing such service. 

ARTICLE 17: MAINTENANCE 

Developer, at all times during the term hereof, shall 

maintain or cause to be maintained the Premises in good condition 

and repair to the reasonable satisfaction of the Agency, taking 
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into account the age of the building, including the exterior, 

interior, substructure and foundation of the Improvements and all 

fixtures, equipment and landscaping from time to time.located on 

the Site or any part thereof. The Agency shall not be obligated 

to make any repairs, replacements or renewals of any kind, nature 

or description whatsoever to the Site or any buildings or 

improvements now or hereafter located thereon. 

ARTICLE 18: LIENS 

Developer shall use its best efforts to keep the Site free 

from any liens arising out of any work performed or materials 

furnished by itself or its subtenants. In the event that 

Developer shall not cause the same to be released of record 

within twenty (20) days following written notice from the Agency 

of the imposition of any such lien, the Agency shall have, in 

addition to all other remedies provided herein and by law, the 

right but not the obligation to cause the same to be released by 

such means as it shall deem proper, including payment of the 

claim giving rise to such lien. All sums paid by the Agency for 

such purpose, and all reasonable expenses incurred by it in 

connection therewith, shall be payable to the Agency by Developer 

on demand; provided, however, Developer shall have the right, 

upon posting of an adequate bond or other security, to contest 

any such lien, and the Agency shall not seek to satisfy or 
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discharge any such liBn unless Developer has failed so to do 

within ten (10) days after the final dPtermination of the 

validity thereof. In the event of any such contest, Developer 

shall protect, defend, and indemnify the Agency against all loss, 

cost, expense or damage resulting therefrom. 

ARTICLE 19: GENERAL REMEDIES 

19.0l Application of Remedies 

The provisions of this Article 19 shall govern the parties' 

remedies for breach of this Lease. 

19.02 Notice and Cure Rights for Developer Limited 

Partner 

(a) The Agency may not exercise its remedies under this 

Ground Lease for a default by the Developer unless and until (i) 

the Agency has given written notice of any such default, in 

accordance with the notice provisions of Article 39, to the 

Developer's limited partners who have requested notice as set 

forth below ("Permitted Limited Partners"), and (ii) such default 

has not been cured within sixty (60) days following the giving of 

such notice or, if such default cannot be cured within such 60-

day period, such longer period ~s is reasonably necessary to cure 

such default, provided that such has been commenced and is being 

prosecuted diligently to completion. If a Permitted Limited 
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Partner cannot cure a default because the general partner of the 

Developer is in bankruptcy, any cure period will be tolled during 

the pendency of such bankruptcy. 

(b) The Agency will not exercise its remedy to 

terminate this Ground Lease if a Permitted Limited Partner is 

attempting to cure the default and such cure requires removal of 

the General Partner, so long a~ the Permitted Limited Partner is 

proceeding diligently to remove the General Partner in order to 

effect a cure of such default. 

(c) Fannie Mae is a Permitted Limited Partner as of 

the date of this Ground Lease and is entitled to the notice and 

cure periods provided in this Article 19. Any other limited 

partner wishing to become a Permitted Limited Partner must 

provide five (5) days' written notice to the Agency in accordance 

with the notice provisions of this Ground Lease, setting forth a 

notice address and providing a copy of such notice to the 

Developer and all of the Developer's general partners. Such 

limited partner will become a Permitted Limited Partner upon the 

expiration of the five-day period. A limited partner will not be 

afforded the protections of this section with respect to any 

default occurring prior to the time such limited partner becomes 

a Permitted Limited Partner. 
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19.03 Breach by Agengy 

If Developer believes a material breach of this Ground Lease 

has occurred, Developer shall first notify the Agency in writing 

of the purported breach, giving the Agency sixty (60) days from 

receipt of such notice to cure such breach. In the event Agency 

does not then cure or, if the breach is not reasonably 

susceptible to cure within that sixty (60) day period, begin to 

cure within sixty (60) days and thereafter diligently prosecute 

such cure to completion, then Developer shall be afforded all of 

its rights at law or in equity by taking any or all of the 

following remedies: (i) terminating in writing this entire Ground 

Lease; (ii) prosecuting an action for damages; (iii) seeking 

specific performance of this Ground Lease; or (iv) any other 

remedy available at law or equity. 

19.04 Breach by Developer 

l9.04a. Default by Developer 

The following events each constitute a basis for the 

Agency to take action against Developer: 

(1) Subject to delay for force majeure pursuant 

to Section 10.11, Developer fails to commence 

rehabilitation of the Improvements or to complete same 

within the time limits set forth in this Ground Lease; 

(2) Developer fails to comply with the Permitted 

Uses and Occupancy Restrictions set forth in Article 
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9.02; 

(3) Developer abandons or suspends rehabilitation 

of the Improvements for a period of sixty (60) days 

after written notice by the Agency of such abandonment 

or suspension, except for a cessation of rehabilitation 

caused by Force Majeure as defined in Section 10.11. 

(4) Developer voluntarily or involuntarily 

assigns, transfers or attempts to transfer or assign 

this Ground Lease or any rights in this Ground Lease, 

or in the Improvements, except as permitted by this 

Ground Lease; 

(5) Developer, or its successor in interest, 

shall fail to pay real estate taxes or assessments on 

the Premises or any part thereof when due, or shall 

place thereon any encumbrance or lien unauthorized by 

this Ground Lease, or shall suffer any levy or 

attachment to be made, or any material supplier's or 

mechanic's lien or any other unauthorized encumbrance 

or lien to attach, and such taxes or assessments shall 

not have been paid, or the encumbrance or lien removed 

or discharged; provided, however, that Developer shall 

have the right to contest any tax or assessment 

pursuant to Article 15 and, upon the posting of an 

adequate bond or other security, to contest any such 
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lien or encumbrance. In the event of any such contest, 

Developer shall protect, indemnify and hold Agency 

harmless against all losses, damages, including 

reasonable attorneys' fees and costs resulting 

theref rorn; 

(6) Developer shall be aJjudicated bankrupt or 

insolvent or shall make a transfer in fraud of 

creditors, or make ar1 assignment for the benefit of 

creditors, or bring or have brought against Developer 

any action or proceeding of any kind under any 

provision of the Federal Bankruptcy Act or under any 

other insolvency, bankruptcy or reorganization act and, 

in the event such proceedings are involuntary, 

Developer is not dismissed from the same within sixty 

(60) days thereafter; or, a receiver is appointed for a 

substantial part of the assets of Developer and such 

receiver is not discharged within sixty (60) days; 

(7) Developer breaches any provision of any 

financing provided by the Agency, including, but not 

limited to, the Loan Agreement, or by any other source 

for the acquisition or rehabilitation of the Site or 

the Improvements, and fails to cure the breach 

following any required written notice and within any 

applicable cure periods; 
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(8) Developer breaches any other material 

provision of this Ground Lease; or 

(9) Developer fails to pay Rent when due. 

19.04b. Notification, Cure and Remedies 

Upon the happening of any of the events described in 

Article 19.04a above, the AgP.ncy shall notify Developer in 

writing of its purported breach, failure or act, giving 

Developer sixty (60) days from receipt of such notice to 

cure such breach, failure or CTCt. In the event Developer 

does not cure or, if the breach, failure or act is not 

reasonably susceptible to cure within that sixty (60) day 

period, begin to cure within sixty (60) days and thereafter 

diligently prosecute such cure to completion, then, subject 

to the rights of any Lender and subject to Section 19.02, 

the Agency thereafter shall be afforded all of its rights at 

law or in equity, including any or all of the following 

remedies: (1) terminating in writing this Ground Lease; (2) 

prosecuting an action for damages; or (3) seeking specific 

performance of this Ground Lease. 

ARTICLE 20: DAMAGE AND DESTRUCTION 

The provisions of this Article 20 are subject to the 

requirements of the Secretary of HUD, including those set forth 

in Article 27. 
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20.01 Insured Casualt~. 

If the Improvements or any part thereof are damaged or 

destroyed by any cause covered by any policy of insurance 

required to be maintained by Developer hereunder, Developer shall 

promptly commence and diligently complete the restoration of the 

Improvements as nearly as possible to the condition thereof prior 

to such damage or destruction; provided, however, that if more 

than fifty percent (50%) of the Improvements are destroyed or are 

so damaged by fire or other casualty, or if the insurance 

proceeds do not provide at least ninety percent (90%) of the 

funds necessary to accomplish the restoration, Developer may 

terminate this Ground Lease within thirty (30) days after the 

later of (i) the date of such damage or destruction, or (ii) the 

date on which Developer is notified of the amount of insurance 

proceeds available for restoration. In the event Developer is 

required or elects to restore the Improvements, all proceeds of 

any policy of insurance required to be maintained by Developer 

under this Ground Lease shall be used by Developer for that 

purpose and Developer shall make up from its own funds any 

deficiency between the amount of insurance proceeds available for 

the work of restoration and the actual cost thereof. In the 

event Developer elects to terminate this Ground Lease pursuant to 

its right to do so under this Article 20.01, or elects not to 

restore the Improvements, the insurance proceeds shall be divided 
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among the Agency, Developer and any Lender in accordance with the 

provisions of Article 20.03. 

20.02 Uninsured Casualty. 

If (i) a substantial portion of the Improvements are damaged 

or destroyed and ten percent (10%) or more of the cost of 

restoration is not within the scope of the insurance coverage; 

and (ii) in the reasonable opinion of Developer, the undamaged 

port.ion of the Improvements cannot be completed or operated on an 

economically feasible basis; and (iii) there is not available to 

Developer any feasible source of third party financing for 

restoration reasonably acceptable to Developer; then Developer 

may terminate this Ground Lease upon ninety (90) days written 

notice to the Agency. If it appears that the provisions of this 

Article 20.02 may apply to a particular event Df damage or 

destruction, Developer shall notify the Agency promptly and not 

consent to any settlement or adjustment of an insurance award 

without the Agency's written approval, which approval shall not 

be unreasonably withheld or delayed. In the event that Developer 

terminates this Ground Lease p~rsuant to this Article 20.02, all 

insurance proceeds and damages payable by reason of the casualty 

shall be divided among Agency, Developer and Lender in accordance 

with the provisions of Article 20.03. If Developer does not have 

the right, or elects not to exercise the right, to terminate this 

Ground Lease as a result of an uninsured casualty, Developer 
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shall promptly commence and diligently complete the restoration 

of the Improvements as nearly as possible to their condition 

prior to such. damage or destruction in accordance with the 

provisions of Article 20.01. 

20.03 Distribution of the Insurance Proceeds. 

In the event of an election by Developer to terminate and 

surrender as provided in either Article 20.01 or 20.02, the 

priority and manner for distribution of the proceeds of any 

insurance policy required to be maintained by Developer hereunder 

shall be as follows: 

(a) First, to pay for the cost of removal of all 

debris from the Site or adjacent and underlying property, and for 

the cost of any work or service required by any statute, law, 

ordinance, rule, regulation or order of any federal, state or 

local government, or any agency or official thereof, for the 

protection of persons or property from any risk, or for the 

abatement of any nuisance, created by or arising from the 

casualty or the damage or destruction caused thereby; 

(b) Second, to compensate Agency for any diminution 

in the value (as of the date of the damage or destruction) of the 

Site as a raw development site caus.ed by or arising frorri the 

damage or destruction; 

(c) The remainder to Developer. 
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(d) The provisions of this Article 20.03 shall be 

subject to the rights of any Lender. 

20.04 Clean Up of Housing Site 

In the event the Developer terminates this Ground Lease 

pursuant to the provisions of Article 20.01 or 20.02 and the 

proceeds of any insurance policy are insufficient to pay the 

clean-up and other costs described in Article 20.03 subsection 

(a), Developer shall have the obligation to pay the portion of 

such costs not covered by the insurance proceeds. 

ARTICLE 21: DAMAGE TO PERSON OR PROPERTY; INDEMNIFICATION 

Agency shall not in any event whatsoever be liable for any 

injury or damage to any person happening on or about the Site, 

for any injury or damage to the Premises, or to any property of 

Developer, or to any property of any other person, entity or 

association on or about the Site. Developer shall defend, hold 

harmless and indemnify the Agency, the City and their respective 

commissioners, officers, agents, and employees, of and from all 

claims, loss, damage, injury, actions, causes of action and 

liability of every kind, nature and description directly or 

indirectly arising from its tenancy, it~ use of the Site, 

including adjoining sidewalks and streets, and any of its 

operations activities thereon or connected theretoi provided, 

however, that this Article 21 shall not be deemed or construed to 
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and shall not indemnify and save harmless the Agency, the City or 

any of their commissioners, officers, agents or employees from 

any claim, loss, damage, liability o~ expense, of any nature 

whatsoever, arising from or in any way related to or connected 

with any willful misconduct or gross negligence by the person or 

entity seeking such indemnity. 

ARTICLE 22: INSURANCE AND FIDELITY BOND 

22.01 Insurance 

For so long a5 the Loan Agreement is in effect, the 

Developer shall maintain insurance in accordance with the terms 

of the Loan Agreement, and failure to do so shall be a default 

under the terms of this Ground Lease. From and after the 

termination of the Loan Agreement, the Developer shall maintain 

insurance meeting the requirements of this Article. 

22. 01.a. Insurance Requirements for Developer 

During the term of this Ground Lease, Developer shall 

procure and maintain insurance against claims for injuries to 

persons or damage to property which may arise from or in 

connection with the performance of ~ny work hereunder by the 

Developer, its agents, representatives, employees or 

subcontractors and the Developer's use and occupancy of the Site 

and the Improvements. 

22.0lb. 
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Coverage shall be at least as broad as: 

(1) Insurance Services Office Commercial General 

Liability coverage ("occurrence" form CG 00011188). 

(2) Insurance Services Office form number CA 00010692 

covering Automobile Liability, code 1 "any auto." 

(3) Workers 1 Compensation insurance as required by the 

Labor Code of the State of California and Employer's Liability 

insurance. 

(4) Whenever an architect or engineer is employed, 

professional Liability Insurance covering all negligent acts, 

errors and omissions in Developer's Architectural and Engineering 

Professional Design Services. As an alternative to Developer 

providing said Professional liability insurance, Developer shall 

require that all architectural and engineering professional 

consultants for the project have liability insurance covering 

negligent acts, errors and omissions. Developer shall provide 

the Agency with copies of consultants' insurance certificates 

showing such coverage. 

(5) Property Liability Insurance against all risks of 

direct physical loss to the Project during the course of 

construction and following completion of construction. 

22.0lc. Minimum Limits of Insurance 

Coverage shall maintain limits no less than: 
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(1) General Liability: $1,000,000 combined single 

limit per occurrence for bodily injury, personal injury and 

property damage. If Commercial General Liability Insurance or 

other form with a general aggregate limit shall apply separately 

to this project/location, the general aggregate limit shall be 

twice the required occurrence limit. 

(2) Automobile Liability: $1,000,000 combined single 

limit per accident for bodily injury and property damage. 

(3) Workers' Compensation and Employers Liability: 

Workers' Compensation limits as required by the Labor Code of the 

State of California and Employers Liability limits of $1,000,000 

per accident. 

(4) Professional Liability: $1,000,000 per occurrence 

during the course of new construction or remodeling in excess of 

$100,000. 

(5) Property Insurance: 

(a) Prior to commencement of construction on the Site, 

the Developer shall deliver to the Agency performance and payment 

bonds for such construction which bonds shall name the Agency as 

co-obligee. 

{b) During the course of construction, Full Completed 

Value of the Project. 
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(c) Following completion of construction, Full 

replacement value of the Project with no coinsurance penalty 

provision. 

22.0ld. Deductibles and Self-Insured Retentions 

Any deductibles or self-insured retentions must be declared 

to and approved by Agency. At the option of Agency, either: the 

insurer shall reduce or eliminate such deductibles or self

insured retentions as respects the Agency, its officers, 

employees and volunteers; or the 08veloper shall procure a bond 

guaranteeing payment of losses and related investigation, claim 

administration and defense expenses. 

22.0le. Other Insurance Provisions 

The policies are to contain, or be endorsed to contain, the 

following provisions: 

(1) General Liability and Automobile Liability 

Coverage: 

(a) The Agency, the City and County of San 

Francisco and their respective officers, agents, employees and 

Commissioners, are to be covered as additional insured as 

respects: liability arising out of activities performed by or on 

behalf of the Developer; products and completed operations of the 

Developer, premises owned, occupied or used by the Developer; or 

automobiles owned, leased, hired or borrowed by the Developer. 

The coverage shall contain no special limitations on the scope of 
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protection afforded to the Agency, the City and County of San 

Francisco and their respective officers, agents, employees or 

Commissioners. 

(b) The Developer's insurance coverage shall be 

primary insurance as respects the Agency, the City and County of 

San Francisco and their respective officers, agents, employees 

and Commissioners. Any insurance or self-insurance maintained by 

the Agency, the City and County of San Francisco and their 

respective officers, agents, employees or Commissioners shall be 

excess of the Developer's insurance and shall not contribute with 

it. 

(c) Any failure to comply with reporting 

provisions of the policies shall not affect coverage provided to 

the Agency, the City and County of San Francisco and their 

respective officers, agents, employees or Commissioners. 

(d) The Developer's insurance shall apply 

separately to each insured against whom claim is made or suit is 

brought, except with respect to the limits of the insurer's 

liability. 

(2) Workers' Compensation and Employers Liability 

Coverage: The insurer shall agree to waive all rights of 

subrogation against the Agency, the City and County of San 

Francisco and their respective officers, agents, employees and 

n\g\h\laurelgl.dr6 Page47 



Commissioners for losses arising from work performed by the 

Developer for the Agency. 

(3) All Coverage: Each insurance policy required by 

this clause shall be endorsed to state that coverage shall not be 

suspended, voided, canceled by either .party, or reduced in 

coverage or in limits, except after thirty (30) days' prior 

written notice by certified mail, return receipt requested, has 

been given to Agency. 

22.0lf. Acceptability of Insurers 

Insurance is to be placed with insurers with a Best's rating 

of no less than A:VII. 

22.0lg. Verification of Coverage 

Developer shall furnish Agency with certificates of 

insurance prior to disbursement of funds and with original 

endorsements effecting coverage required by this clause. The 

certificates and endorsements for each insurance policy are to be 

signed by a person authorized by that insurer to bind coverage on 

its behalf. All certificates and endorsements are to be received 

and approved by Agency before work commences. Agency reserves 

the right to require complete, certified copies of all required 

insurance policies, at any time. 

22.0lh. Subcontractors 

Developer shall include all subcontractors as additional 

insured under its policies or shall furnish separate certificates 
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and endorsements for each subcontractor. All coverage for 

subcontractors shall be subject to all of the requirements stated 

herein. 

22.02 Fidelity Bond 

Developer shall obtain a blanket fidelity bond, or 

equivalent coverage, from a bonding company, acceptable to 

Agency, covering all officers and employees of Developer for loss 

of Loan funds caused by dishonesty in an amount not less than the 

Loan. Should such a loss of Loan funds occur, Developer agrees 

to diligently pursue recovery under· the bond and to assign or 

remit to the Agency all funds recovered. 

ARTICLE 23: COMPLIANCE WITH LEGAL REQUIREMENTS 

Developer shall at its cost and expense, promptly comply 

with all laws, statutes, ordinances and governmental rules, 

regulations or requirements now in force or which may hereafter 

be in force, with the requirements of any board of fire 

underwriters or other similar body now or hereafter constituted, 

with any direction or occupancy certificate issued pursuant to 

any law by any public officer or officers, insofar as any thereof 

relate to or affect the condition, use or occupancy of the Site. 

In the event Developer contests any of the foregoing, Developer 

shall not be obligated to comply therewith to the extent that the 

application of the contested law, statute, ordinance, rule, 
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regulation or requirement is stayed by the operation of law or 

administrative or judicial order and Developer indemnifies the 

Agency against all loss, cost, expense or damage resulting from 

noncompliance. 

ARTICLE 24: ENTRY 

The Agency and its authorized agents shall have the right at 

all reasonable times during normal business hours and after 

forty-eight (48) hours written notice to Developer (except in the 

event of an emergency when no written notice is required), to go 

on the Site for the purpose of inspecting the same or for the 

purpose of posting notices of nonresponsibility, or for police or 

fire protection. 

ARTICLE 25: MORTGAGE FINANCING 

25.01 No Encumbrances Except for Development Purposes 

Notwithstanding any other provision of this Ground Lease and 

subject to the prior written consent of the Agency, which consent 

shall not be unreasonably withheld or delayed, Leasehold 

Mortgages are permitted to be placed upon the Leasehold Estate 

only for the purpose of securing loans of funds to be used for 

financing the acquisition, design, rehabilitation or future 

renovation or reconstruction of the Improvements and any other 

expenditures reasonably necessary and appropriate to acquire, 
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-- __ ! 

own, develop, rehabilitate, renovate, construct or reconstruct 

the Improvements under this Ground Lease, operation of the 

Improvements, and costs and expenses incurred or to be incurred 

by Developer in furtherance of the purposes of this Ground Lease. 

The FHA-insured mortgage loan being made by the Bank of America, 

FSB (the "Bank") and the Indenture of Trust by a11d among the 

Bank, the Agency and U.S. Trust Company, National Association, 

are approved Leasehold Mortgages for all purposes under this 

Ground Lease. 

25.02 Holder Not Obligated to Construct 

The holder of any mortgage, deed of trust or other security 

interest authorized by Article 25.01 ("Holder" or "Lender"), 

including the successors or assigns of such H9lder, is not 

obligated to complete the rehabilitation of the Improvements or 

to guarantee such completion; nor shall any covenant or any other 

provision of this Ground Lease be construed so to obligate such 

Holder. However, in the event the Holder does undertake to 

complete or guarantee the completion of the rehabilitation of the 

Improvements, nothing in this Ground Lease shall be deemed or 

construed to permit or authorize any such Holder or its 

successors or assigns to devote the Site or any portion thereof 

to any uses, or to construct or rehabilitate any Improvements 

thereon, other than those uses or Improvements provided for or 

authorized in the Redevelopment Plan. To the extent any Holder 

n\g\h\Jaurelgl.dr6 Page 51 



or its successors in interest wish to change such uses or 

construct different improvements, that Holder or its successors 

in interest must obtain the written consent of the Agency. 

25.03 Failure of Holder to Complete Improvements 

In any case where six months after assumption of obligations 

pursuant to Article 25.02 above, a Lender, having first exercised 

its option to construct, has not proceeded diligently with 

rehabilitation, the Agency shall be afforded the rights against 

such Holder it would otherwise have against Developer under this 

Ground Lease for events or failures occurring after such 

assumption. 

25.04 Default by Developer and Agency's Rights 

25.04a. Right of Agency to Cure 

In the event of a default or breach by Developer in or 

of its obligations under any Leasehold Mortgage, and Developer's 

failure to timely commence or diligently prosecute cure of such 

default or breach, the Agency may, at its option, cure such 

breach or default. I~ such event, the Agency shall be entitled 

to reimbursement from Developer of all costs and expenses 

reasonably incurred by the Agency in curing the default or 

breach. The Agency shall also be entitled to a lien upon the 

Leasehold Estate or any portion thereof to the extent of such 

costs and disbursements. Any such lien shall be subject to the 

lien of any then existing Leasehold Mortgage authorized by this 
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Ground Lease, including any lien contemplated because of advances 

yet to be made. 

25.04b. Notice of Default to Agency 

The Lender shall· give the Agency prompt written notice 

of any such default or breach, and every Leasehold Mortgage shall 

so provide and shall also contain the Ag~ncy's right to cure as 

above set forth. 

25.04c. Agency's Right to Assignment of the Leasehold 

Mortgage 

In any case where, subsequent to default or breach by 

Developer in or of its obligations under any Leasehold Mortgage, 

Developer shall have failed to fully cure such breach or default 

within the applicable time provided therefor, the Agency shall 

have the option of paying to the holder thereof the amount of the 

Leasehold Mortgage debt and securing an assignment of such debt 

and of the Leasehold Mortgage and every Leasehold Mortgage shall 

so provide. In the event that Developer's interest in the Site, 

or any part thereof, has vested in such holder by way of 

foreclosure or action in lieu thereof, without notice to the 

Agency at least thirty (30) days prior to such vesting that 

foreclosure or action in lieu thereof was pending, the Agency 

shall. be entitled, at its option, if exercised in writing within 

sixty (60) days after the Agency acquires actual knowledge of 

such transfer of Developer's interest, to a conveyance to it of 
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Developer's interest in the Site or part thereof, upon payment to 

such holder of an amount equal to the sum of: 

(a) The Leasehold Mortgage debt at the time of 

foreclosure or action in lieu thereof, less all appropriate 

credits, including those resulting from collection and 

application of rentals received during foreclosure proceedings; 

(b) All expenses with respect to the foreclosure; 

(c) The net expenses, if any, exclusive of general 

overhead, incurred by such holder in and as a direct result of 

the subsequent management of the Site; and 

(d) An amount equivalent to the interest that would 

have accrued on the aggregate of such amounts had all such 

amounts become part of the Leasehold Mortgage debt and had such 

debt continued in existence. 

25.05 Subordination by Agency 

In addition to Developer's right to encumber its 

Leasehold Estate created by this Ground Lease, the Agency agrees 

to subordinate its fee title in the Site to that certain 

Regulatory Agreement for Limited Distribution Mortgagors Under 

Section 236 of the National Housing Act and that certain Deed of 

Trust with Assignment of Rents by and among Developer, as 

trustor, Bank of America, N.T. & S.A., as beneficiary ("Bank of 

America"), and the trustee thereunder, of even date herewith, if 

such subordination is required by HUD as a condition to FHA 
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mortgage insurance. Upon written request by Developer, the 

Agency agrees to provide the subordination described in this 

Article 25.05, subject to the conditions of this Ground Lease, to 

the extent permitted by HUD and Bank of America, FSB, including 

the following: 

a. The liability of the Agency under any 

documents executed in connection with any loan shall be limited 

by the express terms of the instrument of subordination. The 

limitations shall include: the limitation of the Agency's 

liability solely to the interest or interests subordinated; the 

Agency's right not to execute any instrument which would obligate 

the Agency for the payment of the Leasehold Mortgage to which the 

fee is subordinated; the Lender's express recognition that the 

Agency is not so obligated; and the Lender's agreement to provide 

the Agency with notice of any default under the Leasehold 

Mortgage, and the right~ but without the obligation, within the 

same.time provided to Developer, to cure any default or to 

purchase the Lender's rights under any loan documents executed 

with respect to the Leasehold Mortgage and other debt and 

security interests for an amount equal to the sum of the unpaid 

principal balance, plus accrued interest and other amounts 

evidenced and secured thereby. 

b. Developer shall not be in Material Default 

under the terms of this Ground Lease at the time of a request for 
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subordination. "Material Default" shall mean any material breach 

by Developer under this Ground Lease, including, without 

limitation, the failure to pay any rent due under this Ground 

Lease, or, the filing of a bankruptcy petition by or against 

Developer, in each case, subject to any applicable notice and 

cure periods. Developer shall not be in Material Default if 

Developer has commenced to cure the Material Default at the time 

in question and diligently pursues such cure to completion. 

c. Provided the conditions of this Article 25.05 

subsections a and b are satisfied, the Agency shall, within ten 

(10) days after written request by Developer, execute, 

acknowledge and deliver an instrument of subordination, together 

with other documents as may be reasonably required by the Lender 

from the Agency to effectuate the provisions of this Article 

25.05, without any charge by the Agency to Developer, subject to 

the terms and conditions contained in this Ground Lease. The 

Agency will immediately pay over to Developer proceeds received 

by the Agency, if any, of any Leasehold Mortgage and the proceeds 

of any Leasehold Mortgage received by the Agency shall be 

considered a trust fund to be paid to Developer. If any proceeds 

are made payable to both the Agency and Developer, the Agency 

shall immediately sign any documents necessary to transfer the 

proceeds to Developer. 
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ARTICLE 26: PROTECTION OF LENDER 

26.01 Notification to Agency 

Promptly upon the creation of any Leasehold Mortgage and as 

a condition precedent to the existence of any of the rights set 

forth in this Article 26, each and every Lender shall give 

written notice to the Agency of the Lender's address and of the 

existence and nature of its Leasehold Mortgage. HUD and the Bank 

of America, FSB are deemed to have given such notice as is 

required to obtain the rights and protections of a Lender i1nder 

this Ground Lease. 

26.02 Lender's Rights to Prevent Termination 

Lender shall have the right, but not the obligation, at any 

time prior to termination of this Ground Lease and without 

payment of any penalty other than the interest on unpaid rent, to 

pay all of the rents due hereunder, to effect any insurance, to 

pay any taxes and assessments, to make any repairs and 

improvements, to do any other act or thing required of Developer 

hereunder, and to do any act or thing which may be necessary and 

proper to be done in the performance and observance of the 

agreements, covenants and conditions hereof to prevent a 

termination of this Ground Lease as the same would have been if 

made, done and performed by Developer instead of by Lender. 

26.03 Lender's Rights When DGveloper Defaults 
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Should any event of default under this Ground Lease occur, 

and not be cured within the applicable cure period, the Agency 

shall not terminate this Ground Lease nor exercise any other 

remedy hereunder unless it first gives notice of such event of 

default to Lender and 

(i) If such event of default is a failure to pay a 

monetary obligation of Developer, Lender shall have failed 

to cure such default within sixty (60) days from the date of 

notice from the Agency to Lender; or 

(ii) If such event of default is not a failure to pay a 

monetary obligation of Developer, Lender shall have failed, 

within sixty (60) days of receipt of said written notice, 

either (a) to remedy such default; or (b) to obtain title to 

Developer's interest in the Site ~ri lieu of foreclosure; or 

(c) to commence foreclosure or other appropriate proceedings 

in the nature thereof and thereafter diligently prosecute 

such proceedings to completion, in which case such event of 

default shall be remedied or deemed remedied in accordance 

with Article 26.04 below. 

All rights of the Agency to terminate this Ground Lease as 

the result of the occurrence of any such event of default shall 

be subject to, and conditioned upon, the Agency having first 

given Lender notice of such event of default and Lender having 

failed to remedy such default or acquire Developer's Leasehold 
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Estate created hereby or commence foreclosure or other 

appropriate proceedings in the nature thereof as set forth in and 

within the time specified by this Article 26.03. 

26.04 Default Which Cannot be Remedied by Lender 

Any event of default under this Ground Lease which in the 

nature thereof cannot be remedied by Lender shall be deemed to be 

remedied if (i) within thirty (30) days after receiving notice 

from the Agency setting forth the nature of such event of 

default, or prior thereto, Lender shall have acquired Developer's 

leasehold estate created hereby or shall have commenced 

foreclosure or other appropriate proceedings in the nature 

thereof, (ii) Lender shall diligently prosecute any such 

proceedings to completion, (iii) Lender shall have fully cured 

any event of default arising from failure to pay or perform any 

monetary obligation in accordance with the terms of this Ground 

Lease, and (iv) after gaining possession of the Sit~ perform, or 

diligently proceed to perform, all other obligations of Developer 

as and when the same are due in accordance with the terms of this 

Ground Lease. 

26.05 Court Action Preventing Lender's Action 

If Lender is prohibited by any process or injunction issued 

by any court or by reason of any action by any court having 

jurisdiction of any bankruptcy or insolvency proceeding involving 

Developer from commencing or prosecuting foreclosure or other 
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appropriate proceedings in the nature thereof, the times 

specified in Articles 26.03 and 26.04 above for commencing or 

prosecuting such foreclosure or other proceedings shall be 

extended for the period of such prohibition; provided that Lender 

shall have fully cured any default in the payment of any monetary 

obligations of Developer under this Gr0und Lease and shall 

continue to pay currently such monetary obligations as and when 

the same fall due. 

26.06 Lender's Rights to Record. Foreclose and Assign 

The Agency hereby agrees with respect to any Leasehold 

Mortgage, that 

(i) The Lender may cause same to be recorded and enforced 

and upon foreclosure sell and assign the Leasehold Estate created 

hereby to an assignee from whom it may accept a purchase price; 

subject. however, to the Agency's right to purchase provided for 

by Article 25, and to Lender's first securing written approval 

from Agency. Lender, furthermore, may acquire title to the 

·Leasehold Estate in any lawful way, and if the Lender shall 

become the assignee, may sell and assign said leasehold estate 

subject to Agency approval and to the Agency's rights under 

Article 25. Should the Agency fail or refuse to approve a 

Lender's sale or assignment of said leasehold estate for any 

reason other than the unsatisfactory financial condition of the 

purchaser or assignee, the Agency shall pay such purchaser an 
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amount computed in accordance with Article 25.04, whereupon the 

Agency shall be entitled to conveyance of the Leasehold Estate; 

and 

(ii} that should the Lender acquire the Leasehold Estate 

hereunder by foreclosure or other appropriate proceedings in the 

nature of foreclosure or as the result of any other action or 

remedy provided for by any Leasehold Mortgage, or should Lender 

sell or assign the same to an Agency approved purchaser or. 

assignee, Lender or its purchaser or assignee shall take said 

Leasehold Estate subject to all of the provisions of this Ground 

Lease, and shall, so long as and only so long as it shall be the 

owner of such estate, except as provided elsewhere in this Ground 

Lease, assume all of the obligations of Developer under this 

Ground Lease; provided, however, as stated at Article 9.03; the 

Lender or its p~rchaser or assignee may operate and maintain the 

52 dwelling units without any limitations on the rents charged or 

the income of the occupants thereof. 

(iii) The Agency shall mail or deliver to any Lender which 

has an outstanding Leasehold Mortgage a duplicate copy of all 

notices which the Agency may from time to time give to Developer 

pursuant to this Ground Lease. 

(iv) Any limited partners of Developer shall have the same 

rights as any Lender under Sections 26.02, 26.03, and 26.06 

(iii), and any reference to a Lender in said section shall be 
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deemed to include such limited partners. 

26.07 Project Feasibility Loan 

(a) The Agency acknowledges that the Developer and the 

General Partn~r of Developer ("GP") are entering into that 

certain Indemnification Agreement among the Developer, the GP and 

Fannie Mae, as the initial Permitted Limited Partner ("Fannie 

Mae"), to indemnify Fannie Mae with respect to certain financial 

arrangements between Developer and Fannie Mae ("Indemnification 

Agreement"). As a further inducement to Fannie Mae to invest in 

this Project, the Agency agrees to make a loan to the Developer 

upon the occurrence of the events and subject to the terms and 

conditions described below. 

(b) If (i) the Developer or the GP become obligated to make 

payments to Fannie Mae pursuant to the Indemnification Agreement 

due to a Deficiency Amount, as defined in the Indemnification 

Agreement, and (ii) GP certifies to the Agency that there has 

been a breach of the representation and warranty of the GP in 

Section 5.ll(q) of the Partnership Agreement, then, to the extent 

such payments are attributable to the events giving rise to such 

breach, Agency agrees to loan to the Developer, in one or more 

advances, an amount equal to the lesser of (i) the amount of such 

payments (or GP's obligation to make such payments); or (ii) four 

hundred and fifty thousand dollars ($450,000) (the "Feasibility 

Loan"); provided. however, that the principal amount of the 
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Feasibility Loan advanced and outstanding at any time shall not 

exceed the sum of Annual Rent paid through the date of any such 

advance. 

(c) Prior to requesting an advance pursuant to the 

Feasibility Loan, in addition to the certification described in 

subsection (b) (ii) above, the GP must provide written notice to 

the Agency setting forth (i) the total payment due to Fannie Mae, 

(ii) the amount of such advance requested, and (iii) the facts 

and circumstances giving rise to such obligation in sufficient 

detail to permit the Agency to confirm such amounts; and during 

the prior calendar year (or portion thereof following the date on 

which such Deficiency Amount became due) the GP must have used 

all net cash flow paid to (x) the GP for partnership management 

fees and/or (y) repayment of loans to GP, to pay such amounts to 

Fannie Mae ("Priority Payments"). The Agency shall be entitled 

to receive such accounting information and records as are 

reasonably necessary to confirm that such Priority Payments have 

been made. 

(d) The Agency will advance proceeds of the Feasibility 

Loan to the Developer (or to Fannie Mae or its successor as 

limited partner directly, which amounts shall be deemed advances 

to the Developer) within sixty (60) days of receipt of the 

written notice required by subsection (c) above. The commitment 

to make advances under the Feasibility Loan will terminate on the 
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18th anniversary of the date of this Ground Lease. 

(e) The Feasibility Loan will be subject in every respect 

to the rights of the Secretary of HUD and the FHA-insured loan, 

will be due and payable to the Agency after the FHA-insured loan 

has been paid in full or otherwise satisfied, may be prepaid at 

any time without penalty or premium and will accrue simple 

interest at the rate of three percent (3%) per annum, until paid. 

(f) Agency, Developer and GP agree that any notices, 

certifications or other instruments required of GP under this 

Section 26.07 may be given by Fannie Mae (or its successor as 

limited partner), with notice to GP 1 in which event GP will have 

ten (10) days ~fter such notice to GP to give written notice to 

the Agency that it disputes any claim made by Fannie Mae. 

Provided that the Agency has not received such notice of a 

dispute within the ten (10) day period, the Agency will be 

entitled to rely conclusively upon the notice 1 certification or 

other instrument given by Fannie Mae 1 and any amounts advanced as 

a result thereof will be deemed advances pursuant to the 

Feasibility Loan to Developer. 

(g) Advances under the Feasibility Loan may be used only to 

make payments to Fannie Mae (or its successor) in accordance with 

the terms of this Section 26.07, and the Agency will be entitled 

to direct such payments in a manner which the Agency reasonably 

requires to ensure proper application of such payments. In the 
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event that the GP has given the notice called for in (fl above of 

a dispute pursuant to the Indemnification Agreement over the 

amount of payments due from the Developer and/or GP to Fannie 

Mae, the Agency will be entitled to deposit any required 

Feasibility Loan advances to such third-party escrow holder as 

the parties direct or, in the absence of such direction, as the 

Agency may select. 

ARTICLE 27: RIGHTS OF THE SECRETARY OF THE U.S. DEPAR'.!'MENT OF 

HOUSING AND URBAN DEVELOPMENT 

Notwithstanding any other provisions of this Ground Lease, 

if and so long as this leasehold is subject to a mortgage 

insured, reinsured, or held by the Secretary of the United States 

Department of Housing and Urban Development ("the Secretary") (or 

given to the Secretary in connection with a resale, or the 

demised premises are acquired and held by him because of a 

default under said mortgage: 

1. The Developer is authorized to obtain a loan, the 

repayment of which is to be insured by the Secretary 

and secured by a mortgage of this leasehold estate. 

Developer is further authorized to execute a mortgage 

on this leasehold and otherwise to comply with the 

requirements of the Secretary for obtaining such an 

insured mortgage loan. 
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2. The Secretary, or his successors in office, shall have 

the option, in the event that he or his successor in 

office, through the operation of his contract of 

mortgage insurance, shall acquire title to the 

leasehold interest, to purchase good and marketable fee 

title to the demised premises, free of all liens and 

encumbrances except such as may be waived or accepted 

by him or his successor in office, within twelve (12) 

months after so acquiring the leasehold interest, for 

the sum of [[the then fair market value of the Site or 

$1.3 million, whichever is greater]], payable in cash, 

or by Treasury check, provided all rents are paid to 

date of transfer of title, upon first giving sixty (60) 

days' written notice to the Landlord or other person or 

corporation who may then be the owner of the fee, and 

the owner of the fee shall thereupon execute and 

deliver to the Secretary, or his successor in office, a 

deed of conveyance to the said demised premises, 

containing a covenant against the grantor's acts, but 

excepting therefrom such acts of the Developer and 

those claiming by, through or under the Developer of 

the leasehold interest. Nothing in this option shall 

require the Agency to pay any taxes or assessments 

which were due and payable by the Developer. 
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3. If approved by the Secretary, Developer may assign, 

transfer or sell its interest in the demised premises. 

4. 

5. 

(a) Insurance policies shall be in an 

amount, and in such company or companies and 

in such form, and against such risks and 

hazards, as shall be approved by such 

mortgagee and/or the Secretary. 

(b) The Agency shall not take out separate 

insurance concurrent in form or contributing 

in the event of loss with that specifically 

required to be furnished by the Developer to 

the mortgagee. The Agency, may at its own 

expense, however, take out separate insurance 

which is not concurrent in form or not 

contributing in the event of loss with that 

specifically required to be furnished by the 

Developer. 

(a) If all or any part of the demised 

premises shall be taken by condemnation that 

portion of any award attributable to the 

improvements or damage to the improvements 

shall be paid to the mortgagee or otherwise 

disposed of as may be provided in the insured 

mortgage. Any portion of the award 
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attributable solely to the taking of land 

shall be paid to the Agency. After the date 

of taking the annual ground rent shall be 

reduced ratably by the proportion which the 

award paid to the Agency bears to the total 

value. of the land as established by the 

amount the Secretary would be required to pay 

upon acquisition of the fee as set out in 

paragraph 2 of this article. 

(b) In the event of a negotiated sale of all or a 

portion of demised premises in lieu of 

condemnation, the proceeds shall be 

distributed and ground rents reduced as 

provided in cases of condemnation, but the 

approval of the Secretary and the mortgagee 

shall be required as to the amount and 

division of the payment to be received. 

6. The Agency agrees that, within ten (10) days after 

receipt of written request from Developer, it will join 

in any and all applications for permits, licenses or 

other authorizations required by any governmental or 

other body claiming jurisdiction in connection with any 

work which the Developer may do hereunder, and will 

also join in any grants for easements for electric, 
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telephone, gas, water, sewer and such other public 

utilities and facilities as may be reasonably necessary · 

in the operation of the demised premises or of any 

improvements that may be erected thereon; and if, at 

the expiration of such ten (10) days' period, the 

Agency shall not have joined in any such application, 

or grants for easements, the Developer shall have the 

right to execute such application or grants in the name 

of the Agency, and for that purpose, the Agency hereby 

irrevocably appoints the Developer as its Attorney-in

fact to execute such papers on behalf of the Agency. 

7. Nothing in this Ground Lease contained shall require 

the Developer to pay any franchise, estate, 

inheritance, succession, capital levy or transfer tax 

of th8 Agency, or any income, excess profits or revenue 

tax, or any other tax, assessment, charge or levy upon 

the rent payable by the Developer under this Ground 

Lease. 

8. Upon any default under this Ground Lease which authorizes 

the cancellation thereof by the Agency, the Agency shall 

give notice to the mortgagee and the Secretary, and the 

mortgagee and the Secretary, their successors and assigns, 

shall have the right within any time within six (6) months 

from the date of such notice to c8rrect the default and 
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reinstate the Ground Lease unless the Agency has first 

terminated the Ground Lease as provided herein. 

At any time after two (2) months from the date a notice 

of default is given to the mortgagee and the Secretary, 

the Agency may elect to terminate the Ground Lease and 

acquire possession bf the demised p=emises. Upon 

acquiring possession of the demised premises Agency 

shall notify Secretary and mortgagee. Mortgagee and 

Secretary shall have six (6) months from the date of 

such notice of acquisition to elect to take a new 

Ground Lease on the demised premises. Such new Ground 

Lease shall have a term equal to the unexpired portion 

of the term of this Ground Lease and shall be on the 

same terms and conditions as contained in this Ground 

Lease, except that the mortgagee's and the Secretary's 

liability for ground rent shall not extend beyond their 

occupancy under such Ground Lease. The Agency shall 

tender such new Ground Lease to the mortgagee or 

Secretary within thirty (30) days after a request for 

such Ground Lease and shall deliver possession of the 

demised premises immediately upon execution of the new 

Ground Lease. Upon executing a new Ground Lease the 

mortgagee or Secretary shall pay to the Agency any 

unpaid ground rentals due or that would have become due 
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under this Ground Lease to the date of the execution of 

the new Ground Lease, including any taxes which were 

liens on demised premises and which were paid by the 

Agency, less any net rentals or other inc.ome which the 

Agency may have received tin account of this property 

since the date of default under this Ground Lease. 

9. All notices, demands and requests which are required to 

be given by the Agency, the Developer, Fannie Mae, the 

mortgagee or the Secretary shall be in writing and 

shall be sent by registered or certified mail, postage 

prepaid, and addressed to the address of the party as 

given in this instrument unless a request for a change 

in this address has been sent to the party giving the 

notice by registered or certified mail prior to the 

time when such notice is given. 

10. This Ground Lease shall not be modified without the 

consent of the Secretary. 

11. The Agency shall cooperate in including in this Ground 

Lease, by suitable amendment from time to time, any 

provision reasonably requested by a mortgagee for the 

purpose of implementing the mortgagee-protection 

provisions contained in this Ground Lease and allowing 

HUD or such mortgagee reasonable means to protect or 

preserve the lien of the Leasehold Mortgage and the 
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value of its security. The Agency agrees to execute 

and deliver (and to acknowledge, if necessary, for 

recording purposes) any agreement necessary to effect 

any such amendment; provided, however, that any such 

amendment shall not in any way affect the lease tetm or 

rent under this Ground Lease~ 

ARTICLE 28: CONDEMNATION 

2B.01 Parties' Rights and ObJ.igations to be Governed by 

Agreement 

If, during the term of this Ground Lease, there is any 

condemnation oE all or any part of the site or any interest in 

the Leasehold Estate is taken by condemnation, the rights and 

obligations of the parties shall be determined pursuant to this 

Article 28, subject to the rights of any Lender, including, but 

not limited to, the rights of the Secretary as set forth in 

Article 27 and any HUD loan documents. 

28.02 Total Taking 

If the Site is totally taken by condemnation, this Ground 

Lease shall terminate on the date the condemner has the right to 

possession of the Site. 

28.03 Partial Taking 

If any portion of the Site is taken by condemnation, this 
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Ground Lease shall remain in effect, except that Developer may 

elect to terminate this Ground Lease if, in Developer's 

reasonable judgment, the remaining portion of the Improvements 

are rendered unsuitable for Developer's continued use of the 

Site. If Developer elects to terminate this Ground Lease, 

Developer must exercise its right to terminate pursuant to this 

paragraph by giving notice to the Agency within thirty (30) days 

after the Agency notifies Developer of the nature and the extent 

of the taking. If Developer elects to terminate this Ground 

Lease as provided in this Article 2.8.03, Developer also shall 

notify the Agency of th3 date of termination, which date shall 

not be earlier than thirty (30) days nor later than six (6) 

months after Developer has notified the Agency of its election to 

terminate; except that this Ground Lease shall terminate on the 

date the condemnor has the right to possession of the Site if 

such date falls on a date before the date of termination as 

designated by Developer. If Developer does not terminate this 

Ground Lease within such thirty (30) day notice period, this 

Ground Lease shall continue in full force and effect. 

28.04 Effect on Rent 

If any portion of the Improvements is taken by condemnation 

or threat of condemnation and this Ground Lease remains in full 

force and effect, then on the date of taking the rent shall be 

reduced by an amount that is in the same ratio to the rent as the 
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value of the area of the portion of the Improvements taken bears 

to the total value of the Improvements immediately before the 

date of the taking. 

28.05 Restoration of Improvements 

If there is a partial taking of the Improvements and this 

Ground Lease remains in full force and effect pursuant to Article 

28.03, Developer may use the proceeds of the taking to accomplish 

all necessary restoration to the Improvements. 

28.06 Award and Distribution 

Any compensation awarded, paid or received on a total or 

partial condemnation of the Site or threat of condemnation of the 

Site shall belong to and be distributed in the following order: 

(a) First, to pay the balance due on any outstanding 

Leasehold Mortgages to the extent provided therein; 

(b) Second, to the Developer in and amount equal to the 

actual equity invested by the partners in the partnership; 

(c) Third, the balance to the Agency. 

28.07 Payment to Lenders 

In the event the Improvements are subject to the lien of a 

Leasehold Mortgage on the date when any compensation resulting 

from a condemnation or threatened condemnation is to be paid to 

Developer, such award shall be disposed of as provided in the 

Lender's loan documents; subject, however, to any requirements 

(i) arising in connection with financing insured by the Federal 
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Housing Administration or {ii) otherwise imposed by HUD. 

ARTICLE 29: ESTOPPEL CERTIFICATE 

The Agency or Developer, as the case may be, shall execute, 

acknowledge and deliver to the other a.nd/or to Lender and/or 

Fannie Mae, promptly upon request, its certificate certifying (a) 

that this Ground Lease is unmodified and in full force and effect 

(or, if there have been modifications, that this Ground Lease is 

in full force and effect, as modified, and stating the 

modifications), (b) the dates, if any, to which rent has been 

paid, (c) whether there are then existing any charges, offsets or 

defenses against the enforcement by the Agency or Developer to be 

performed or observed and, if so, specifying the same, and (d) 

whether there are then existing any defaults by Developer or the 

Agency in the performance or observance by Developer or the 

Agency of an agreement, covenant or condition hereof on the part 

of Developer or the Agency to be performed or observed and 

whether any notice has been given to Developer or the Agency of 

any default which has not been cured and, if so, specifying the 

same. 

ARTICLE 30~ QUITCLAIM 

Upon expiration or sooner termination of this Ground Lease, 

Developer shall surrender the applicable portions of the Site to 
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the Agency and, at the Agency's request, shall execute, 

acknowledge, and deliver to the Agency a good and sufficient 

quitclaim deed with respect to any interest of Developer in the 

same portions of the Site. 

ARTICLE 31: EQUAL OPPORTUNITY 

Developer agrees to comply with all of the Equal Opportunity 

and related requirements attached hereto as Attachment "7". 

ARTICLE 32: CERTIFICATE AND BUSINESS PREFERENCE PROGRAM 

Developer agrees to comply with the requirements of the 

Agency's Certificate and Business Preference Program as set forth 

on Attachment 11 6" attached hereto. 

ARTICLE 33: AGENCY LABOR STANDARDS PROVISIONS 

Developer agrees to comply with the requirements of the 

Agency's Labor Standards Provisions as set forth on Attachment 

"8" attached hereto. 

ARTICLE 34: CONFLICT OF INTEREST 

No. commissioner, official, or employee of the Agency shall 

have any personal or financial interest, direct or indirect, in 

this Ground Lease, nor shall any such commissioner, official, or 
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employee participate in any decisiqn relating to this Ground 

Lease which affects hi~ or her personal interests or the 

interests of any corporation, partnership, or association in 

which he or she is directly or indirectly interested. 

ARTICLE 35: NO PERSONAL LIABILITY 

No commissioner, official, or employee of the Agency shall 

be personally liable to Developer or any successor in interest in 

the event of any default or breach by the Agency or for any 

amount which may become due to Developer or its successors or on 

any obligations under the terms of this Ground Lease. 

ARTICLE 36: ENERGY CONSERVATION 

Developer agrees that it will use its best efforts to 

maximize provision of, and incorporation of, both energy 

conservation techniques and systems and improved waste-handling 

methodology in the design of the Improvements to be constructed 

pursuant to this Ground Lease. 

ARTICLE 37: WAIVER 

The waiver by the Agency or Developer of any term, covenant, 

agreement or condition herein contained shall not be deemed to be 

a waiver of any subsequent breach of the same or any other term, 

n \g\h \laure I gl.dr6 Page 77 



covenant, agreement or condition herein contained, nor shall any 

custom or practice which may grow up between the parties in the 

administration of the terms hereof be construed to waive or to 

lessen the right of the Agency or Developer, to insist upon the 

performance by the other in strict accordance with the said 

terms. The subsequent acceptance of ren: or any other sum of 

money hereunder by the Agency shall not be deemed to be a waiver 

of any preceding breach by Developer of any term, covenant, 

agreement or condition of this Ground Lease, other than the 

failure of Developer to pay the particular rent or other sum so 

accepted, regardless of the Agency's knowledge of such preceding 

breach at the time of acceptance of such rent or other sum. 

ARTICLE 38: DEVELOPER RECORDS 

Upon reasonable notice during normal business hours, and as 

often as the Agency may deem necessary, there shall be made 

available to the Agency and its authorized representatives for 

examination all records, reports, data and information made or 

kept by Developer regarding its activities or operations on the 

Site. Nothing contained herein shall entitle the Agency to 

inspect personal histories of residents or lists of donors or 

supporters. To the extent that it is permitted by law to do so, 

the Agency will respect the confidentiality requirement~ of 

Developer in regard to the lists furnished by Developer pursuant 
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to Article 7 hereoft of the names of occupants of the residential 

portion of the Site. 

ARTICLE 39: NOTICES .l\ND CONSENT§ 

Subject to Article 27, Section 9, all notices, demands, 

consents or approvals which may be or are required to be given by 

either party to the other hereunder shall be in writing and shall 

be deemed to have been fully given when delivered in person to 

such representatives of Developer qnd the Agency as shall from 

time to time be designated by the parties for the receipt of 

notices, or when deposited in the United States mail, certified, 

postage prepaid, or by express delivery service with a delivery 

receipt and addressed 

if to Developer at: 

with a copy to: 

if to the Agency at: 

Laurel Gardens of Bethel A.M.E. 
Church, Inc. 

c/o Bethel A.M.E. Church 
916 Laguna Street 
San Francisco, CA 94115 

Fannie Mae 
c/o Multifamily Equity Investments 
3900 Wisconsin Avenue 
Washington, D.C. 20016 
Attn: Wendell Johns 

San Francisco Redevelopment Agency 
770 Golden Gate Avenue 
San Francisco, California 94102 
Attn: Executive Director 

or to such other address with respect to either party as that 
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party may from time to time designate by notice to the other 

given pursuant to the provisions of this Article 39. Any notice 

given pursuant to this Article 39 shall be effective on the date 

of delivery or the date delivery is refused as shown on the 

delivery receipt . 

.ARTICLE 40: COMPLETE AGREEMENT 

There are no oral agreements between Developer and the 

Agency affecting this Ground Lease, and this Ground Lease 

supersedes and cancels any and all previous negotiations, 

arrangements, agreements and understandings between Developer 

and the Agency with respect to the Lease of the Site. 

ARTICLE 41: HEADINGS 

Any titles of the several parts and sections of ~his Ground 

Lease are inserted for convenience of reference only and shall be 

disregarded in construing or interpreting any of its provisions. 

"Paragraph" and "section" may be used interchangeably. 

ARTICLE 42: SUCCESSORS AND ASSIGNS 

This Ground Lease shall be binding upon and inure to the 

benefit of the successors and assigns of the Agency and Developer 

and where the term "Developer'' or "Agency" ii used in this Ground 

Lease, it shall mean and include their respective successors and 
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assigns; provided, however, that the Agency shall have no 

obligation under this Ground Lease to, nor shall any benefit of 

this Ground Lease accrue to, any unapproved successor or assign 

of Developer where Agency approval of a successor or assign is 

required by this Ground Lease. 

ARTICLE 43: TIME 

Time is of the essence in the enforcement of the terms and 

conditions of this Ground Lease. 

ARTICLE 44: PARTIAL IN"V'ALIDITY 

If any provisions of this Ground Lease shall be determined 

to be illegal or unenforceable, such determination shall not 

affect any other provision of this Ground Lease and all such 

other provisions shall remain in full force and effect. 

ARTICLE 45: APPLICABLE LAW 

This Ground Lease shall be governed by and construed 

pursuant to the laws of the State of California. 

ARTICLE 46: ATTORNEYS' FEES 

If either of the parties hereto commences a lawsuit to 

enforce any of the terms of this Ground Lease, the prevailing 
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party will have the right to recover its reasonable attorneys' 

fees and costs of suit, including fees and costs on appeal, from 

the other party. 

ARTICLE 47: EXECUTION IN COUNTERPARTS 

This Ground Lease and any memorandum hereof may be executed 

in counterparts, each of which shall be considered an original, 

and all of which shall constitute one and the same instrument. 

ARTICLE 48: RECORDATION OF MEMORANDUM OF GROUND LEASE 

This Ground Lease shall not be recorded, but a memorandum of 

this Ground Lease shall be recorded. The parties shall execute 

the memorandum in form and substance as required by a title 

insurance company insuring Developer's leasehold estate or the 

interest of any Leasehold Mortgagee, and sufficient to give 

constructive notice of the Ground Lease to subsequent purchasers 

and mortgagees. 

ARTICLE 49: TERMINATION OF EXISTING LDA 

The execution and delivery of this Ground Lease will operate 

to terminate that certain Agreement for Disposition of Land for 

Low-to-Moderate Priced Private Housing Development, dated as of 

November 19, 1976, between Agency and Laurel Gardens, Ltd., a 
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California limited partnership, and recorded as Document No. 

46409 at Liber C268, Page 478, and the covenants, conditions and 

restrictions contained in such Agreement shall be of no further 

force and effect from and after the effective date of this Ground 

Lease. 

//Ill 
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IN WITNESS WHEREOF, the Developer and the Agency have 
executed this Ground Lease as of the day and year first above 
written. 

Developer as Tenant: 

Laurel Gardens of Bethel A.M.E. Church, L.P., a 
California limited partnership 

By Laurel Gardens of Bethel A.M.E. Church, Inc., 
a California corporati0n, its gen2ral partner 

Edgar E. Boyd 
Its President 

Agency as Landlord: 

Redevelopment Agency of the City and County of San 
Francisco, a public body, corporate and politic 

Richard T. Kono 
Its Senior Deputy Executive Director 

Approved As To Form: 

' 
BY~~__,_~~----''-·~--~ 

'' David M. Madway 
General Counsel 

Authorized by Agency Resolution No. 204-98, adopted 
October 6, 1998, and Board of Supervisors Resolution No. 981559, 
adopted October 13, 1998. 
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STATE OF CALIFORNIA } 
}ss. 

COUNTY OF SAN FRANCISCO } 

On October 14 1998 , before me, Gwenevere P. Sebay, Notary Public, 
personally appeared Richard T. Kono , personally known to me (or proved to 
me on the basis of satisfactory evidence) to be the person \vhose name is subscribed to the 
within instrument and acknowledged to me that he executed the same in his authorized 
capacity, and that by his signature on the instrument the person, or the entity upon behalf 
of which the person acted, executed the instrument. 

WITNESS my hand and official seal 

Signature __ _,,__!_.~' -~··'-'"·---····..::· ·-=·-___,. __ _ 

OPTIONAL 

Description of Attached Document (Laurel Gardens -1555 Turk Street) 

Title or Type of Document: Laurel Gardens Ground Lease 

Document Date""": ----'O"-'c""to=--'b""'e'"""r--=1_.4_,__,,,.19"-'9'-'8'--___ Number of Pages:.-'8"--'4'---

Signer(s) Other Than Named Above: Edgar E. Boyd, President- Laurel Gardens. Bethel 
AME, Church, Inc. 

Capacity(ies) Claimed by Signer(s) 

Signer's Name: Richard T. Kono Signer's Name ... :----------

Title: Senior De u Executive Director Title: 

Signer is Representing: 

S.F.R.A 

Right Thumb 
Print 

~------~--~--

Signer Is Representing: 

S.F.R.A. 

Right Thumb 
Print 



IN WITNESS WHEREOF, the Developer and the Agency have 
executed this Ground Lease as of the day and year first above 
written. 

Developer as Tenant: 

Laurel Gardens of Bethel A.M.E. Church, L.P., a 
California limited partnership 

By Laurel Gardens of Bethel A.M.E. Church, Inc., 
a California corporation, its general partner 

By 

Agency as Landlord: / 
/ 

Redevelopment Agency of the City and County of San 
Francisco, a public body, corporate and politic 

By 
Richard T. Kone 
Its Senior Deputy Executive Director 

Approved As To Form: 

David M. Madway 
General Counsel 

Authorized by Agency Resolution No. 204-98, adopted 
October 6, 1998, and Board of Supervisors Resolution No. 981559, 
adopted October 13, 1998. 
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Attachment 2 

LEGAL DESCRJPTION 

LAUREL GARDENS -- 1555 TURK STREET 

The land is situated in the State of California, City and County of San Francisco, and is 
described as follows: 

BEGINNING at the point of intersection of the Southerly line of Turk Street, and the Westerly 
line of Steiner Street; running thence Southerly along said Westerly line of Steiner Street 192 
feet and 6 inches to a point distant thereon 82 feet and 6 inches Northerly from the Northerly line 
of Golden Gate A venue; thence at a right angle Westerly 13 7 feet and 6 inches; thence at a right 
angle Northerly 55 feet; thence at a right angle Westerly 275 feet to the Easterly line of Pierce 
Street; thence at a right angle Northerly along said Easterly line of Pierce Street 137 feet and 6 
inches to the Southerly line of Turk Street; thence at a right angle Easterly along said Southerly 
line of Turk Street 412 feet and 6 inches to the point of beginning. 

BEING a portion of Western Addition Block No. 382. 

Assessor's Parcel Number: Block 754, Lot 28 

N\G\Hsng\lglegal.raf 



ATTACHMENT 3 

(not used) 



ATTACHMENT4 

SCHEDULE OF PERFORMANCE -1555 TURK. STREET. LAUREL GARDENS 

Execution of this Agreement by the Agency. 
Agency shall hold a public hearing and consider 
authorizing the execution of this Agreement 
and deliver the Agreement to the Developer. 

Opening of Escrow. Developer shall open 
escrow with a title company reasonably 
acceptable to the Agency. 

Submittal • Equal Opponunity Program 
Developer shall submit for Agency review and 
approval its Equal Opportunity Program with 
respect to construction, design and professional 
services. 

Approval · Equal QppQm.mity Prngraro. 
Agency shall approve or disapprove the 
Developer's Program with respect to 
construction, design and professional services. 

Submission - Evidence of Financing. Developer 
shall submit its evidence of equity capital and 
mortgage financing to fund the Preliminary 
Budget to the Agency for approval. 

.Approval - Evidence of Financing. Agency shall 
approve or disapprove the Developer's evidence 
of equity capital and mortgage financing to fund 
the Preliminary Budget. 

n\p\wa\lgschprf.002 

Within thirty (30) days after the execution of 
this Agreement by the Developer and delivery to 
the Agency, subject to Agency Commission 
Approval. 

Within thirty (30) days after execution of this 
Agreement by the Agency. 

No later than fifteen (15) days prior to 
Conveyance of the Site. 

On or before Conveyance of the Site. 

At least fifteen (15) days prior to Conveyance of 
the Site. 

On or before Conveyance of the Site. 

1555 Turk Street, Western Addition A-2 
Attachment 4 

Page I of2 



Close of Escrow/Conveyance of Sit~. The 
Agency shall execute and deliver the Lease for 
the Site to the Developer and Developer shall 
accept conveyance of the Site. 

Submission • Final Construction Documents. 
Developer shall prepare and submit Final 
Construction Documents ro the Agency for 
approval. 

Approval - Final Construction Document$. 
Agency shall approve or disapprove the Final 
Construction Documents. 

Submittal of Final Budget (based on Final 
Construction Documents). Developer shall 
submit Final Budget to Agency for approval. 

Commencement of Construction. The 
Developer will commence rehabilitation of the 
improvements on the Site. 

CQropletion of Constrnction. Developer shall 
complete the rehabiliation of the Improvements 
on the Site. 
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After Developer performance, to the satisfaction 
of the Agency, of all conditions of Conveyance, 
but in no event later than October 20, 1998. 

By October 20, 1998. 

At the time of approval of the Building or Site 
Permit Application (and all addenda) by the 
Agency. 

At least thirty (30) prior to Commencement of 
Construction. 

After Developer performance, to the satisfaction 
of the Agency, of all conditions of the Ground 
Lease, but in no event later than January 1, 1999. 

By December31, 1999. 

1555 Turk Street, Western Addition A-2 
Attachment 4 
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ATTACHMENT 6 

CERTIFICATE AND BUSINESS PREFERENCE PROGRAM 

OPERATIONAL RULES FOR 
CERTIFICATE HOLDERS' PRIORITY 

Subject to applicable HUD requirements, the Developer hereby agrees that 

preferencf.! for vacant units will be given to persons displaced or to be displaced from 

their homes by Agency redevelopment activities and who have been issued Certificates of 

Preference ("Certificate Holders"); provided. however, that Developer shall not be 

required to hold any units vacant if Certificate Holders are not available to occupy or 

have not made application to occupy the available units. Final acceptance or rejection of 

Certificate Holders lies with the Developer. The Developer shall notify the Agency in 

writing of the reason for rejection. In order to implement this Attachment 6: 

A. The Agency agrees to furnish the following: 

1. Written and/or printed notices to Certificate Holders advising them 

that such 1.lllits will soon be available; 

2. Assistance to Certificate Holders in filing applications; and 

B. The Developer agrees to the following: 

1. To supply the Agency within thirty (30) days after the date of this 

Agreement with the information listed below. This information shall 

not be changed without providing the Agency with ten ( 10) days 

written notice. 

a. A master unit list with the following information: 

(1) Unit number; 

(2) Number of bedrooms and baths; 

(3) Square footage; and 

(4) Initial rent to be charged. 

b. Estimated itemized cost of utilities and services to be paid by tenant by 

unit size. 

c. Detailed description of Developer's rules for tenants, which must 

include: 



(1) Policy of occupants per dwelling unit in regard to minimum 

and maximum. 

(2) Pet Policy 

(3) Selection process: All selection criteria and the relative 

weight to be given to each criterion indicated. The Agency 

shall approve or disapprove the selection process criteria 

within ten (10) working days after submission thereof to 

the Agency. If Agency fails to approve or disapprove the 

selection process c:iteria within such I 0 days, the criteria 

shall be deemed disapproved. 

(4) Amount of security deposit and all c;ther fees, as well as 

refund policy regarding same. 

(5) Occupancy requirements must be described in full and 

found reasonable by the Agency. 

(6) Duration of rental agreement or lease. 

(7) Copy of rental agreement or lease. 

d. Amount of charge for processing applications, if any. 

e. Description of application process and length oftime needed by 

Developer. 

f. Copy of rental application and copy of all fonns to be used for income 

verification. 

g. Periodic notification to the Agency of the Developer's office hours for 

accepting applications. 

2. The Developer further agrees that some applicants who apply directly to 

the Developer may be entitled to preference for vacant units because of 

previous displacement. The Developer will, therefore, ask the following 

question on all applications for occupancy: "Have you been displaced or 

do you expect to be displaced by the San Francisco Redevelopment 

Agency?'' 

If the applicant answers affirmatively, the address from which 

displacement occurred is required. Copies of all applications indicating 



that such displacement either has taken place or will take place must be 

forwarded to the Agency within five (5) working days of receipt of such 

application by the Developer. It is agreed that infonnation received on the 

application will be considered confidential. The Agency will, in tum, 

detennine within ten ( 10) working days which such applicants are then 

qualified or will qualify as Certificate Holders and will promptly notify 

Developer of its detennination. If Agency fails to notify Developer 

whether such applicant is qualiJ.ied or not within such I 0-day period, the 

Developer may treat applicant as if such applicant were not qualified. 

C. l. If material supplied in any application by a Certificate Holder 

indicates ineligibility on its face because of the Developer's rules 

and regulations, such applicant will be notified within one week 

after such deteimin11tion is made, with a copy to the Agency. If 

ineligibility can be determined only after a follow-up investigation, 

the applicant \Viii be notified within one week after such 

determination is made, with a copy to the Agency. These 

applications will also appear on the status report. 

D. 

2. Within ten (10) working days after execution of a lease, the 

Developer will supply the Agency with the following for all 

Certificate Holder tenants: 

1. 

(a) Signed copy of lease; 

(b) Copy of complete application; and 

( c) Copies of all verification forms used to ascertain income 

eligibility. 

Applicants who are Certificate Holders who have been accepted 

and notified by the Developer will have five (5) working days 

thereafter to accept or reject a unit. If the Certificate Holder fails 

to affinnatively respond, the unit will be deemed rejected and the 

application may be closed. Rejection of the unit by a Certificate 

Holder must be shown on the current status report. 

2. Units may be offered to non-Certificate Holders at any time as 



long as the current status report shows that there are sufficient 

units available to satisfy epplications from Certificate Holders for 

units of appropriate size in any state of processing. 

E. The Developer agrees that any contract entered into for the management 

of the residential portion of the project, shall be furnished to the Agency, 

shall incorporate the provisions of this Attachment 6, and shall bind the 

management agent to comply with its requirements. 

F. The Developer agrees to notify the Agency as far as practical in advance 

of vacancies which may occur. The Agency and the Developer agree to 

follow the steps set forth in Section D above with respect to such units. In 

the event no appropriate Certificate Holder can be found within five (5) 

working days after receipt of notification by the Developer to the Agency 

of availability of a unit, the Agency agrees that the Developer may lease 

the unit to other than Certificate Holders. 



ATTACHMENT 7 

{see Attachment 5 of the Agency Loan Agreement} 



ATTACHMENT 8 

(see Attachment 4 of the Agency Loan Agreement) 
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SAN FRANCISCO 
PLANNING DEPARTMENT 

April 5, 2016 

Board of Supervisors 
1 Dr Carlton B Goodlett Pl #244 
San Francisco, CA 94102 

Dear Honorable Members of the Board of Supervisors, 

· We are pleased to publish the third installment of the City's Housing Balance Report. This 
report covers the ten-year period from 1January2006 through 31December2015. 

The Housing Balance Report serves to monitor and report on the balance between new 
market rate housing and new affordable housing production in order to inform the 
approval process for new housing development. The Housing Balance is defined as the 
proportion of all new affordable housing units to the total number of all new housing 
units for a 10-year Housing Balance Period. New affordable housing production made up 
25 percent of all new net housing units built in the reporting period. 

The third Housing Balance Report states that the Housing Balance statistic is 18 percent. 

1. 5,532 (new affordable units)+ 1,536 (affordable units that have received 
approvals)+ 1,559 (acquisitions and rehabs)+ 1,425 (RAD program)- 4,118 (units 
lost) = 5,934 

2. 22,531 (net new housing)+ 11,140 (units that have received approvals)= 33,671 

5,934 / 33,671=17.6% 

The previous Housing Balance (September 2015) was 15 percent. 

An annual hearing on the Housing Balance before the Board of Supervisors has been 
scheduled for April 18, 2016. 

Sincerely, 

John Rahaim 
Director of Planning 

www.sfplanning.org 

1650 Mission St 
Suite 400 
San F.ranclsco, 
CA 94.1Q3-iil79 

Recepfloo·: 
415.558.6378 
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Information: 
415.558.6377 



SAN FRANCISCO 
PLANNING DEPARTMENT 

DATE: 

TO: 

FROM: 

RE: 

31 March2016 

City Planning Commission 

John Rahaim 
Director of Planning 

HOUSING BALANCE REPORT No. 3 

SUMMARY 

This report is submitted in compliance with Ordinance No. 53-15 requiring the Planning 
Department to monitor and report on the housing balance between new market rate and new 
affordable housing production. One of the stated purposes of the Housing Balance is "to 
ensure that data on meeting affordable housing targets City-wide and within neighborhoods 
informs the approval process for new housing development." This report is the third in the 
series and covers the ten-year period from 1January2006 through 31 December 2015. 

The "Housing Balance" is defined as the proportion of all new affordable housing units to the 
total number of all new housing units for a 10-year "Housing Balance Period." In addition, a 
calculation of "Projected Housing Balance" which includes residential projects that have 
received approvals from the Planning Commission or Planning Department but have not yet 
received permits to commence construction will be included. 

The Citywide Cumulative Housing Balance for the 2006 Ql - 2015 Q4 Housing Balance 
Period is 18%, although this varies by districts. By comparison, 25% of net new housing 
produced were affordable during the same time period. Distribution of the Cumulative 
Housing Balance over the 11 Board of Supervisor Districts ranges from -181 % (District 4) to 
54% (District 5). This variation, especially with negative housing balances, is due to the larger 
number of units permanently withdrawn from rent control protection relative to the number 
of total net new units and net affordable units built in those districts. 

The Projected Housing Balance Citywide is 15%. Three major development projects were 
identified in the ordinance for exclusion in the projected housing balance calculations until site 
permits are obtained. These three projects add up to 22,400 net units, with over 5,170 affordable 
units and would increase the projected housing balance to 21 % if included in the calculations. 

It should be noted that this third Housing Balance Report adjusted the calculations to conform to 
the ordinance's specifications and intention. The Cumulative Housing Balance in the first Housing 
Balance Report, for example, included planned RAD public housing unit replacements that have 
yet to be completed. In addition, the calculations included an accounting of all no-fault eviction 
notices and were not limited to eviction types that result in permanent removal of units from the 

Memo 

1650 Mission St 
Suite 400 
San Francisco, 
CA 94103-2479 
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rental market as specified by the ordinance. (Revised tabies for rthe previous housing balance 
reporting periods are included-in Appendix A.) ... 

BACKGROUND 

On21April2015, the Board of Supervisors passed Ordinance No. 53~15 amending the Planning 
Code to include a new Section 103 requiring the Planning Department to inonitor and report on 
the Housing Balance between new market rate housing and new affordable housing production. 
The Housing Balance Report will be submitted bi-annually by March 1 and September 1 of each 
year and will also be published on a visible and accessible page on the Planning Department's 
website. P Lanning Code Section 103 also requires an annual hearing at the Board of Supervisors on 
strategies for achieving and maintaining the required housing balance in accordance with the 
City's housing production goals. (See Appendix B for complete text of Ordinance No. 53-15.) 

The stated purposes for the Housing Balance Monitoring and Reporting are: a) to maintain a 
balance between new affordable and market rate housing Citywide and within neighborhoods; b) 
to make housing available for all income levels and housing need types; c) to preserve the mixed
income character of the City and its neighborhoods; d) to offset the withdrawal of existing 
housing units from rent stabilization and the loss of single-room occupancy hotel units; e) to 
ensure the availability of land and encourage the deployment of resources to provide sufficient 
housing affordable to households of very low, low, and moderate incomes; f) to ensure adequate 
housing for families, seniors and the disabled communities; g) to ensure that data on meeting 

. affordable housing targets Citywide and within neighborhoods informs the approval process for 
new housing development; and h) to enable public participation in determining the appropriate 
mix of new housing approvals. 

Specifically,. the Housing Balance Report will track performance toward meeting the goals set by 
Proposition Kand the City's Housing Element. In November 20i4, San Francisco's voters endorsed 
Proposition K, which set a goal of 33% 0£ all new housing units to be affordable. Housing 
production targets in the Gty' s Housing Element, adopted in April 2015, includes 28,870 new 
units built between 2015 and 2022, 57%1 of which should be affordable. Jn addition, Mayor Ed 
Lee set a goal of creating 30,000 new and rehabilitated homes by 2020; he pledged at least 30% of 
these to be permanently affordable to low-income families as well as working, middle income 
families. 

This Housing Balance Report was prepared from data gathered from previously published sources 
including the Planning Department's annual Housing Tnventory and quarterly Pipeline Report data, 
San Francisco Rent Board data, and the Mayor's Office of Housing and Community 
Development's Weekly Dashboard. 

1 
The-Ordinance inaccurately stated that "22% of new housing demands to be affordable to households of moderate 

means"; San Francisco's Regional Housing Needs Assessment (RHNA) allocation for moderate income households 
is 19% of total production goals. 

SAN FRl\NOISCO 
l>l-Al\ININO Ol!P.ARTIYll:!HT 
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CUMULATIVE HOUSING BALANCE CALCULATION 

Planning Code Section 103 calls for the Housing Balance "be expressed as a percentage, obtained 
by dividing the cumulative total of extremely low, very low, low, and moderate income 
affordable housing (all units 0-120% AMI) minus the lost protected units, by the total number of 
net new housing units within the Housing Balance Period." The ordinance requires that the 
''Cumulative Housing Balance" be provided using two calculations: a) one consisting of net 
housing built within a 10 year Housing Balance period, less units withdrawn from protected 
status, plus net units in projects that have received both approvals from the Planning 
Commission or Planning Department and site permits from the Department of Building 
Inspection, and b) the addition of net units gained through acquisition and rehabilitation of 
affordable unj.ts, HOPE SF and RAD units. "Protected units" include units that are subject to rent 
control under the City's Residential Rent Stabilization and Arbitration Ordinance. Additional 
elements that figure into the Housing Balance include completed HOPE SF and RAD public 
housing replacement, substantially rehabilitated units, and single-room occupancy hotel units 
(SROs). The equation below shows the second, expanded calculation of the Cumulative Housing 
Balance. · 

[Net New Affordable Housing + 
Completed Acquisitions & Rehabs + Completed 
HOPE SF + RAD Public Housing Replacement + 

Entitled & Permitted Affordable Units] 
- [Units Removed from Protected Status] 

[Net New Housing Built + Net Entitled & Permitted Units] 

CUMULATIVE 
HOUSING 
BALANCE 

The first "Housing Balance Period" is a ten-year period starting with the first quarter of 2005 
through the last quarter of 2014. Subsequent housing balance reports will cover the 10 years 
preceding the most recent quarter. This report covers January 2006 (Ql) through December 2015 
(Q4). 

Table la below shows the constrained Cumulative Housing Balance for 10 year 2006 Ql - 2015 
Q4 period is 9% Citywide. With the addition of completed acquisitions and rehabs and RAD 
units, the expanded Cumulative Housing Balance is 18%. In comparison, the expanded 
Cumulative Housing Balance for 10 year 2005 Ql - 2014 Q4 period is 16%. Owner Move-Ins were 
not specifically called out by the Ordinance in the calculation of the Housing Balance but are 
included here because this type of no-fault eviction results in the loss of rent controlled units 
either permanently or for a period of time. 

SAN FRANCISCO 
PLANNING DEPARTMENT 
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March 17, 2016 

Al Reynolds, Agent 
Laurel Gardens of Bethel AME Church, LP 
2934 Telegraph Avenue 
Oakland, CA 94609 

RE: Multi-Family Ground Lease 
1555 Turk Street 
San Francisco, California 94115 

Colliers File #: CV150253 

Mr. Reynolds: 

This appraisal report satisfies the scope of work and requirements agreed upon by Laurel Gardens of Bethel 
AME Church, LP and Colliers International Valuation & Advisory Services. The date of this report is March 17, 
2016. This appraisal is presented in an Appraisal Report format as defined by USPAP Standards Rule 2-2(a). 
My appraisal format provides a summary description of the appraisal process, subject and market data and 
valuation analyses. 

The purpose of this appraisal is to develop an opinion of the As-ls Market Value of the subject property's 
leased fee interest. The following table conveys the final opinion of market value of the subject property that is 
developed within this appraisal report: 

As-ls Market Value (As Restricted) Leased Fee December 29, 2015 $9,500,000 

The subject is a 1.4 7-acre site at 1555 Turk Street in San Francisco, California. The subject's deed is restricted 
for affordable housing use only. Therefore this is a value in use analysis where the highest and best use is the 
current use, whether as vacant or as improved. Although briefly described herein, the improvements are 
excluded from the valuation as this is an analysis of the land value only. 

Our opinion of value reflects current conditions and the likely actions of market participants as of the date of 
value. It is based on the available information gathered and provided to us, as presented in this report, and 

Colliers International Valuation & Advisory Services, and certain of its subsidiaries, !s an independently owned and operated business and a member firm of Colliers International 

Property Consultants, an affiliation of Independent companies with over 500+ offices throughout more than 63 co'untrles worldwide. 
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does not predict future performance. Changing market or property conditions can and likely will have an effect 

on the subject's value. 

The analyses, opinions and conclusions communicated within this appraisal report were developed based 
upon the requirements and guidelines of the current Uniform Standards of Professional Appraisal Practice 

(USPAP), the requirements of the Code of Professional Ethics and the Standards of Professional Appraisal 
Practice of the Appraisal Institute. The report is intended to conform to the Financial Institutions Reform, 
Recovery and El'lforcement Act (FIRREA) standards and the appraisal guidelines of Laurel Gardens of Bethel 

AME Church, LP. 

The report, in its entirety, including all assumptions and limiting conditions, is an integral part of, and 
inseparable from, this letter. USPAP defines an Extraordinary Assumption as, "an assumption, directly related 

to a specific assignment, as of the effective date of the assignment results, which, if found to be false, could 
alter the appraiser's opinions or conclusions". USPAP defines a Hypothetical Condition as, "that which is 

contrary to what is known by the appraiser to exist on the effective date of the assignment results, but is used 

for the purpose of analysis". 

The Extraordinary Assumptions and/or Hypothetical Conditions that were made during the appraisal process to 
arrive at my opinion of value are fully discussed below. I advise the client to consider these issues carefully 
given the intended use of this appraisal, as their use might have affected the assignment results. 

EXTRAORDINARY ASSUMPTIONS 

No Extraordinary Assumption was made for this assignment. 

HYPOTHETICAL CONDITIONS 

No Hypothetical Conditions were made for this .assignment. 

The signature below indicates my assurance to the client that the development process and extent of analysis 
for this assignment adhere to the scope requirements and intended use of the appraisal. If you have any 

specific questions or concerns regarding the attached appraisal report, or if Colliers International Valuation & 
Advisory Services can be of additional assistance, please contact the individuals listed below. 

Sincerely, 

COLLIERS INTERNATIONAL 

VALUATION & ADVISORY SERVICES 

\"'' 

t::',...~?;::.--::(;{AA,i\) 
\"-.,.,~/ v 

Phil Sarazen 
Senior Valuation Specialist 
Certified General Real Estate Appraiser 
State of California License #AG003244 
+1 559 256 0156 
phil.sarazen@colliers.com 
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Property Name 
Property Type 
Address 
City 
State 
Zip Code 
County 
Core Based Statistical Area (CBSA) 
Market 
Submarket 
Latitude 
Longitude 
Number Of Parcels 
Assessor Parcel 
Census Tract Number 

Land Area 
Usable 
Unusable 
Excess 
Surolus 
Total 

Topography 
Shape 
Access 
Exposure 
Current Zoning 
Seismic Zone 

VALUATION INDICES 

INTEREST APPRAISED 

DATE OF VALUE 

FINAL VALUE (As Restricted) 

$/SF 

Multi-Family Ground Lease 
Land - Multi-Family Land 
1555 Turk Street 
San Francisco 
California 
94115 
San Francisco 

CV150253 

San Francisco-Oakland-Fremont, CA 
San Francisco 
Haight Ashbury 
37.779991 
-122.434449 
1 
0754-028 
158.01 

Acres 
1.47 
0.00 
0.00 
0.00 
1.47 
Level at street grade 
L-Shaped 
Average/Good 
Average/Good 

Square Feet 
64,046 

0 
0 
0 

64,046 

Residential Mixed Medium Density (RM) 
Hi h Risk 

AS-IS 
MARKET VALUE 

LEASED FEE 

DECEMBER 29, 2015 

$9,500,000 

$148/SF 
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SUBJECT PHOTOGRAPHS 

VIEW OF SUBJECT SIGNAGE LOOKING WEST ALONG TURK STREET 
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VIEW OF SUBJECT ENTRANCE 
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EXTERIOR VIEW OF SUBJECT 

EXTERIOR VIEW OF SUBJECT 

J 
EXTERIOR VIEW OF SUBJECT 

·.· CV150253 

EXTERIOR VIEW OF SUBJECT 



CV150253 

PROPERTY IDENTIFICATION 

The photographs shown above were taken by John Larson of /Colliers International on May 13, 2014 for a 
previous assignment. 

The subject a 1.4 7-acre site at 1555 Turk Street in San Francisco, San Francisco County, California. The 
assessor's parcel number is: 0754-028. 

The legal description of the subject property is as follows: 

' 

'All hull1Hr~q:1 •. ~1td l111p:t•ov~r11!.';:t:ts 9iYri•H',r~ii dtt f;}V'i: 1~t1Hf'iwl.r.g ~ili\5'i<n'fb~1d 
·, L:1nd! 

l:1SGlNNING n:~ the point> of intet,,;i:td iml <'Jf the s-0uth~:rly lin~ "'°:::f 
Tu:r:·k su~eet t ·and fhe w,,st~n':ly 1tne of !it#Jiner St.root; runnit)g 
t:h~nee Southerly ()1ong ~aid H~ste.rly lino of St~in~~ SC'.\~~«t l9l 
feet und S, incht:tJ to a point distant .):h*'rebn 62 feet:. ~nd G in<'.: he$ 
No1:"thorlt b•om the Nottherly line of Gt:)ld~t\ Gate Avenue; thence a.'t: "* dght angle West~riy 1)7 f~fi!t; and, 6 :inches; thence at! a· right 
M1gle ~oi·therly 55 f~~t; thence .'lt. a l'.·ight angle Wctitt~rly 27S .. feet 
to the Ea#tt>rly line of Piere~ Sta:<!t!!\t; th~net> '-t ~ right angle 
Not'th~rly ~long (utid S~*.lt'!!rly lH'n~ of J:iel:ce St:r~et :t:.n f~~t and Ei 
.IH«hes 'to the South~dy l ln~ 'of TU:rk street; thence a.t: n :r~ght 
<u1gle; r;;asterly al~ng .tJ.rtid southerly line of 1\u:k, Str~ut 4ia fe~t 
nnd . ;;. inch.ea t,o the point of beg:lrmin9, whictl 1,uildit'1~1~ and 
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CLIENT IDENTIFICATION 

The client of this specific assignment is Laurel Gardens of Bethel AME Church, LP. 

PURPOSE 

The purpose of this appraisal is to develop an opinion of the As-ls Market Value of the subject property's 
leased fee interest. 

INTENDED USE 

The intended use of this appraisal is to assist the client in making internal business decisions related to this 
asset. 

INTENDED USERS 

Laurel Gardens of Bethel AME Church, LP is the only intended user of this report. Use of this report by Third
Parties and other unintended users is not permitted. This report must be used in its entirety. Reliance on any 
portion of the report independent of others, may lead the reader to erroneous conclusions regarding the 
property values. Unless approval is provided by the authors no portion of the report stands alone. 

ASSIGNMENT DATES 

Date of Report 
Date of Inspection 
Valuation Date - As-ls 

March 17, 2016 
May 13, 2014 
December 29, 2015 



CONTINUED .. 

PERSONAL INTANGIBLE PROPERTY 

No personal property or intangible items are included in this valuation. 

PROPERTY AND SALES HISTORY 

Current Owner 

·· CV150253 

The subject title is currently recorded in the name of Laurel Gardens of Bethel AM E who acquired title to the 
property on 10/13/1998 as improved for an undisclosed amount, as reported by the RealQuest property report. 

Three-Year Sales History 
The subject has not sold in the last three years. 

Subject Sale Status 
The subject is not currently listed for sale. 

DEFINITIONS 

This section summarizes the definitions of value, property rights appraised, and value scenarios that are 
applicable for this appraisal assignment. All other applicable definitions for this assignment are located in the 
Valuation Glossary section of the Addenda. 

DEFINITIONS OF VALUE 

Given the scope and intended use of this assignment, the definition of Market Value is applicable. The 
definition of Market Value, along with all other applicable definitions for this assignment, is located in the 
Valuation Glossary section of the Addenda. 

PROPERTY RIGHTS APPRAISED 

The property rights appraised constitute the leased fee interest. 

VALUE SCENARIOS 

The valuation scenarios developed in this appraisal report include the As-ls Market Value of the subject 
property's leased fee interest.. 



INTRODUCTION 

The appraisal development and reporting processes requires gathering and analyzing information about those 
assignment elements necessary to properly identify the appraisal problem to be solved. The scope of work 

decision must include the research and analyses that are necessary to develop credible assignment results 
given the intended use of the appraisal. Sufficient information includes disclosure of research and analyses 

performed and might also include disclosure of research and analyses not performed. The scope of work for 

this appraisal assignment is outlined below: 

• The appraiser analyzed the regional and local area economic profiles including employment, population, 

household income, and real estate trends. The local area was further studied to assess the general quality 
and condition, and emerging development trends for the real estate market. The immediate market area 

was inspected and examined to consider external influences on the subject. 

• The appraiser confirmed and analyzed legal and physical features of the subject property including sizes of 
the site, flood plain data, seismic zone, zoning, easements and encumbrances, access and exposure of the 

site. 

• The appraiser completed land market analysis that included market and sub-market overviews. The San 
Francisco market and Haight Ashbury sub-market overviews analyzed supply/demand conditions using 
vacancy, absorption, supply change and rent change statistics. Conclusions were drawn regarding the 

subject property's competitive position given its physical and locational characteristics, the prevailing 

economic conditions and external influences. 

• The appraiser conducted Highest and Best Use analysis and conclusions were drawn for the highest and 
best use of the subject property As-Vacant. The analysis considered legal, locational, physical and financial 

feasibility characteristics of the subject site. 

• The appraiser confirmed and analyzed financial features of the subject property including potential 
entitlement issues, and tax and assessment records. This information as well as trends established by 
confirmed market indicators was used to forecast performance of the subject property. 

• Selection of the valuation methods was based on the identifications required in USPAP relating to the 
intended use, intended users, definition and date of value, relevant property characteristics and assignment 
conditions. This appraisal developed the Sales Comparison Approach to value, which was adjusted and 

reconciled as appropriate. The appraisal develops an opinion of the As-ls Market Value of the subject 
property's leased fee interest. · 

• Reporting of this appraisal is in an Appraisal Report format as required in USPAP Standard 2. The 
appraiser's analysis and conclusions are summarized within this document. 

• I understand the Competency Rule of US PAP and the author of this report meets the standards. 

• No one provided significant real property appraisal assistance to appraiser signing this certification. 

SOURCES OF INFORMATION 

The following sources were contacted to obtain relevant information: 
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ITEM 

Tax Information 

Zoning Information 

Site Size Information 

Building Size Information 

New Construction 

Flood Map 

Demographics 

Comparable Information 

Legal Description 

Other Property Data 

SOURCE 

San Francisco County Tax Assessor 

City of San Francisco Zoning Code 

San Francisco County Tax Assessor 

San Francisco County Tax Assessor 

City of San Francisco I San Francisco County 

lnterflood 

Esri 

See Comparable Datasheets for details 

Grant Deed from RealQuest 

RealQuest 

SUBJECT PROPERTY INSPECTION 

APPRAISER 

Fllil Sarazen 

John Larson 

INSPECTED 

No 

Yes 

EXTENT 

Exterior/Interior 

·cv1so2q3 · 

DA TE OF INSPECTION 

May 13, 2014 
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REGIONAL ANALYSIS 

The city of San Francisco is located in the county of 

San Francisco and is part of the three county San 
Francisco Metropolitan Statistical Area (MSA). The San 
Francisco MSA is comprised of San Francisco, Marin, 
and San Mateo Counties. The MSA is bordered by five 

neighboring counties as well as the Pacific Ocean. This 
area encompasses more than 1,015 square miles of 
land area and miles of scenic coastline. 

While San Francisco covers a relatively small land area 
of approximately 45 square miles, it is the geographic 
center of the nine-county Bay Area and the fourth 

largest metropolitan area in the United States. San 
Francisco is characterized by a moderate climate, 
vibrant economy and one of. the highest standards of 
living in the United States. 

San Francisco is the historical center of the region and 
the phenomenal growth over the past three decades 
has led to the emergence of several distinct geographic 

• CV150253 
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Miles 

and economic sub-regions. The area north of San Francisco (Marin, Napa and Sonoma counties) is noted for 
its rural charm and numerous wineries, many of which have become world-renowned. San Mateo County lies 
south of San Francisco between San Francisco Bay and the Pacific Ocean. The eastern portion, bordering the 
Bay, is highly developed, but rugged mountains reaching westward to the ocean characterize central San 
Mateo County. Santa Clara County, located at the southern end of the Bay, has emerged as a dominant force 
within the Greater Bay Area and is known internationally as "Silicon Valley" due to its high concentration of 
semiconductor manufacturers and other high-technology employers. Alameda and Contra Costa Counties 
form the standard metropolitan statistical area which comprises the East Bay Area. The East Bay region known 
as the "Tri-Valley" area has become a technology hub and an area of major job growth. Northern Alameda 
County and Solano County comprise the Sacramento River Delta communities. While much of the area is 
agricultural, many communities are experiencing rapid expansion due to lower housing costs compared with 
more established areas closer to the Population 

DEMOGRAPHIC ANALYSIS 

The following is a demographic study of the region sourced by Esri, an on-line resource center that provides 
information used to analyze and compare the past, present, and future trends of geographical areas. 
Demographic changes are often highly correlated to changes in the underlying economic climate. Periods of 
economic uncertainty necessarily make demographic projections somewhat less reliable than projections in 
more stable periods. These projections are used as a starting point, but we also consider current and localized 
market knowledge in interpreting them within this analysis. 
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·Transportation 

The San Francisco MSA has numerous freeways, 
which provide good access throughout the area and to 
neighboring regions. The Bay Bridge provides the main 
access to the East Bay counties and to Interstates 80, 
580, 680, and Interstate 880. The Golden Gate Bridge 
provides access to the north to Marin County. Highway 
101 runs north and south through the city and Highway 
280 provides additional access to the south bay 
markets. Public transportation systems in San 
Francisco are extensive and include BART, MUNI, 
CalTrain, AC Transit, SAMTRANS, and the Municipal 
railway, which provide access to all counties of the Bay 
Area. Bart is the Bay Area Rapid Transit system, which 
provides access to Contra Costa and Alameda 

CV150253 

Counties from San Francisco. MUNI, CalTrain, AC Transit, and SAMSTRANS provide bus service and train 
service to north and south bay markets. 

San Francisco is served primarily by San Francisco International Airport, which is located 13 miles south of the 
subject, and the Oakland International Airport, which is located across the Bay. Also available is the San Jose 
International Airport, located approximately 40 miles to the south. 

Climate 

San Francisco's climate is characteristic of the cool-summer Mediterranean climate of California's coast with 
mild, wet winters and dry summers. Since it is surrounded on three sides by water, San Francisco's weather is 
strongly influenced by the cool currents of the Pacific Ocean which tends to moderate temperature swings and 
produce a remarkably mild climate with little seasonal temperature variation. 

The combination of cold ocean water and the high heat of the California mainland create the city's 
characteristic fog that can cover the western half of the city all day during the spring and early summer. The fog 
is less pronounced in eastern neighborhoods, in the late summer, and during the fall, which are the warmest 
months of the year. Due to its sharp topography and maritime influences, San Francisco exhibits a multitude of 
distinct microclimates. The high hills in the geographic center of the city are responsible for a 20% variance in 
annual rainfall between different parts of the city. They also protect neighborhoods directly to their east from 
the foggy and cool conditions experienced in the Sunset District; for those who live on the eastern side of the 
city, San Francisco is sunnier, with an average of 260 clear days, and only 105 cloudy days per year. 

Topography/Geography & Service Infrastructure 

The topography and geography of San Francisco is extremely varied. There are more than 50 hills within the 
San Francisco city limits and elevations range from sea level to 925 feet. All levels of public and private 
education are available, along with an extensive library system. Major colleges and universities include the 
University of Califorhia San Francisco, University of San Francisco and San Francisco State University. 
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EMPLOYMENT 

Total employment has increased annually over the past decade in the state of California by 0.5% and 
increased annually by 1.5% in the area. From 2013 to 2014 unemployment decreased in California by 1.4% . 
and decreased by 1.3% in the area. In the state of California unemployment has decreased over the previous 
month by 0.6% and decreased by 0.4% in the area. 

~~mii: :1:1,,-*~·;i ; .• ; ·~::~i;I;~; .~·· ~M~~~,~1¥'.~~i' ~· VJ.NE~~!i4~M!\'IE~~J?.JJ~J,~§fJlilG,~ ~005;·~ ~~ht4~~' .'.': .. ~'.;.,).,'.-'I .. ;:,: ~'.~~x::·, . 
TOTAL 8111 PLOYMENT UNB\11 PLOYM ENT RA TE 

San Francisco-Oakland-Hayward, CA San Francisco-
California 

Metropolitan Statistical Area 'f . Oakland-Hayward, 
United States* Call orrna CA Metropolitan 

Year Total % 6. Yr Ago Total % D. Yr Ago Statistical Area 

2005 16,582,651 1.7% 2,043,849 0.2% 5.1% 5.4% 4.8% 

2006 16,789,422 1.2% 2,064,760 1.0% 4.6% 4.9% 4.2% 

2007 16,931,590 0.8% 2,097,061 1.6% 4.6% 5.4% 4.4% 

2008 16,854,482 (0.5%) 2,113,687 0.8% 5.8% 7.3% 5.7% 

2009 16,182,572 (4.0%) 2,040,528 (3.5%) 9.3% 11.2% 9.4% 

2010 16,091,945 (0.6%) 2,089,373 2.4% 9.6% 12.2% 9.9% 

2011 16,260,099 1.0% 2, 131, 190 2.0% 8.9% 11.7% 9.1% 

2012 16,630,055 2.3% 2,209,911 3.7% 8.1% 10.4% 7.8% 

2013 17,002,894 2.2% 2,269,047 2.7% 7.4% 8.9% 6.5% 

2014 17,397,119 2.3% 2,330,245 2.7% 6.2% 7.5% 5.2% 

CAGR 0.5% - 1.5% - - - -
Source: U.S. Bureau of Labor Statistics >Unadjusted Non··Seasonal Rate 

The unemployment rate in the San Francisco-San Mateo-Redwood City MD was 3.8 percent in September 
2015, down from a revised 4.2 percent in March 2015, and below the year-ago estimate of 4.9 percent. This 
compares with an unadjusted unemployment rate of 7.0 percent for California and 5.5 percent for the nation 
during the same period. The unemployment rate was 3.9 percent in Marin County, 4.4 percent in San 
Francisco County, and 4.2 percent in San Mateo County. 
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Major Employers 

The following chart lists major employers in San Francisco County. 

San Frnncilico Engin\?ers··Civl~ 

San Fr~ncisco Pension H<!a>ll< & Wel!arn Funds 

San Francisco Hospitals 

San F rnncisco 

San F rnncisco 

II San Francisco II Non .. frofit Organizations 

/ Gsa Pacific Rim Region II Government omceg .. !Js 

HC Momlt Hospit1il I San F randsco II Hospttals 

I San Francis~ II Hotels & Motel~ 
I San F ran~isc.o II Hospitals 

I San Frnncls<:o II Rehabilitail1Jn Services 

I San F rnncisco II Hotels ,~ Motafs 

I Pa,ific Gas & El&c1rie Co II San Frnncisca II Electric Comp1mhm 

I PG&E Corp II San Frnnds~o II U1ilit;;s-Holding Companies 

II San Francisc.o II Polic;; Departments 

J San Franr,.}et;-0 Chronicle JJ San Francise.o II Newspapers [PuliHsnilrstMfrs} 

I San Franc!SGD Mm1ic~pal Rl\vy I\ san Fran.cise.o I Government Ol!ices·<.~ity, Vl!l:ag~ & Twp 

I San Fronclsc,o Police Oop1 II San Frnncise.o II Polite Departmm1t~ 
State Compensation ins F um! San Fnrneisc.o ~nsumnce 

San Fmndsc<>- H011pttals 

UCSF-MED!Ci\L Center AtMtl.lon Canc<lr Tma1mM! Centers 

San Franc!sc.o 

I us Vel£>rnns Meiiica~ Clr II San Frnncls;;o II H1mpilals 

I\ San Fraocis<:.o II Ki1chen Accessories 
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YEAR us CA COUNTY YEAR us CA C0UNTY 

Population Number Of Households 

201 O Total Population 308,745,538 37,253,956 805,235 2015 120,746,349 12,932,388 358,859 

2015 Total Population 318,536,439 38,371,836 832,330 2020 125,477,562 13,418,674 378,322 

2020 Total Population 330,622,575 39,802,811 874,027 CAGR ·~ 0.8% 0.7% 1.1% 

2010 - 2015 CAGR 0.6% 0.6% 0.7% Average Household Size 

2015 - 2020 CAGR 0.7% 0.7% 1.0% 2015 2.57 2.90 2.25 

Population Density 2020 2.57 2.91 2.25 

2015 Per Square Mile 90 246 17,757 CAGR 0.0% 0.1% 0.0% 

2020 Per Square Mile 94 256 18,647 Housing Units 

Median Age Total Housing Units 136,527,306 14,074,045 390,229 

2015 37.90 35.70 39.50 Owner Occupied 55.7% 49.5% 31.2% 

2020 38.60 36.60 39.90 Renter Occupied 32.8% 42.4% 60.7% 

CAGR 0.4% 0.5% 0.2% Vacant Housing Units 11.6% 8.1% 8.0% 

Per Capita Income Median Household Income 

2015 $28,597 $29,788 $46,598 2015 $53,217 $60,382 $76,360 

2020 $32,501 $33,957 $53,954 2020 $60,683 $71,245 $87,982 

CAGR 2.6% 2.7% 3.0% CAGR 2.7% 3.4% 2.9% 

Source: Esri 

Population 
According to Esri, a Geographic Information System (GIS) Company, San Francisco County had a 2015 total 
population of 832,330 and experienced an annual growth rate of 0.7%, which was higher than the California 
annual growth rate of 0.6%. The county accounted for 2.2% of the total California population (38,371,836). 
Within the county the population density was 17,757 people per square mile compared to the lower California 
population density of 246 people per square mile and the lower United States population density of 90 people 
per square mile. The 2015 median age for the county was 39.50, which was 4.05% older than the United 
States median age of 37.90 for 2015. The median age in the county is anticipated to grow by 0.20% annually, 
increasing the median age to 39.9 by 2020. 

Household Trends 
The 2015 number of households in the county was 358,859. The number of households in the county is 
projected to grow by 1.1 % annually, increasing the number of households to 378,322 by 2020. The 2015 
average household size for the county was 2.25, which was -12.45% smaller than the United States average 
household size of 2.57 for 2015. The average household size in the county is anticipated to retract by 0.00% 
annually, reducing the average household size to 2.25 by 2020. San Francisco County had a 60.7% renter 
occupied market, compared to the lower 42.4% in California and the lower 32.8% in the United States. 

Income Trends 
The 2015 median household income for the county was $76,360, which was 43.5% higher than the United 
States median household income of $53,217. The median household income for the county is projected to 
grow by 2.9% annually, increasing the median household income to $87?982 by 2020. As is often the case 
when the median household income levels are higher than the national average, the cost of living index is also 
higher. According to the American Chamber of Commerce Researchers Association (ACCRA) Cost of Living 
Index, the San Francisco-Oakland-Fremont, CA MSA's cost of living is 164.7 compared to the national average 
score of 100. The ACCRA Cost of Living Index compares groceries, housing, utilities, transportation, health 
care and miscellaneous goods and services for over 300 urban areas 
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Consumer Spending 

Shelter, 38. 62% 

lnvestmenls, 6.85% 

Hsld Furnishings,./ 
3.70% 

Travel, 4.19% 

Auto Maint, 0.26% 

Eating Out, 7.21% 
Food at Horne, 

10.97% 

Consumer Spending Comparison 
___ A"-.~rage Household 

$30,000 :r---
$25,000 H--·--- ·-~---· 
$201000 ;/t"" .·.···"·'·--~'"'"·····-"-· ... ,,., ____ _ 

$15,000 

!ii United States 'i California 
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In addition to large corporations, universities, hospitals and public sector employment located within the San 
Francisco MSA, smaller businesses make up a large portion of the local employment picture. 

AIRPORT STATISTICS 

The following chart summarizes the local airport statistics. 

YEAR ENPLANED PASSENGERS %CHG 

2004 15,605,822 

2005 16,070,133 3.0% 

2006 16,236,592 1.0% 

2007 17,280,328 6.4% 

2008 18,135,827 5.0% 

2009 18,467,908 1.8% 

2010 19,359,003 4.8% 

2011 20,056,568 3.6% 

2012 21,284,236 6.1% 

2013 21,704,626 2.0% 

2014 22,756,008 4.8% 

SUMMARY 

Overall the condition and appeal of the market area is generally considered average. Growth is not physically 
restricted because of the abundance of undeveloped sites. New projects may be accomplished by 
development of vacant and under-improved properties as the economy slowly improves. Demand stalled 
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during 2014 but improved during 2015. As the real estate market continues to recover from the recession, 
property values are expected to appreciate. 
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INTRODUCTION 

In this section of the report, I provide details about the local area and describe the influences that bear on the 
real estate market as well as the subject property. A map of the local area is presented on the prior page. 
Below are insights into the local area based on fieldwork, interviews, demographic data and experience 
working in this market. 

LOCAL AREA PROFILE 
The subject property is located in San Francisco, California, within San Francisco County. 

DEMOGRAPHIC PROFILE 
Below is a demographic study of the area, sourced by Esri, an on-line resource center that provides 
information used to analyze and compare the past, present, and future trends of properties and geographical 
areas. 

DESCRIPTION 1 MILE 3 MILES 5 MILES DESCRIPTION 1 MILE 3 MILES 5 MILES 
POPULATION AVERAGE HOUSEHOLD INCOME 

2000 Population 96,120 482,489 764,989 2015 $96,805 $109,647 $106,871 
2010 Population 98,753 500,153 791,501 2020 $113,466 $127,430 $123,561 
2015 Population 103,586 519,786 817,880 Change 2015-2020 17.21% 16.22% 15.62% 
2020 Population 109,654 548,086 858,719 MEDIAN HOUSEHOLD INCOME 
Change 2000-2010 2.74% 3.66% 3.47% 2015 $63,878 $75,272 $76,331 
Change 2010-2015 4.89% 3.93% 3.33% 2020 $77,661 $88,026 $88,056 
Change 2015-2020 5.86% 5.44% 4.99% Change 2015-2020 21.58% 16.94% 15.36% 

POPULATION 65+ PER CAPITA INCOME 
2010 Population 13,771 66,205 108,105 2015 $51,990 $55,230 $46,887 
2015 Population 15,823 75,552 124,312 2020 $60,949 $64,266 $54,308 
2020 Population 18,238 87,344 145,001 Change 2015-2020 17.23% 16.36% 15.83% 
Change 2010-2015 14.90% 14.12% 14.99% 2015 HOUSEHOLDS BY INCOME 
Changfi) 2015-2020 15.26% 15.61% 16.64% Household Income Base 54,446 258,223 353,788 

HOUSEHOLDS <$15,000 16.5% 14.4% 13.0% 
2000 Households 50,659 235,230 325,708 $15,000-$24,999 8.4% 7.2% 7.0% 
201 O Households 51,789 247,636 340,984 $25,000-$34,999 7.3% 6.5% 6.6% 
2015 Households 54,446 258,223 353,788 $35,000-$49,999 9.0% 8.2% 8.7% 
2020 Households 57,865 273,270 372,953 $50,000-$7 4,999 13.9% 13.6% 14.0% 
Change 2000-2010 2.23% 5.27% 4.69% $75,000-$99,999 10.4% 10.2% 11.4% 
Change 2010-2015 5.13% 4.28% 3.76% $100,000-$149,999 13.3% 13.6% 15.5% 
Change 2015-2020 6.28% 5.83% 5.42% $150,000-$199,999 9.6% 11.6% 10.6% 

HOUSING UNITS {2015) $200,000 or greater 11.7% 14.8% 13.4% 
Total Housing Units 59,163 282,535 384,607 MEDIAN HOME VALUE 
Owner Occupied 17.8% 23.3% 31.1% 2015 $866,676 $920,391 $790,031 
Renter Occupied 74.3% 68.1% 60.9% 2020 $980,580 $1,000,001 $924,201 
Vacant Housing Units 8.0% 8.6% 8.0% Change 2015-2020 13.14% 8.65% 16.98% 

HOUSING UNITS (2020) AVERAGE HOME VALUE 
Total Housing Units 62,918 297,767 404,348 2015 $848,091 $868,876 $786,843 
Owner Occupied 17.4% 23.2% 30.9% 2020 $948,802 $972,709 $907,016 
Renter Occupied 74.6% 68.6% 61.4% Change 2015-2020 11.88% 11.95% 15.27% 
Vacant Housing Units 8.0% 8.2% 7.8% HOUSING UNITS BY UNITS IN STRUCTURE 

HOUSING UNITS BY YEAR BUil T 1 - Detached 3,036 27,395 68,727 
2010 or Later 64 591 802 1 - Attached 2,181 18,916 50,157 
2000 to 2009 2,771 21,290 24,562 2 4,153 28,940 37,993 
1990-1999 3,598 12,889 15,855 3 or 4 8,143 37,640 43,623 
1980-1989 4,168 14,610 19,083 5to 9 7,741 33,619 38,276 
1970-1979 4,714 20,333 26,517 10 to 19 8,442 35,465 38,960 
1960-1969 5,308 21,891 29,964 20 to 49 9,324 35,476 37,384 
1950-1959 3,627 19,617 34,505 50 or greater 12,976 54,328 56,917 
1940-1949 2,640 15,964 38,204 l'vlobile Home 16 251 435 
1939 or Earlier 29,135 145,113 183,289 Boat/RV/Van 13 270 311 

Source: Esri 
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As noted in the table above, population has increased by 3.93% since 201 O in the subject's market area (3-
mile radius) and is expected to increase by 5.44% through 2020. Also, the subject's market area has a lower 
number of renter occupied homes (40,864) than owner occupied homes (56,893). Vacant housing in the 
subject's market area is estimated to be 8.2%. The average and median household income levels in the 
subject's market area are $109,647 and $75,272, respectively. 

Residential Development 
There is a moderate amount of residential 
development in the subject's market area. The 
figure to the right is provided by Zillow.com. 
Zillow projects home values on a month-to
month basis. Zillow states ·that median home 
values are currently $931,100, an increase of 
16.2% from the previous year. Home values in 
San Francisco have been increasing overall 
since November 2011. Multi-family 
developments within proximity to the subject 
include The Fillmore Center, Webster Tower & 
Terrace, El Bethel Terrace, and Martin Luther 
King Square. 

Commercial Development 
Commercial and light-industrial development is 
located along Fillmore Street and Divisadero 
Street. General commercial and industrial uses 
within proximity to the subject include shopping 
centers, fast food restaurants, banks, gas 
stations, grocery stores, self-storage facilities, 

San Francisco Home Prices and Home 

Values 

Z!llow Home Value Index 

and auto related shops. Retailers in the :;,;;,,; ' 0
·'' '')' ·;:;;:i 1.:< 

1'780k 

subject's immediate are include: Safeway, Walgreens, The Brooklyn Circus SF, Gump's, Kinokuniya Book 
Stores, Central Ace Hardware, Marshall Associates, Teri's Creation & Boutique, and Aqua Forest Aquarium. 
There are a variety of other local tenants in the subject's area. 

Community Services/Transportation 
Community services and facilities are readily available in the surrounding area. These include public services 
such as fire stations, hospitals, police stations, and schools (all ages). Nearby schools Town School for Boys, 
Creative Arts Charter School K-8, Jewish Community High School of the Bay, Raoul Wallenberg Traditional 
High School and Gateway High School all located within one mile of the subject. Public transportation is 
available throughout the area. Local bus stops are located along Turk Street, and Pierce Street. There are a 
number of parks, golf courses, and other recreational facilities in the area including Alamo Square Park, 
Golden Gate and Steiner Mini Park, and Fillmore and Turk Mini Park. 

SUBJECT PROPERTY ANALYSIS 

The following discussion draws context and analysis on how the subject property is influenced by the local and 
immediate areas. 
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Subject Conclusion 
Trends in the local and immediate areas, adjacent uses and the property's specific location features indicate an 
overall typical external influence for the subject, which is concluded to have an average position in context of 
competing properties. 

SUMMARY 

The subject property is located in an established area of the San Francisco area. Residential uses present in 
the subject's immediate neighborhood primarily include multi-family and single-family development. 
Commercial developments are located along major thoroughfares and are easily accessible from the subject. 
The subject property has an average to good location with respect to commercial services, thoroughfares, 
public transportation, and community services. Condition and appeal of the neighborhood is generally 
Average/Good. The neighborhood is anticipated to experience limited growth in the foreseeable future due to 
the built-out nature of the area (lack of developable land). 



General Description 

Assessor Parcel 

Number Of Parcels 

Land Area 
Primary Parcel 
Unusable Land 
Excess Land 
Surplus Land 

Total Land Area 

Shape 

Topography 

Drainage 

Utilities 

Street Improvements 

Turk Street 

Steiner St 

Pierce St 

Frontage 

Accessibility 

Exposure 

Seismic 

Flood Zone 

Site Rating 

Easements 
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The subject site consists of 1 parcel. As noted below, the subject site has 64,046 

SF (1.47 AC) of land area. The area is estimated based on the assessor's parcel 
map, and may change if a professional survey determines more precise 

measurements. Going forward, our valuation analyses will utilize the usable site 
area. The following discussion summarizes the subject site size and 

characteristics. 

0754-028 

1 

Acres 
1.47 
0.00 
0.00 
0.00 

1.47 

Square Feet 
64,046 

0 
0 
0 

64,046 

L-Shaped - See Plat Map For Exact Shape 

Level at street grade 

Assumed Adequate 

All available to the site 

Street Direction No. Lanes Street Type 

Primary Street one-way two-lane minor arterial ,/ ,/ ,/ ./ 

Secondary Street two-way two-lane connector street" ,/ ,/ ,/ 

Secondary Street two-way two-lane connector street ,/ ,/ ,/ 

Turk St: apx. 412 feet; Pierce St: apx 137 feet; Steiner St: 192 feet 

Average/Good - There is a full curb cut along Turk Street 

./ 

./ 

Average/Good - The subject has frontage along one minor arterial and two 
neighborhood connector streets. The subject has exposure at the signalized 
intersections of Pierce Street and Turk Street as well as Steiner Street and Turk 
Street. 

The subject is in High Risk. 

At this time, the City of San Francisco does not participate in the Flood Insurance 

Rate Maps published by the Federal Emergency Management Agency (FEMA). 

Overall, the subject site is considered a good to excellent land site in terms of its 

location, exposure, and access to employment, education and shopping centers, 

recognizing its location along a neighborhood collector street. 

A preliminary title report was not available for review. During the on-site 

inspection, no adverse easements or encumbrances were noted. This appraisal 
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assumes that there is no negative value impact on the subject improvements. If 
questions arise regarding easements, encroachments, or other encumbrances, 
further research is advised .. · 

Soils A detailed soils analysis was not available for review. Based on the development 
of the subject, it appears the soils are stable and suitable for the existing 
improvements. 

Hazardous Waste We have not conducted an independent investigation to determine the presence 
or absence of toxins on the subject property. If questions arise, the reader is 
strongly cautioned to seek qualified professional assistance in this matter. Please 
see the Assumptions and Limiting Conditions for a full disclaimer. 

Improvement Description The subject consists of a 51 unit affordable housing project within two buildings 
and one common area building, built in 1977. The improvements are in 
average/good condition. 

Property Type Multi-Family- Garden/Low Rise 

Number of Units 51 

Average Unit Size 814 SF 

Apartment Buildings 2 

Common Area Buildings 1 

Total Number of Buildings 3 

Number of Stories 

Development Density 

Net Rentable Area (NRA) 

3 

34.7 Units/Acre (51 Units I 1.47 Acres) 

41,508 SF 

Gross Building Area (GBA) 42,208 SF 

Parking Total 

Open Parking Spaces 

Covered Parking Spaces 

Detached Garage Spaces 

Parking Garage Spaces 

Parking Comment 

Parking Spaces/Unit 

Year Built 

Age/Life Analysis 

Actual Age 

Effective Age 

Economic Life 

Remaining Life 

Quality 

Condition 

Marketability 

39 (Surface) 

39 

Parking is adequate and is consistent with the other projects in the market 

0.8 

1977 

37 Years 

35 Years 

65 Years 

30 Years 

Average/Good 

Average/Good 

Good 
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INTRODUCTION 

Assessment of real property is established by an assessor that is an appointed or elected official charged with 

determining the value of each property. The assessment is used to determine the necessary rate of taxation 
required to support the municipal budget. A property tax is a levy on the value of property that the owner is 

required to pay to the municipality in which it is situated. Multiple jurisdictions may tax the same property. 

The subject property is located within San Francisco County. The assessed value and property tax for the 
current year are summarized in the following table. 

Tax Year 2015 

Tax Rate Area Msc/70 

APN LAND IMPV PERSONAL TOTAL EXEMPTIONS 

0754-028 $1,493,518 $1,766,423 $40,236 $3,300,177 -$3,259,941 

Totals $1,493,518 $1,766,423 $40,236 $3,300,177 -$3,259,941 

Total/SF $23.32 $27.58 $0.63 $51.53 -$50.90 

Additional Tax Charges 

Rent Stabilization Fee 

SFUSD Facility District 

SFCCD Parcel Tax 

Apartment House License Fee 

SF - Teacher Support 

Total Additional Tax Charges 

Total Additional Tax Charges Per SF 

Total Base Tax & Additional Tax Charges 

Total Base Tax & Additional Tax Charges Per SF 

Source: San Francisco County Assessment& Taxation 

SUBJECT PROPERTY ANALYSIS 

Tax Rate 

Taxes O.ment 

TAXABLE 

$40,236 

$40,236 

$0.63 

1.8260% 

Yes 

BASE TAX 

$735 

$735 

$0.01 

$1,887.00 

$919.36 

$79.00 

$543.00 

$230.94 

$3,659 

$0.06 

$4,394 

$0.07 

The total assessment for the subject property is $3,300, 177 or $51.53/SF. The subject property benefits from 

an exemption in the amount of -$3,259,941, reducing the taxable assessment to $40,236 or $0.63/SF. Total 
taxes for the property are $4,394 or $0.07/SF. 

As part of the scope of work, I researched assessment and tax information related to the subject property. The 

following are key factors related to local assessment and taxation policy. Real property in San Francisco 

County is assessed at 100% of market value. Real property is reassessed upon sale, conversion, renovation or 
demolition. 

According to the staff representative at the County Assessor's Office, real estate taxes for the subject property 

are current as of the date of this report. The subject benefits from a property tax exemption, amounting to 

approximately 98. 75% of the total assessed value. For purposes of our Income/Expense analysis, we assume 
the same tax exemption allocation in the As-ls Market Value conclusion and estimate the property taxes in the 
Income Approach at 1.25% multiplied by the value indicated by the Income Approach, multiplied by the 
property tax rate. 
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INTRODUCTION 

Zoning requirements typically establish permitted and prohibited uses, building height, lot coverage, setbacks, 
parking and other factors that control the size and location of improvements on a site. The zoning 
characteristics for the subject property are summarized below: 

Municipality Governing Zo'ning 
Current Zoning 
Permitted Uses 

Current Use 
Is Current Use Legally Permitted? 
Zoning Change 

Minimum Site Area (SF) 
Subject Density (Units per Acre) 
Minimum Yard Setbacks 

Maximum Density (Units/Acre) 
Subject Density (Units per Acre) 

Maximum Building Height 
Maximum Floor Area Ratio (FAR) 
Maximum Building Area 
Parking Requirement 

Parking Required 
Parking Provided 

Conforming Use 

City of San Francisco Planning & Zoning Department 

Residential Mixed Medium Density (RM) 
Multi-Family Residential 

Multi-Family Residential 
Yes 

Not Likely 

2,500 SF 
34.7 

One dwelling per 600 SF of lot area; 106 units 
One dwelling per 1,232 SF of lot area; 52 units 
40 Feet 
1.8 times lot area 
None 

51 
39 
The existing improvements represent a conforming use within this 
zone 

Source: City of San Francisco F4anning & Zoning Departrrient 

ZONING CONCLUSIONS 

Based on my interpretation of the zoning ordinance, the subject property is an outright permitted use that could 
be rebuilt if unintentionally destroyed; however, the subject's use has been grandfathered due to insufficient 
parking. The subject provides 39 spaces for 51 units, which is insufficient per current code requirements, 
making the subject legal but non-conforming. 

Detailed zoning studies are typically performed by a zoning or land use expert, including attorneys, land use 
planners, or architects. The depth of my analysis correlates directly with the scope of this assignment, and it 
considers all pertinent issues that have been discovered through my due diligence. Please note that this 
appraisal is not intended to be a detailed determination of compliance, as that determination is beyond the 
scope of this real estate appraisal assignment. 
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INTRODUCTION 

In this section, an overview of market conditions which influence the marketability of the subject property, as a 
multi-family site will be considered. The major factors requiring consideration are the supply and demand 
conditions that influence multi-family development. 

REIS, Inc., a specialist in multi-family market research, classifies the San Francisco apartment market into 
eight submarkets. In addition, it segregates inventory by class of space (Class A and B/C). There are 11 
submarkets within the San Francisco Metro Area market and are as follows: North Marin (1), South Marin (2), 
North San Mateo (3), Central San Mateo (4), South San Mateo (5), South Market (6), Russian' 
Hill/Embarcadero (7), West San Francisco (8), Civic Center/Downtown (9), Marina/Pacifica Heights (10), and 
Haight Ashbury/Western Addition (11). This market is connected to San Francisco by the Bay Area Rapid 
Transit (BART). 

???replace this 

The subject property is situated in the Haight Ashbury submarket, which is labeled 11 in the graphic below. 

San Francisco Metro Area 

P1tt$bU'~;i lh:~hd 
· ·· · · · ·· ··.· A1"t~i;)r;h 1~1.:iPu 

concord 
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Haight Ashbury Submarket 

According to the submarket boundaries. defined by REIS, the subject is located within the Haight Ashbury 
submarket. The following table provides a snapshot of the submarkets in the San Francisco Metro Area for 01 
2014. 

Soutti Marin. 52 ·. 7,072 .. 36;1% 

North San Ma!Eo 81 '14,29'4 $1,.856 3-4% 0-48 36.8% 

Central San Mateo .m1 t4,713 2.1% 0.29 35.8% 

Sdufu San Mafoo "167 10,771 $1,iIB9 2;0% 032 35.33 

Soulh af Mark.et 107 ·ts,682 $2,004 4;9% 0.53 33Ji% 

Russ HtlllEmbrcdro 83 9,'926 $2,935 2c0% 0.46 362% 

'1Nest San Francisco ·t30 19,522 $2;ta3 3-7'% 0.75 37.6% 

Civic ctr/Downtown 226 '!6,216 $'f!,710 3..2% 0.00 352% 

Marina/Pacific Hts .• 2:18 8,[lM $2,456 1.6% .· 0.05 JfHl% 

Haight Aetfbury .206 12,993 $2,3'9.3 3.2% 0.48 352% 
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According to REIS, there are 206 apartment buildings and 12,998 units in the Haight Ashbury Submarket with 
an average vacancy of 3.2%, which is towards the upper end of the range for the metro area. The average 
asking rent in the subject's submarket ($2,393) is towards the middle of the range for the metro area. 

Rent Growth Comparisons 

Asking Rent Growth 

Quarterly Annllalized 

3015 2015 YID Avg 1 Year 3Year 5Year 5 Yr Forecast 

Haight Ashbury .. 1.9%·" 6.6% I 4.8% • .. 3~8% !• a:o% ··. , . 5.4% 7.l% 
. 

. 

San Francisco 3.0% 3.3% 3.2% 6.8% 5.7% 4.9% 5.4% 

West 1.9% 1.4% 1.5% 4.2% 3Jl% 2.8% 3.7% 

United States ·1_4% 1.2% 1.2% 3.6% 3.3% 2.7% 3.3% 

Period Ending: 0913\l/15 06130115 09/30115 12131114 12131114 12131114 12131119 

Submarket Rank Total Submarket Ranks 

Compared lo: Subs 3Q15 2Q15 YID 1Year 3Year 5Year 5Yrforecast 

San Francisco i 11 · · 9 1 9 7 6 2 
West t---2-4-o"'·~·-.... +--8-5--t----t-----t---84---+--2-3--+---13--1---2---i 

United States ·· ·. 835 · · 148 2 220 37 19 5 

% Asking Rent Growth Rate Trends and Forecast 

/. · .. 
14.0-+----------------__.~ ...... -. --------------< 
120+---------------.~,~.~-,--"r-... -----------1 
10.0+---------------;7':,,=• ~~~""' .• ,-."'-.-.,----------! 
8.0 ,.,..,... •• ... ---~·....... ·..:::.:·· ... 

6.0 ........... ,_ • ..,,,,,,,,.~----------·- "··· •. c:.... - .:::: .. :::::- ..._ - ""·<·· ........ .. 
4~0 i...--·,.,.i-",,..,.. . .,_.. •• ~-·~·trt't'd. .. ~·~··...,····rl<>•~•<>•~""''"''' ..... ~h··~~·~.~~~:~.~~:.::::= 
2.0 i..- -
0.0-+-----,~--~,--~,~--~,--~,---~,--~,--~,~---; 

2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 

•••• Haight Ashbury 

- ... San Francisco 

- West 

...... ·US 

Pedod end mg 1213-1/19 

During the Q3 2015, rent growth in the Haight Ashbury Submarket was estimated at 1.9%, comparatively lower 
than the San Francisco Metro (3.0%) and similar to the Western Region (1.9%). Over the next five years, REIS 
projects 7.1% rent growth within the submarket, slightly higher than the forecasted rent growth for the city 
(5.4%), Western Region (3.7%), and country as a whole (3.3%). 
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Rent By Unit Mix 

Current Submartret Average Rents and Sizes Asking Rent Grovlttl 

302015 Quarterly Annualized 

Rent Avg.SF Avg. Rent PSF 3Q15 2Qi5 YID 1 Year :>Year 5Year 

studio/Elliciency $1,978 472 $4.19 2.3% 4 .. 1% 13.2% S.6% . 5.8% 3.8% 

One Bedmorn $2,625 743 $3.53 2.8% 3.9% 9.4% 65% 6.0% 5.5% 

TVIO Bedroom $3,683 971 $:4.00 . 70.7% 85%- . 18.0% -.3.7% 3.7"k : 5.3% 

Three Bedroom $4,264 1183 $3.60 4.0% -3.9"k -3.1% 1'1.11% 10.9% 6.8% 
Av.erage.Ct'll:-er periadendfng: agr.11Jl15 ~!l/15 OOt.lOIHi 12131114 12/31114 n/31114 

Asking Rent Comparisons Asking Rent Per SF 

Studio l BR 2 BR 3 SR Siu<fio 1 BR 2BR 3BR 
• HaightAshbury>Weslem Addman l!il S;m Frnndsco • Hal"ght ~hbucy.-'V\Yest-cro. A.d<f:1ion rm San Francisoo 

Studio 1BR 2BR 3ER studio.- 1 BR 2BR 3BR 

Halght Asflbufii}'/Weslem Addilion $1,971l $2,625 $3,1!83 $4,264 HaightAshbmyM'estem Addition !1\4.19 $3.53 $4.00 $3.6!l 

San Fra.m~tsoo $1,623 $2~440 $3,ll89 $3,Tll San Francisco $3.56 $3.32 $2.96 $2.72 
As of 09130/15 As oHl9/30f15 

The Haight Ashbury submarket has generally higher rents than the overall San Francisco Metro when analyzed 
on a per month basis and per square foot basis. 

Vacancy Comparisons 

Vaeancy Rates 

Quarterly Annualizert 

3015 2Q1S YfDAvg 1Year 3Year 5Year 5YrFareeast 

HaightAshllmy ):1/'5,!i~v,S': ,, 
>.' T\'~;t;a%;:(:} iL-'·:·- ·"'t- _,.._..-:;:',:r~,;-: :,.·. ,.._,..;,>· .... \ 

·• ,,:aillit}> .. , /;i(:<f'''",'."' 
San Francisro 3.9% 3.6% ""3.7% 3.4%. 3.4%· 3.?% 4.2% 

West 3.6% 3.5% 3.5%. 3.6% 3.9% 4.7% 4.2% 

Uniled States 4.3%. 4.2% 4.2%' 4.3% 4.6% 5.5% 5.0% 

Period Ending: !)9/3!)115 06130/15 {)9/3(}/15 "12131/14 12131114 !2!3'!114 '12131119 

Stibmarket Rank Total Submafkel Ranks 
Compared to: SIJbs 

3015 2015 YTQ 1 Year 3Year SYear 5 Yr Forecast 

San Frnncisro 10 9 9 1 7 
West 203 192 181 140 112 

United stares 613 558. 525 352·· 26(J 

Vacancy Rate Trends and forecast ~" 
5_5.µ:;::=============================== 

2U1!l :ul12 
I 

2014 
I 

2015 :&11 2019 

1 to 
71 174 
172 488 

•• • • Haight Ash bury 

- •· San Francisco 

-West 

...... us 

As noted in the chart above, the Q3 2015 average vacancy in the Haight Ashbury Submarket was estimated at 
5.5%, which slightly higher than San Francisco Metro Area average of 3.9% and the Western Region average 
of 3.6%. Within the subject's submarket, an average vacancy rate of 4.8% is projected over the next five years. 
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Construction and Absorption 
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According to REIS, there were 617 units of new construction during the Q3 2015 within the San Francisco 
Metro. REIS forecasts 3,295 additional units of new construction over the next five years. Absorption and 
occupancy are forecasted to keep pace with new construction. 

Please note that the majority of new construction projects . are of superior appeal and design (high-rise 
complexes). located within the downtown core. Overall, new construction is not anticipated to have a negative 
effect on the subject's occupancy and rent levels. 

General Vacancy Conclusion 

As summarized in the chart below this market analysis relied on various published data sources and field 
research for assessing how supply/demand conditions influence the long term vacancy estimate of the subject 
property at market rate. 

Vacancy Rate Trends and Forecast 

~~ ~~"'-""' .......... ,__,_ .,...uh.-.,+,u~~~•••oH~~••"" ...... ~~.-.. ,:~oi"-·~"•'""•''' .. .-""~~~,~ ....,,...... ,..,,,..._ 

• , ... ,... - -;;:,.......,-..,_,., e•·P,,.::-·-·::;;.:..-.::;:;"''"''""'_,_ 
3.5 -~--

2010 
I 

2011 
I 

2!112 
I 

2013 
I 

2014 
I 

2ll15 
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20'18 
I 

2017 
I 

2018 
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- West 
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2019 

Given the subject's size, condition, and location, we have concluded a general vacancy rate of 5.0%. Credit 
loss is not applicable given the subject's location and immediate market conditions. None of the surveyed 
properties in the subject's market are currently offering free or reduced rent concessions. The subject property 
is not currently offering concessions, nor has it offered concessions historically. Based on the preceding, we 
have not included an additional concession factor within oui- vacancy conclusion. 
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Rent Control 

The city of San Francisco is regulated by rent control ordinance; however, buildings constructed after June 
1979 are not subject to rent control. It is noted that the subject property is under rent control restrictions which 
restrict rent increases on existing tenants. Over the past year, the annual allowable increase amount was 
1.9%. Effective March 1, 2015 through February 28, 2016, the annual allowable increase amount is 1.0%. 
Under rent control, landlords get an annual rent increase which can be imposed on tenants without the landlord 
having to petition the Rent Board. The landlord must give 30-day notice (or 60 days if this increase, as well as 
any other increases, in the past 12 months results in a rent increase of more than 10%). Landlords can "bank" 
these increases, that is, not impose an increase in one year but then impose that "banked" rent increase in a 
later year. 

SUMMARY OF APARTMENT MARKET ANALYSIS 

Overall, based on interviews with planners and brokers, and Colliers International Valuation & Advisory 
Services market survey, there is sufficient demand for the land and improvements. The depth of demand for 
the subject property is anticipated to be sufficient based on continuing economic and population growth in the 
subject's area. Rent levels are anticipated to remain stable and/or increase. Demand is expected to remain 
strong in the subject's immediate market area based upon the immediate location and overall Bay Area 
location. 

BROKER I MARKET PARTICIPANT INTERVIEWS 

Interviews with brokers and other market participants were conducted to put previously discussed trends and 
data into better context of what is really occurring in the marketplace. 

Narre 

Company 

Location 

Survey Property Profile 

Matt Kroger 

CBRE 

San Francisco, CA 

Multi-Family Land 

According to Matt Kroger, sale transactions have been steady over the past six months for the subject property 
type, with most activity being seen from local buyers. The market participant reported that quality investment 
opportunities are currently in greatest demand. This property type is considered to have somewhat limited 
availability, with few listings offered within the marketplace. Based on these factors, conditions favor sellers in 
regard to negotiating sale terms. Marketing periods are ranging from 2 to 12 months, with an average 
approximately 6 months. Pricing for this property type generally falls within a moderate range from $250 to 
$500 per square foot. Finally, the most typical sales commission for this property type is 6% of the sale price. 

TRANSACTION TRENDS 

In the open market, the subject property type would command most interest from local buyers that are actively 
pursuing similar quality investment properties. There is currently steady buyer demand for substitute properties 
of the subject based on the volume of sale transactions and reports by buyer arid sellers during confirmation of 
market transactions. 

Based on the preceding analysis, there is an established sales market for the subject property. As previously 
discussed, the velocity of sale transactions has been steady over the past six months. Currently there is steady 
buyer demand, while there is somewhat limited availability for this property type on the supply side. Based on 
these factors, conditions favor sellers in regard to negotiating sale terms. 
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SUBJECT PROPERTY ANALYSIS 

Based on my analysis of the subject property and investigation of substitute properties in the marketplace, the 

subject is considered to have Good overall buyer appeal with an Above Average competitive position if the 

· asset was exposed to the open market. 

EXPOSURE TIME 

Exposure time is best established based the recent history of comparable sales, discussions with market 
participants and information from published surveys. The following table summarizes the information that was 

taken into consideration to develop an estimate of exposure time for the subject property: 

John Antonini, a regional sales broker at Colliers International who specializes in multifamily assets similar to 
the subject stated that exposure times are typically two months or less if marketed and priced accordingly. 

Clinton Textor, a local broker at Marcus & Millichap who deals with multifamily assets similar to the subject 

property stated that a reasonable exposure time would be one month or less. 

Michael Klestoff, a local broker at West & Praszker stated that a reasonable exposure time for assets similar to 
the subject would be from one to three months. 

The preceding information generally supports an exposure time range from zero to 12 months for assets such 
as the subject. The availability of acquisition financing also factors into exposure time. My review of the local 

capital market indicates that adequate financing options would have been available to consummate a sale of 

the subject on the date of value. 

Exposure Time Conclusion 

Six Months or Less 

Marketing Period 

Six Months or Less 
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INTRODUCTION 

The highest and best use of an improved property is defined as that reasonable and most probable use that 
will support its highest present value. The highest and best use, or most probable use, must be legally 
permissible, physically possible, financially feasible, and maximally productive. This section develops the 
highest and best use of the subject property As-Vacant. 

AS-VACANT ANALYSIS 

Legal Factors 
The legal factors that possibly influence the highest and best use of the subject site are discussed in this 
section. Private restrictions, zoning, building codes, historic district controls, and environmental regulations are 
considered, if applicable to the subject site. Permitted uses of the subject's Residential Mixed Medium Density 
(RM) zoning were listed in the Zoning Analysis section. The subject has deed restrictions that restrict the 
subject's use to affordable multifamily housing. The potential use that meets the requirements of the legal 
permissibility test is therefore affordable multifamily residential development. Overall, legal factors support 
affordable multi-family apartment uses for the subject site. 

Physical & Locational Factors 
Regarding physical characteristics, the subject site is I-shaped in shape and has level topography with 
average/good access and average/good exposure. The subject is surrounded by residential and commercial 
uses, as well as undeveloped land and a nature reserve. Given the subject's location and surrounding uses, 
the subject site is desirable for residential development. Although a mixed-use area, residential is the 
predominant land use with various retail and commercial uses along primary arterials Of the outright permitted 
uses, physical and locational features best support affordable multi-family use (as stipulated by the subject's 
regulatory agreements) for the site's highest and best use as-vacant. 

Feasibility Factors . 
The financial feasibility of those uses that meet the legal and physical tests discussed is analyzed further in this 
section. Supply and demand conditions affect the financial feasibility of possible uses. Indicators of feasibility, 
which typically indicate favorable or non-favorable supply and demand conditions, include construction 
financing and proposed projects. Financial feasibility factors generally support immediate development of the 
subject site. 

As-Vacant Conclusion 
Based on the previous discussion, the subject's highest and best use as-vacant is concluded to be affordable 
multi-family use. 

As-Improved Analysis 
The subject's affordable multi-family apartment use (as-improved) is a conforming use by the RM zoning. The 
legal factors influencing the highest and best use of the subject property support the existing use. The subject's 
improvements were constructed in 1977 and have a remaining economic life of 30 years based on my 
estimate. The project is of average/good quality construction and in average/good condition, with adequate 
service amenities. Legal, physical, locational and marketability factors support the existing use as the highest 
and best use of the subject site. 

In addition to legal, physical and locational considerations, analysis of the subject property as-improved 
requires the treatment of alternative uses for the property. The five possible alternative treatments of the 
property are demolition, expansion, renovation, conversion, and the subject's use "as-improved". Among the 
five alternative uses, continued use as affordable multi-family apartments is the Highest and Best Use of the 
subject property as-improved. 
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INTRODUCTION 

The following presentation of the appraisal process deals directly with the valuation of the subject property. The 
As-ls Market Value of the subject's fee simple interest is estimated using the Sales Comparison Approach, 

which is recognized as the standard appraisal technique for commercial land. The Cost and Income 
Capitalization Approaches are not applicable when valuing unimproved commercial land and are therefore 

excluded. Their exclusion is not detrimental to the reliability or credibility of the final value conclusion. 

SALES COMPARISON APPROACH 

The Sales Comparison Approach is based on the principle of substitution, which asserts that no one would pay 

more for a property than the value of similar properties in the market. This approach analyzes comparable 
sales by applying transactional and property adjustments in order to bracket the subject property on an 

appropriate unit value comparison. The sales comparison approach is applicable when sufficient data on 
recent market transactions is available. Alternatively, this approach may offer limited reliability because many 

properties have unique characteristics that cannot be accounted for in the adjustment process. 
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LAND VALUATION 

As previously discussed within the Valuation Methods section, the subject is valued as one marketable 
economic site in this appraisal. Land value is influenced by a number of factors; most prominent of which is 
development and use potential. These factors, as well as others, are considered in the following analysis. 

UNIT OF COMPARISON 

The most relevant unit of comparison is the price per square foot. This indicator best reflects the analysis used 
by buyers and sellers in this market for land with similar utility and zoning in this marketplace. 

COMPARABLE SELECTION 

A thorough search was made for similar land sales in terms of proximity to the subject, size, location, 
development potential, and date of sale. In selecting comparables, emphasis was placed on confirming recent 
sales of commercial sites that are similar to the subject property in terms of location and physical 
characteristics. Overall, the sales selected represent the best comparables available for this analysis. 

ADJUSTMENT PROCESS 

Quantitative adjustments are made to the comparable sales. The following adjustments or general market 
trends were considered for the basis of valuation. 

Transactional Adjustments 
Dollar adjustments to the comparable sales were considered and made when warranted for transactional 
adjustments in the sequence shown below: 

Property Rights Transferred The valuation of the subject site was completed on a fee simple basis. If 
warranted, leased fee, leasehold and/or partial interest land sales were 
adjusted accordingly. 

Financing Terms The subject site was valued on a cash equivalent basis. Adjustments were 
made to the comparables involving financing terms atypical of the marketplace. 

Conditions of Sale This adjustment accounts for extraordinary motivation on the part of the buyer 
or seller often associated with distressed sales and/or assemblages. 

Expenditures After Purchase Adjustments were applied if site conditions warranted expenditures on the part 
of the buyer to create a buildable site. Examples include costs for razing pre
existing structures, general site clearing and/or mitigation of environmental 
issues. 

Market Conditions Market conditions adjustments were based on a review of historical sale data, 
market participant interviews and review of current versus historical pricing. 
Based on my research, the following table summarizes the market conditions 
adjustment applied in this analysis. 

Per Year As Of December 2015 (As-ls) 6% 

Based on research and interpretation of value trends, a flat market conditions adjustment has been applied in 
this analysis. The analysis applies an upward market conditions adjustment of 6% annually reflecting the 
conditions between the oldest comparable sale date up through the effective valuation date. 

Property Adjustments 
Quantitative percentage adjustments are also made for location and physical characteristics such as size, 
shape, access, exposure, topography, zoning and overall utility. Where possible the adjustments applied are 



based on paired data or. other statistical analysis. For example, location adjustments are based primarily on 
review of land values in the market areas for the comparables relative to the subject. It should be stressed that 
the adjustments are subjective in nature and are meant to illustrate my logic in deriving a value opinion for the 
subject site. 

LAND VALUATION PRESENTATION 

The following Land Sales Summation Table, Location Map and datasheets summarize the sales data used in 
this analysis. Following these items, the comparable land sales are adjusted for applicable elements of 
comparison and the opinion of site value is concluded. 

Name Multi-Family MFLand A Residential Site MF Land A Residential A Residential A multifamily site 

Address 1555 Turk Street 953 Treat Ave 1298 Howard Folsom St- 350 8th Street 801 Brannan 800 Indiana 

City San Francisco San Francisco San Francico San Francisco San Francisco San Francisco San Francisco 

State CA CA CA CA CA CA CA 
Zip 94115 94110 94103 94105 94103 94103 94107 

County San Francisco San Francisco San Francisco San Francisco San Francisco San Francisco San Francisco 

APN 0754-028 3639-028 3728-019, 024, 3738-004 3756-003, 015 3783-001 4105-009 

SF 64,046 4,792 38,111 79,279 144,123 226,874 116,455 

Location Good Good Good Excellent Good/Excellent Good Average 

Exposure Average/Good Average/Good Average/Good Good Average/Good Average Average/Good 

Access Average/Good Average/Good Average/Good Average/Good Average/Good Average/Good Average/Good 

Shape L-Shaped Irregular Rectangular Rectangular Rectangular Rectangular Irregular 

Site utility Rating Average/Good Average Average Average Average Average Average 

Zoning RM UMU RCD/MUG/W p WMUG UMU UMU 

Corner No No Yes Yes Yes Yes No 
Topography Level Level Level Level Level Level Level 

Easements Standard 

Date 3/26/?015 11/15/2013 10/10/2013 5/28/2013 2/26/2013 4/22/2015 

Status Recorded Recorded Recorded Recorded Recorded In Contract 

Rights Transferred Fee Simple Leased Fee Fee Simple Fee Simple Fee Simple Fee Simple 

Transaction Price $1,900,000 $11,200,000 . $30,571, 100 $44,000,000 $40, 130,000 $26,000,000 

Analysis Price $1,900,000 $11,200,000 $30,571, 100 $44, 130, 000 $41,380,000 $26,000,000 

$/SF Land $396.49 $293.88 $385.61 $306.20 $182.39 $223.26 
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LAND SALES LOCATION MAP 

COMP DISTANCE ADDRESS SALE DATE ACRES SF $/SF 

SUBJECT 1555 Turk CA 1.5 $330.00 

No. 1 2.1 Miles 953 Treat Ave, San Francisco, CA 3/26/2015 0.1 4,792 $396.49 

No.2 1.2 Miles 1298 Howard Street, San Francico, CA 11/15/2013 0.9 38, 111 $293.88 

No.3 2.2 Miles Folsom St-Trans bay Block 6, San Francisco, CA 10/10/2013 1.8 79,279 $385.61 

No.4 1.5 Miles 350 8th Street, San Francisco, CA 5/28/2013 3.3 144,123 $306.20 

No.5 1.8 Miles 801 Brannan Street, San Francisco, CA 2/26/2013 5.2 226,874 $182.39 

No.6 2.7 Miles 800 Indiana Street, San Francisco, CA 4/22/2015 2.7 116,455 $223.26 
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Name 

Address 

City, State, Zip Code 

County 

MSA 

MFLand 

953 Treat Ave 

San Francisco, CA, 94110 

San Francisco 

San Francisco-Oakland-San Jose, CA CMS1 

APN 3639-028 

m1EJ!,fl-
Buyer 953 Treat Avenue Lp 

Seller James W & Barbara G Heinzer 

Transaction Date 03/26/2015 

Transaction Status Recorded 

Transaction A"ice $1,900,000 

Analysis A"lce $1,900,000 

Recording Number 38839 

Rights Transferred Fee Simple 

Down Payment $570,000 

Financing $1.9Mconv 

Conditions of Sale None 

Marketing Time 56 Day( s) 

-
·~~~~ .. -~~ !\, •. ·~~.,jt: .. _:_ .. ~.:·-···'.~__...'.__:.'.~ 

Allowed Use Multi-residential 

Location Good 

Site Size Acres SF 

Net 0.11 4,792 

Gross 0.11 4,792. 

Zoning UMU 

Development Potential 16 Units 

Density 145.45 Units/Net Acre 

Shape Irregular 

Topography · Level 

Access Average/Good 

Exposure Average/Good 

Corner No 

Easements Standard 

Environmental Issues None Noted 

Utilities All 

A"ice 

Gross 

$/Acre 

$17,272,727 

mi: 
$396.49 

Net $17,272,727 $396.49 

CV150253 

---Name 

Company 

Source 

Date 

Louis Cornejo 

Urban Group Real Estate 

Costar 

12/24/2015 

The subject property was $1.9 million on 3/26/2015. This consists of 2 parcels 

of land approximately .11-acre. The property is zoned for UMU- Urban Mixed 

Use that can accommodate 9-16 residential condo's. There is a existing 

structure on the property and project may commence sometime next year. 

Escrow length was approximately 30 days. 
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Name 

Address 

City, State, Zip Code 

County 

MSA 

APN 

Buyer 

Seller 

Transaction Date 

Transaction Status 

Transaction Price 

Analysis Price 

Rights Transferred 

Down Payment 

Financing 

A Residential Site 

1298 Howard Street 

San Francico, CA, 94103 

San Francisco 

Worldco Company, LTD 

Werbe TR Properties Inc. 

11/15/2013 

Recorded 

$11,200,000 

$11,200,000 

Leased Fee 

$11,200,000 

All Cash 

CV150253 

~ 

1~. 
! 

A RESIDENTIAi;.. SITE'.:· , '. . . · ;. . ~. . \, · 

Price 

Gross 

$/Acre 

$12,873,563 

il§E 

$293.88 

Conditions of Sale None Net $12,873,563 $293.88 

f¥!EIQU·l-lfj~!2-
Allowed Use 

Intended Use 

Location 

Site Size 

Net 

Gross 

Zoning 

Development R:Jtential 

Density 

Shape 

Topography 

Access 

Exposure 

Corner 

Easements 

Environmental Issues 

utilities 

Multi-residential 

Land - Multi-Family 

Good 

Acres SF 

0.87 38,111 

0.87 38, 111 

RCD/MUG/W 

130 Untts 

149.43 Units/Net Acre 

Rectangular 

Level 

Average/Good 

Average/Good 

Yes 

Standard 

Site Assumed Clean 

All 

Name 

Company 

Source 

Date 

Alvin Chan 

Wcirldco Company Ltd 

Buyer 

02/13/2014 • This is the sale of land that could be redeveloped into a multifamily complex 
with up to 130 units. According to the buyer representative and confirmed by 
the city of San Francisco, the site is not currently entitled, but is currently 
improved as a Chevron service station with a lease that runs for another five 
years. According to the buyer representative, the property was not marketed; 
it was a pocket listing. The buyer ultimately intended to redevelop the site; the 
interim income was deemed to be beneficial whilst obtaining the necessary 
permits for redevelopment. The buyer representative indicated that the 
purchase price was inclusive of this interim income benefit (estimated annual 
net income was 3% of the overall purchase price). No unusual terms were 
noted. 
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Narr-e 

Address 

City, State, Zip Code 

County 

MSA 

APN 

MF Land 

Folsom St-Trans bay Block 6 

San Francisco, CA, 94105 

San Francisco 

San Francisco-Oakland-San Jose, CA CMS, 

3738-004 -Buyer Bentall Kennedy 

Seller 

TransactionDate 

Transaction Status 

Transaction Price 

Analysis Price 

Recording Number 

Rights Transferred 

Trans bay Joint Powers Authority 

10/10/2013 

Recorded 

$30,571, 100 

$30,571, 100 

J768-0905 

Fee Simple 

Down Payrr-ent $30,000,000 

~--Allowed Use Multi-residential 

Location Excellent 

Site Size Acres SF 

Net 1.82 79,279 

Gross 1.82 79,279 

Zoning p 

Developrr-ent Potential 545 Units 

Density 299.45 Units/Net Acre 

Shape Rectangular 

Topography Level 

Access Average/Good 

Exposure Good 

Corner Yes 

Easerr-ents Standard 

Environrr-ental Issues None Noted 

Utilities All 

CV150253 

... .t.. 

Price $/Acre .$illE 

Gross $16,797,308 $385.61 

Net $16,797,308 $385.61 

Narr-e No broker involved 

Company 

Source CoStar 

Date 12/24/2015 • On the 10th of October 2013, the 1.82 acre site known as Trans bay Block 6 
was sold for $30.571 million, or about $16.8 million per acre. Block 6 is entitled 
for a 545-unit, 300-foot apartrr-ent tow er on the corner of Folsom, Beale, and 
Fremont Streets. The apartrr-ent building can be found by searching Costar for 
PID: 9241431. This was a direct deal between the city and Bentall Kennedy. 
Information from this comp has been confirrr-ed. 
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Name 

Address 

City, State, Zip Code 

County 

MSA 

Buyer 

Seller 

Transaction Date 

Transaction Status 

Transaction Price 

Analysis Price 

A Residential Land Site 

350 8th Street 

San Francisco, CA, 94103 

San Francisco 

San Francisco-Oakland-San Jose, CA CMS1 

AERC 8th and Harrison, LLC 

Werbe RT Properties Inc. 

05/28/2013 

Recorded 

$44,000,000 

$44,130,000 

Recording Number 669060 

CV150Z53 

.. l 

Rights Transferred Fee Simple Price · $/Acre J2L§E 

Down Payment $44,000,000 Gross $13,332,326 $306.20 

Financing All Cash Net $13,,332,326 $306.20 

Conditions of Sale None · . ~·I-
--Name Jeffrey Friedman 

Allowed Use 

Intended Use 

Location 

Site Size 

Net 

Gross 

Zoning 

Development Potential 

Density 

Shape 

Topography 

Access 

Exposure 

Corner 

Easements 

Environmental Issues 

utilities 

Multi-residential 

Land - Multi-Family 

Good/Excellent 

Acres SF 

3.31 144,123 

3.31 144,123 

WMUG 

410 Units 

123.87 Units/Net Acre 

Rectangular 

Level 

Average/Good 

Average/Good 

Yes 

Standard 

Site Assumed Clean 

All 

Company 

Source 

Associated Estates Realty 

Buyer's Representative 

Confidential 

This is the sale of a residential redevelopment site. According to the city of 
San Francisco planning documents, the site has been entitled for an eight 
building mixed-use development consisting of 410 residential units, 22,280 SF 
of retail/commercial space, 10,600 SF of arts activity/PDR space, 9,400 SF of 
office space, and underground parking. No value was considered for the 
existing improvements and we have considered a $5/SF demolition cost for 
said improvements (26,000 SF). No unusual terms or conditions were noted. 
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Name 
Address 

City, State, Zip Code 

County 

MSA 

APN 

Buyer 

Seller 

Transaction Date 

Transaction Status 

Transaction Price 

Analysis Price 

Recording Number 

Rights Transferred 

Down Payment 

A Residential Land Site 

801 Brannan Street 

San Francisco, CA, 94103 

San Francisco 

San Francisco-Oakland-San Jose, CA CMS, 

3783-001 

Archstone Concourse LLC 

BW Brannan St, LLC 

02/26/2013 

Recorded 

$40,130,000 

$41,380,000 

608470 

Fee Simple 

$40, 130,000 

Price 

Gross 

,t<----~--·---,-···--··~-----··-1 

I' " ' ,! 

l !: ......................................... . 
I l 
i f 

L_ ..... 

$/Acre 

$7,942,418 

. ..J 

m 
$182.39 

CV150253 

Financing All Cash Net $7,942,418 $182.39 

Conditions of Sale None · • ----Name CBRE 
Allowed Use Multi-residential Company 

Intended Use 

Location 

Site Size 

Net 

Gross 

Zoning 

Development Fl:Jtential 

Density 

Shape 

Topography 

Access 

Exposure 

Corner 

Easements 

Environmental Issues 

utilities 

Land - Multi-Family 

Good 

Acres SF 

5.21 226,874 

5.21 226,874 

UMU 

432 Units 

82.92 Units/Net Acre 

Rectangular 

Level 

Average/Good 

Average 

Yes 

Standard 

Site Assumed Clean 

All 

Source 

Date 

Appraiser 

02/13/2014 

This is the sale of a residential development site improved with an industrial 
building at the time of sale (exhibition center). The site transferred with 
entitlements for the construction of a six-story, 68-foot buildings of up to 432 
dwelling units, approximately 19,650 SF of ground floor retail, and up to 422 
parking spaces. A demo cost at $10/SF was estimated to account for the 
existing building (125,000 SF). Archstone will not begin construction until 2014. 
This site was sold with 55 Division which is located across the street. It was 
noted that this site sold for less than the 55 Division site due to the proposed 
low-income housing units at 801 Brannan. No unusual terms or conditions 
were noted. 



CONTINUED.··. 

Name 

Address 

City, State, Zip Code 

County 

MSA 

A multifamily site 

800 Indiana Street 

San Francisco, CA, 94107 

San Francisco 

San Francisco-Oakland-San Jose, CA CMS, 

APN 4105-009 -Buyer 

Seller 

Transaction Date 

Tra_nsaction Status 

Transaction Price 

Analysis Price 

Rights Transferred 

Archstone 

San Francisco Opera Association 

04/22/2015 

In Contract 

$26,000,000 

$26,000,000 

Fee Simple 

CV150253 

A MtJl.LTIFAMll...¥ SlTE " •' . · , ~ . ' 

Financing Conventional Price $/Acre .lliL§E 

Conditions of Sale None Gross $9,737,82!3 $223.26 

- Net $9,737,828 $223.26 

Allowed Use Multi-residential --

Intended Use 

Location 

Site Size 

Net 

Gross 

Zoning 

Development Potential 

Density 

Shape 

Topography 

Access 

Exposure 

Corner 

Easements 

Environmental Issues 

Utilities 

Multi-residential -Apartments 

Average 

Acres SF 

2.67 116,455 

2.67 116,455 

UMU 

326 Units 

122.10 Units/Net Acre 

Irregular 

Level 

Average/Good 

Average/Good 

No 

None 

None Noted 

All 

Name 

Company 

Source 

Date 

Darren Kuiper 

Colliers International 

Confidential 

Confidential 

According to sources familiar to the property, the property is currently in 
contract with Archstone to purchase an improved site from the San Francisco 
Opera for approximately $26 MM. Archstone is proposed to replace the single
story metal-sided warehouse with a two-building, 326 unit multifamily project. 
Archstone is currently working on obtaining the proper permits to redevelop. 
No unusual terms or conditions were noted. 
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Name Multi-Family 

Address 1555 Turk Street 

APN 0754-028 

SF 64,046 

Location Good 

Exposure Average/Good 

Access Average/Good 

Shape L-Shaped 

Date 

Status 

Rights Transferred 

Analysis Price 

Conditions of Sale 

Financing 

Market Conditions' 

Location 

Size 

Exposure 

Access 

Shape 

Density 

LOW 

HIGH 

MEDIAN 

AVERAGE 

$396.49 

$300.04 

$297.97 
1 Mai·b,·::t CondltkJns Aciju~-;Y~ri~::ni: G'% 

MFLand 

953 Treat Ave 

3639-028 

4,792 

Good 

Average/Good 

Average/Good 

Irregular 

3/26/2015 

Recorded 

Fee Simple 

$1,900,000 

0% 

0% 

5% 

0% 

-10% 

0% 

0% 

0% 

$374.68 

$333.58 

$330.13 

fk)k~ of Vah.1e (for Hdjustrn::1f)i.Cak:uiDtkn1s;): 12/2H115 

A Residential Site MF Land 

1298 Howard Folsom St-

3728-019, 024, 02 3738-004 

38,111 79,279 

Good Excellent 

Average/Good Good 

Average/Good Average/Good 

Rectangular Rectangular 

11/15/2013 10/10/2013 

Recorded Recorded 

Leased Fee Fee Simple 

$11,200,000 $30,571, 100 

0% 

0% 0% 

0% 0% 

13% 14% 

0% -10% 

c5% 5% 

0% -10% 

0% 0% 

0% 0% 

0% -5o/o 

CV150253 

A Residential A Residential A multifamily site 

350 8th Street 801 Brannan 800 Indiana 

3756-003, 015 3783-001 4105-009 

144,123 226,874 116,455 

Good/Excellent Good Average 

Average/Good Average Average/Good 

Average/Good Average/Good Average/Good 

Rectangular . Rectangular Irregular 

5/28/2013 2/26/2013 4/22/2015 

Recorded Recorded In Contract 

Fee Simple 

$41,380,000 

0% 

0% 0% -5% 

0% 0% 

18% 4% 

-5% 0% 10% 

10% 25% 10% 

0% 10% 0% 

0% 0% 0% 

0% 0% 0% 

0% 
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CALCULATION OF VALUE 

The comparable land sales indicate an adjusted value range from $264.70 to $374.68/SF, with a median of 
$333.58/SF and an average of $330.13/SF. Based on the results of the preceding analysis, Comparable 1 
($374.68/SF adjusted), Comparable 2 ($315.48/SF adjusted), Comparable 3 ($351.68/SF adjusted), 
Comparable 4 ($372.95/SF adjusted), Comparable 5 ($301.31/SF adjusted) and Comparable 6 ($264.70/SF 
adjusted) are given primary consideration for the subject's opinion of land value. With equal emphasis on each 
of the subject com parables I conclude near the middle of the range at $330/SF as indicated in the table below. 

Based on the results of the preceding analysis, all comparables are given primary consideration fo(the sale 
price per square foot conclusion as each comparable required similar types and amounts of adjustment 
therefore, all of the adjusted comparables are considered primary indicators. With similar emphasis on each 
comparable, we conclude near the middle of the comparable range at $330/SF. 

The following table summarizes the analysis of the comparables, reports the reconciled price per square foot 
value conclusion, and presents the concluded value of the subject site.· 

ANALYSIS ADJUSTMENT NET GROSS OVERALL 

COMP PRICE TRANSACTIONAL 1 ADJUSTED PROPERTY' FINAL ADJ% ADJ% COMPARISON 

1 $396.49 5% $416.31 -10% $374.68 -6% 15% PRIMARY 

2 $293.88 13% $332.08 -5% $315.48 7% 18% PRIMARY 

3 $385.61 14% $439.60 -20% $351.68 -9'7'0 44% PRIMARY 

4 $306.20 16% $355.19 5% $372.95 22% 31% PRIMARY 

5 $182.39 18% . $215.22 40% $301.31 65% 58% PRIMARY 

6 $223.26 -1% $220.58 20% $264.70 19% 29% PRIMARY 

LOW $264.70 AVERAGE $330.13 

HIGH $374.68 MEDIAN $333.58 

COMPONENT SUBJECT SF $/SF CONCLUSION VALUE 

TOTAL PROPERTY 64,046 x $330.00 = $21,140,000 

'Cumulative 2Additive Rounded to nearest $10,000 

ADJUSTMENTS TO LAND VALUE 

To reflect conditions in effect at the subject property as the date of value, adjustments to preceding land value 
were necessary for a one-time discounted land value adjustment due to the affordable multi-family use deed 
restrictions. The following discussion summarizes my support of the value adjustments. 

Due to the long length of the lease (99 years) we conclude that the improvements will have no reversionary 
value, therefore, the value of the ground lease is tantamount to a fee simple value of the land as if vacant. 

One Time Adjustment 
Due to the restricted rents for affordable multi-family use, and the fact that the deeded restriction runs with the 
land if sold, we found it necessary to apply a discount to the market value. We derived the discount by 
examining market rents versus restricted rents in the San Francisco market area. 

We found six rentals of studio apartments showing market rents as well as restricted rents and derived the 
discount for each. The discounted rents ranged from 46% to 86% and the average discount for all comparables 
was 66%; however, the subject will be restricted to 60% of Area Median Income (AMI) which indicates a 
current rounded studio rent of $1,220/month (assuming a $75 utility allowance). Relative to market rent, the 
approved restricted rent for the subject indicates a discount of 55%). Based on this analysis, I conclude a 55% 
discount off of the unencumbered market value of the land as indicated in the table below: 
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Address #Units 

737 Post St, San Francisco, CA 

737 Post St, San Francisco, CA 

2235 Third St, San Francisco, CA 

21 Clarence A, San Francisco, CA 

150 Van Ness Ave, San Francisco, CA 

1600 15th St, San Francisco, CA 

Averages 

60%AMI Rent 

Concluded 

Market Value of the Land 

Less the Discount due to Deed Restrictions 

Restricted Value of the Land 

LAND VALUE CONCLUSION 

137 

10 

33 

12 

24 

28 

Avg Unit SF Yr Bit 

326 1989 

400 1989 

406 2012 

353 2012 

441 2016 

518 2013 

407 

CV150253 

Unit Type 
Market Restricted 

% Discount 
Rents Rents 

Studio $2,547 $1,368 46% 

Studio $2,712 $1,386 49% 

Studio $2,845 $546 81% 

Studio $2,706 $372 86% 

Studio $3,000 $941 69% 

Studio $2,500 $939 62% 

$2,718 $925 

$1,222 

$1,220 

Discount -55% 

$21,140,000 

-55% 

$9,487,725 $9,500,000 

The Sales Comparison Approach was utilized for valuation of the subject site, as it best reflects the decision
making of buyers and sellers of affordable multi-family land in the local marketplace. The purpose of this 
appraisal is to develop an opinion of the As-ls Market Value of the subject property's leased fee interest. The 
following table conveys the final opinion of market value of the subject property that is developed within this 

appraisal report: 

The subject property's land value is impacted by the affordable housing multi-family" use deed restriction. 
Therefore we discounted the market value of the land in order to reflect the restricted land value. 

My opinion of value reflects current conditions and the likely actions of market participants as of the date of 
value. It is based on the available information gathered and provided to us, as presented in this report, and 
does not predict future performance. Changing market or property conditions can and likely will have an effect 
on the subject's value. 

VALUATION INDICES 

INTEREST APPRAISED 

DATE OF VALUE 

$/SF 

Exposure 1ime 

Marketing Period 

AS-IS 
MARKET VALUE 

LEASED FEE 

DECEMBER 29, 2015 

$148/SF 

Six Months or Less 

Six Months or Less 
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I certify that, to the best of my knowledge and belief: 

• The statements of fact contained in this report are true and correct. 

• The reported analyses, opinions, and conclusions of the signer are limited only by the reported 
assumptions and limiting conditions, and are my personal, impartial, and unbiased professional analyses, 
opinions, and conclusions. 

• The signer of this report has 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. 

• Phil Sarazen has performed no 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 this 
assignment. 

• The signer is not biased with respect to the property that is the subject of this report or to the parties 
involved with this assignment. 

• The engagement in this assignment was not contingent upon developing or reporting predetermined 
results. 

• The 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. 

• The reported analysis, opinions, and conclusions were developed, and this report has been prepared, in 
conformity with the Uniform Standards of Professional.Appraisal Practice and the Code of Professional 
Ethics and Standards of Professional Appraisal Practice of the Appraisal Institute. 

• Phil Sarazen did not inspect the property that is the subject of this report. 

• No one provided significant real property appraisal assistance to appraiser signing this certification. 

The use of this report is subject to the requirements of the Appraisal Institute relating to review by its duly 
authorized representatives. 

As of the date of this report Phil Sarazen has completed the Standards and Ethics Education Requirement for 
(Candidates) of the Appraisal Institute. 

\ 

<\fc·~~ 
Phil Sarazen 
Senior Valuation Specialist 
Certified General Real Estate Appraiser 

State of California License #AG003244 
+1 559 256 0156 
phil.sarazen@colliers.com 

March 17, 2016 
Date 



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

• The appraiser may or may not have been provided with a survey of the subject property. If further 

verification is required, a survey by a registered surveyor is advised. 

• We assume no responsibility for matters legal in character, nor do we render any opinion as to title, which 

is assumed to be marketable. All existing liens, encumbrances, and assessments have been disregarded, 

unless otherwise noted, and the property is appraised as though free and clear, under responsible 

ownership, and competent management. 

• The exhibits in this report are included to assist the reader in visualizing the property. We have made no 

survey of the property and assume no responsibility in connection with such matters. 

• Unless otherwise noted herein, it is assumed that there are no encroachments, zoning, or restrictive 

violations existing in the subject property. 

• The appraiser assumes no responsibility for determining if the property requires environmental approval by 

the appropriate governing agencies, nor if it is in violation thereof, unless otherwise noted herein. 

• Information presented in this report has been obtained from reliable sources, and it is assumed that the 

information is accurate. 

• This report shall be used for its intended purpose only, and by the party to whom it is addressed. 

Possession of this report does not include the right of publication. 

• The appraiser may not be required to give testimony or to appear in court by reason of this appraisal, with 

reference to the property in question, unless prior arrangements have been made therefore. 

• The statements of value and all conclusions shall apply as of the dates shown herein. 

• There is no present or contemplated future interest in the property by the appraiser which is not specifically 

disclosed in this report. 

• Without the written consent or approval of the author neither all, nor any part of, the contents of this report 

shall be conveyed to the public through advertising, public relations, news, sales, or other media. This 

applies particularly to value conclusions and to the identity of the appraiser and the firm with which the 

appraiser is connected. 

• This report must be used in its entirety. Reliance on any portion of the report independent of others, may 

lead the reader to erroneous conclusions regarding the property values. Unless approval is provided by the 

author no portion of the report stands alone. 

• The valuation stated herein assumes professional management and operation of the buildings throughout the 

lifetime of the improvements, with an adequate maintenance and repair program. 

• The liability of C.olliers International Valuation & Advisory Services, its principals, agents, and employees is 

limited to the client. Further, there is no accountability, obligation, or liability to any third party. If this report is 

placed in the hands of anyone other than the client, the client shall make such party aware of all limiting 

conditions and assumptions of the assignment and related discussions. The appraiser is in no way responsible 

for any costs incurred to discover or correct any deficiency in the property. 

• The appraiser is not qualified to detect the presence of toxic or hazardous substances or materials which 

may influence or be associated with the property or any adjacent properties, has made no investigation or 

analysis as to the presence of such materials, and expressly disclaims any duty to note the degree of fault. 

Colliers International Valuation & Advisory Services and its principals, agents, employees, shall not be 

liable for any costs, expenses, assessments, or penalties, or diminution in value, property damage, or 
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personal injury (including death) resulting from or otherwise attributable to toxic or hazardous substances 
or materials, including without limitation hazardous waste, asbestos material, formaldehyde, or any smoke, 
vapors, soot, fumes, acids, alkalis, toxic chemicals, liquids, solids or gasses, waste materials or other 
irritants, contaminants or pollutants. 

• The appraiser assumes no responsibility for determining if the subject property complies with the 
Americans with Disabilities Act (ADA). Colliers International Valuation & Advisory Services, its principals, 
agents, and employees, shall not be· liable for any costs, expenses, assessments, penalties or diminution in 
value resulting from non-compliance. This appraisal assumes that the subject meets an acceptable level of 
compliance with ADA standards; if the subject is not in compliance, the eventual renovation costs and/or 
penalties would negatively impact the present value of the subject. If the magnitude and time of the cost 
were known today, they would be reduced from the reported value conclusion. 

• An on-site inspection of the subject property was conducted. No evidence of asbestos materials on-site 
was noted. A Phase 1 Environmental Assessment was not provided for this analysis. This analysis 
assumes that no asbestos or other hazardous materials are stored or found in or on the subject property. If 
evidence of hazardous materials of any kind occurs, the reader should seek qualified professional 
assistance. If hazardous materials are discovered and if future market conditions indicate an impact on 
value and increased perceived risk, a revision of the concluded values may be necessary. 

• A detailed soils study was not provided for this analysis. The subject's soils and sub-soil conditions are 
assumed to be suitable based upon a visual inspection, which did not indicate evidence of excessive 
settling or unstable soils. No certification is made regarding the stability or suitability of the soil or sub-soil 
conditions. 

• This analysis assumes that the financial information provided for this appraisal, including rent rolls and 
historical income and expense statements; accurately reflect the current and historical operations of the 
subject property. 



Engagement Letter 
Valuation Glossary 
Qualifications of Appraiser 
Qualifications of Colliers International Valuation & Advisory Services 



December 1, 2015 

John E. Larson 
Senior Valuation Services Director 
Dir +1 559 221 7391 
john.larson@colliers.com 

Al Reynolds, Agent 
Laurel Gardens of Bethel AME Church, Inc. 
c/o Alton Management Corporation 
2934 Telegraph Avenue 
Oakland, CA 94609 
510.663.0177 

RE: Appraisal of Laurel Gardens Apartments 

Dear Mr. Reynolds: 

Thank you for considering Colliers International Valuation & Advisory Services, LLC for the assignments identified in the attached 
Professional Service Agreement. Please sign one copy of the agreement and return it to me, thereby indicating yqur authorization for us 
to proceed with this assignment and your acceptance of the attached Terms and Conditions. 

. .................................................................. ! 

("Agreement") I 
. ...... .. .......... I FirafecF , LaureiGardenAilartmeil!s ("Pro .. pert:?) .. .. ···· ·············· ···· · · .. 

Location: ' 1555 Turk .. sfreet San Francisco CA .. 
"'"""''•f .. 

~ .. I 
. .......................................................................... ! 

F>raJeC:foescriiilioil: ...... . .! .. 52:onifA:iiartmenfcamiiiex; 

~~~~~~~1 
j Gardens of Bethel AME Church, L.P, and Fannie Mae. No other users are intended. 

Intended Use: 

Fiurilase: 

It should be noted that if this engagement is directly with the owner of the Property, typically the Appraisal may not I 
be accepted by many federally insured lenders due to FIRREA Compliance, limiting the use of this report for many ! 
potential lenders. Should this potentially impact your source of lenders, we recommend engagement be directed i 
by a Federally Insured Lender. I 
The report fri'he'performeci'underth'iS Agreeme"nH;'AppraiSah isTntend'ed ci'ni~i"foruse in'ti'nancingpurposes:" The rep>ort is';" I! 
not intended for any other use . 

. ,,j, ........................ ., ........................................ .. Tease i=eeaHfieTanCi.(GraunciTease) 
r}IP'eafA"i:liiraisal:-··· ··········t ciV.A:swrn·µr:ociucean.AiiP'rafsai.R:eiiortinwfiichii1e···aiiP'raiser's.anai"Ysisanci .. conCfusionswiif.t>eiuii}l··a0;;·c;;:ii:ieciwiti1fn ... this 

document. 
, ..................................................................................... , .................................................................................................................................................................................................................................................................................................................................... . 

Rights Appraised: Leasehold (Land) 

Colliers International Valuation & Advisory Services, and certain of Its subsidiaries, is an independently owned and operated business and a member firm of Colliers International 

Property Consultants, an affiliation of independent companies with over 500+ offices throughout more than 62 countries worldwide. Collier's Valuation & Advisory Services is the 

licensed market identity for FlrstServlce PGP Valuation. 
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scope of Work: . . ........ [ c1\/ Ai!i and/or its designated affiliate wiiiprovicte flie Appraisal in accordance with UsF'AP, and frie ccide ot' Ethics arid 

··oeffveiY: 

rrot'essiciriaiFee: ·· 

i Certifications Standards of the Appraisal Institute and State Licensing Laws. CIVAS will inspect the property, research i 
! relevant market data, and perfomi analysis to the extent necessary to produce credible appraisal results. Based on our i 
i discussions with the Client, the Client has requested the following valuation scenarios: Ground Lease - As Is Market Value / 
i of Leased Fee. CIVAS anticipates developing the following valuation approaches: I 

)> All applicable approaches 

, Please note if it's a requirement per your underwriting or guidelines to have all approaches to value, although 
\ some approaches may be limited in application. 

h1hheAscop~ of
1 
~ork v-:

1
mbbl e included in 

1
the Appraisal. A copy of the Assumptions and Limiting Conditions, which appear in · .. ···' 

e ppra1sa , 1s ava1 a e upon reques . 
.. ... ! 

Expenses: : Fees do ncilinclude all associated expenses; associated expenses wilf nciiexceed NIA and will be bilied separateiy-~ ..... 

. No. of Reports ......... r 6iie (1). Electronic Draft Appraisal, One ( 1 j Electronic Final Appraisal. arid Two (Z) printed Color Final Appraisal (at the ! 

-- ··! ~:~-er:::;r;~
1

~~~
1

~0C1uiieci;ciueoii.eii9a9ement ·· · -- -· · · · ······ . j 

Acceiliaricebate:······ 

c1vAs···;;v1iiirivo.icecii8iifforii18 .. AiliiraisafTri···11s·entirety.attflecampieiion··c;r·tfleassfgnme.nt:····1=1nai .. paymeilfis···aueaiid! 
, payable within five (5) business days upon delivery of the electronic copy of the Final Appraisal or within thirty (30) days of ! 
! your receipt of our Draft Appraisal, whichever is sooner. If a Draft Appraisal is requested, the fee is considered earned upon I 
1 ... ~.~li~.~~ .. ~~ ... ~.~.~ .. ~.r~~~~~~~i:~I················-·········--····························································································································································································· ··················································································· ...... J 
.. :
! .. These specifications are subject to modification if this Agreement is not accepted within 2 business days from the date of I 

this letter. ! 
l 

ITEMS NEEDED 

None Needed 

In addition to the items requested above, please foiward any additional materials you would consider relevant in the analysis 
of the subject property. 
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Terms and Conditions 
The attached Terms and Conditions and SpeCifrc. Property Data Request are deemed a part of this Agreement as though set forth in full 
herein. The following is a list of information we will need to begin our analysis. Please forward with the Agreement or as soon as 
possible. 

The Appraisal is for the sole use of the Client; however, Client may provide only complete, final copies of. the Appraisal report in its 
entirety (but not component parts) to third parties who shall review such reports in connection with loan underwriting or securitization 
efforts. CIVAS is not required to explain or testify as to appraisal results other than to respond to the Client for routine and customary 
questions. Please note that our consent to allow the Appraisal prepared by CIVAS or portions of such Appraisal, to become part of or 
be referenced in any public offering, the granting of such consent will be at our sole and absolute discretion and, if given, will be on 
condition that CIVAS will be provided with an Indemnification Agreement and/or Non-Reliance letter, in a form and content satisfactory 
to CIVAS, by a party satisfactory to CIVAS. CIVAS does consent to your submission of the reports to rating agencies, loan participants 
or your auditors in its entirety (but not con;iponent parts) without the need to provide CIVAS with an Indemnification Agreement and/or 
Non-Reliance letter. 

CIVAS hereby expressly grants to Client the right to copy the Appraisal and distribute it to other parties in the transaction for which the 
Appraisal has been prepared, including employees of Client, other lenders in the transaction, and the borrower, if any. 

Our ability to honor the terms of this Agreement will require Client's response within three (3) business days. If you have questions 
regarding the enclosed, please feel free to contact me. CIVAS appreciates this opportunity to be of service to you on this assignment 
and looks forward to serving you. If you have additional questions, please contact us. 

I, Al Reynolds, Principal of Alton Management Corporation, as Agent for Laurel Gardens of Bethel AME Church, Inc.', agree to the 
above stated terms and authorize Colliers International Valuation & Advisory Services, LLC to prepare the above referenced appraisal. 

____________________ Date: 

Al Reynolds, Alton Management Corporation 
Agent for Laurel Gardens of Bethel AME Church, Inc. 

Respectfully, 

Colliers International Valuation & Advisory Services, LLC 

i/ 
/ !J',,.y 
• /.fr'_,,.<"'/ 

p~ 

John E. Larson 
Senior Valuation Services Director 
Dir +1 559 221 7391 
john.larson@colliers.com 
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TERMS AND CONDITIONS 

"T&C" 

1) The Appraisal will be subject to Colliers International Valuation & Advisory Services, LLC's ("CIVAS") Assumptions and Limiting 
Conditions that are incorporated into each appraisal, and any Extraordinary Assumptions and Hypothetical Conditions that may be 
incorporated into each appraisal. 

2) Any capitalized, non-defined words shall have the same meaning as defined in the Agreement to which these T&Cs are attached. 

3) Client is defined as the party signing the Agreement and shall be responsible for payment of the fees stipulated in the Agreement. 
Payment of the fee for the Appraisal is not contingent on the appraised value(s) or the outcome of the report(s). Additional fees will 
be charged on an hourly basis for any work that may exceed the scope of this proposal, including performing additional valuation 
scenarios, additional research, and conference calls or meetings that may exceed the time allotted by CIVAS for an assignment of 
this nature. If CIVAS is requested to cease working on the Appraisal for any reason prior to the completion of the appraisal(s}, 
CIVAS will be entitled to bill the Client for the time spent to date at CIVAS' hourly rates for the personnel involved. The Client will 
be billed a minimum $500 or at a rate of $250 per hour for associate time, $350 per hour for valuation services director, and $450 
per hour for executive managing director. If the Client delays completion of the assignment beyond ninety (90) days, the fee may 
be renegotiated. This may result in the total fee exceeding the original agreed fee agreed upon cost. 

4) The fees and expenses shall be due CIVAS as agreed to in the Agreement and these T&Cs. Client agrees to pay all fees and 
expenses, including attorney's fees, incurred by CIVAS in connection with the collection or attempted collection of the fees and 
expenses. In the event Client fails to make payments when due and payable, then from the date due and payable until paid the 
amount due and payable, shall bear interest at 1.5% per month or the maximum rate permitted in the state in which the CIVAS 
office executing the Agreement is located, whichever is greater. 

5) The fee is due upon delivery of the final report or within thirty (30) days of your receipt of the draft report, whichever is sooner. If a 
draft is requested, the fee is considered earned upon delivery of our draft report. 

6) In the event that either party commences any legal action relating to the provisions of the Agreement, including collection, the 
prevailing party shall be entitled to its actual attorneys' fees and costs, including those incurred upon appeal. The Agreement shall 
be governed by and construed in accordance with the laws of the state where the CIVAS office executing the Agreement is 
located. The venue of any action arising out of the Agreement shall be the county where the CIVAS office executing the 
Agreement is located. Client will have up to fourteen (14) days from receipt of the Draft Appraisal to review and communicate its 
review to CIVAS. CIVAS reserves the right to bill Client for additional appraisal efforts that may arise from the Client not responding 
within with this time period. 

7) All statements of fact in the Appraisal which are used as the basis of the CIVAS' analyses, opinions, and conclusions will be true 
and correct to the best of the CIVAS' knowledge and belief. CIVAS does not make any representation or warranty, express or 
implied, as to the accuracy or completeness of the information or the state of affairs of the Property furnished to CIVAS by Client. 

8) CIVAS shall have no responsibility for legal matters, questions of survey or title, soil or subsoil conditions, engineering, or other 
similar technical matters. The Appraisal will not constitute a survey of the Property analyzed. 

9) Client shall provide CIVAS with such materials with respect to the Appraisal as requested by CIVAS and which are in the 
possession or under the control of Client. Client shall provide CIVAS with sufficient access to the Property to be analyzed and 
hereby grants permission for entry, unless discussed in advance to the contrary. 

10) The data gathered in the course of the Appraisal (except data furnished by Client) and the Appraisal prepared pursuant to the 
Agreement are, and will remain, the property of CIVAS. With respect to data provided by Client, such data shall be confidential, 
and CIVAS shall not disclose any information identified as confidential furnished to CIVAS. Notwithstanding the foregoing, CIVAS 
is authorized by Client to disclose all or any portion of the Appraisal and the related data to appropriate representatives of the 
Appraisal Institute if such disclosure is required to enable CIVAS to comply with the Bylaws and Regulations of such Institute as 
now or hereafter in effect. 

11) Unless specifically noted, CIVAS does not assume any duty to analyze or examine the Property or adjacent property for the 
possible presence of toxic and/or hazardous substances or materials (including but not exclusive to asbestos, PCB transformers, 
or other toxic, hazardous, or contaminated substances and/or underground storage tanks (hazardous material}, or the cost of 
encapsulation or removal thereof) and accepts no liability regarding the issue. If such materials exist, CIVAS defers to the 
expertise of professionals specifically trained in analyzing the cost to remediate, which will not be a part of the appraisal fee 
proposal. The Appraisal will contain a comprehensive disclaimer to this effect. 

12) CIVAS understands that there is no major or significant deferred maintenance in the Property which would require the expertise of 
a professional cost estimator or contractor. If such repairs are needed, the estimates are to be prepared by others, and are not a 
part of the fee contemplated in the Agreement. 

13) Client acknowledges that CIVAS is being retained hereunder as an independent contractor to perform the services described 
herein and nothing in the Agreement shall be deemed to create any other relationship between Client and CIVAS. The Agreement 
shall be deemed concluded and the services hereunder completed upon delivery to Client of the Appraisal discussed herein. 
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14) In the event of any dispute between Client and CIVAS relating to this Agreement, or CIVAS' or Client's performance hereunder, 
CIVAS and Client agree that such dispute shall be resolved by means of binding arbitratio.n in accordance with the commercial 
arbitration rules of the American Arbitration Association, and judgment upon the award rendered by the arbitrator(s) may be 
entered in any court of competent jurisdiction. Depositions may be taken and other discovery obtained during such arbitration 
proceedings to the same extent as authorized in civil judicial proceedings in the state where the CIVAS office executing this 
Agreement is located. The arbitrator(s) shall be limited to awarding compensatory damages and shall have no authority to award 
punitive, exemplary or similar type damages. The prevailing party in the arbitration proceeding shall be entitled to recover from the 
losing party its reasonable expenses, including the costs of arbitration proceeding, and reasonable attorneys' fees. 

15) Client agrees that its only remedy for losses or damages relating to the Agreement shall be limited to the amount of the appraisal 
fee paid by the Client. Should the Client, or any other entitled party, make a claim against CIVAS, its directors, officers, employees 
and other affiliates and shareholders, relating to this engagement or the appraisal{s~. the maximum damages recoverable from 
CIVAS, its directors, officers, employees and other affiliates and shareholders, shall be the amount of funds actually collected by 
CIVAS under the Agreement, and no claim shall be made for any consequential or punitive damages. 

16) If CIVAS or any of its employees receives a subpoena or other judicial notification to produce documents or provide testimony 
involving the Appraisal in connection with a lawsuit or related proceeding, CIVAS will notify the Client of receipt of the subpoena or 
notification. However, if CIVAS is not part of the lawsuit or proceedings, Client agrees to compensate CIVAS for the professional 
time required and to reimburse CIVAS for the expenses incurred in responding to any such subpoena or judicial notification, 
including any attorneys' fees, as they are incurred. CIVAS is to be compensated at the prevailing hourly rates of the personnel 
responding to the subpoena or command for testimony. 

17) If expert witness testimony is required in connection with the Appraisal, the following hourly rates will apply. The Client will be 
billed at the rate of $250 per hour for associate time, $350 per hour for valuation services director, and $450 per hour for executive 
managing director. The hourly billings pertain to court preparation, waiting and travel time, document review and preparation 
(excludes appraisal report) and all meetings related to court testimony. 

18) Client shall indemnify and hold CIVAS, its parent, subsidiaries, affiliates, its officers, directors, employees and agents ("CIVAS 
Indemnities"), fully harmless against all losses, damages, claims, and expenses of any kind whatsoever (including costs and 
reasonable attorneys' fees), sustained or incurred by a third party as a result of the negligence or intentional acts or omissions of 
Client (including any failure to perform any duty impo~ed by law), any misrepresentation, distortion or if Client fails to provide 
complete and accurate information to CIVAS, for which recovery is sought against the CIVAS Indemnities by that third party; 
however, such obligation to defend and indemnify shall not apply to the extent caused by the negligent act or willful misconduct of 
CIVAS. Client shall indemnify and hold CIVAS Indemnities harmless from any claims, expenses, judgments or other items or costs 
arising as a result of the Client's failure or the failure of any of the Client's agents to provide a complete copy of the Appraisal to 
any third party. LIMITATION OF LIABILITY. EXCEPT FOR THE INDEMNIFICATION PROVISION ABOVE, ANYTHING IN THE 
AGREEMENT TO THE CONTRARY NOTWITHSTANDING, UNDER NO CIRCUMSTANCES WHATSOEVER SHALL EITHER 
PARTY BE LIABLE TO THE OTHER FOR ANY SPECIAL, CONSEQUENTIAL, PUNITIVE, OR INCIDENTAL DAMAGES OF ANY 
KIND WHATSOEVER. EXCEPT FOR IN NO EVENT WHATSOEVER SHALL CIVAS' TOTAL LIABILITY TO CLIENT FOR 
DIRECT DAMAGES UNDER THE AGREEMENT OR ANY OTHER DAMAGES WHATSOEVER EXCEED IN THE AGGREGATE 
THE TOTAL SUM OF FUNDS RECEIVED BY CIVAS FROM CLIENT. 

19) The Appraisal and the name Colliers International Valuation & Advisory Services may not be used in any marketing or investment 
material or offering memoranda without CIVAS' prior written consent. CIVAS, its employees and appraisers have no liability to any 
recipients of any preparep material, and disclaim all liability to any party other than the Client. 

20) Unless CIVAS consents in writing, the Appraisal cannot be used by any party or for any purpose other than the Client for the 
purposes specified in the Agreement. Should the Client provide a copy of this Appraisal to any person or entity not authorized by 
CIVAS in writing, Client hereby agrees to hold CIVAS, its directors, officers, employees and other affiliates and shareholders, 
harmless from all damages, expenses, claims and costs, including any attorney's fees. The Client acknowledges that any opinions 
and conclusions expressed by the professionals of CIVAS pursuant to the Agreement are made as employees and not as 
individuals. CIVAS' responsibility is limited to the Client, and the use of the Appraisal or related product by third parties shall be 
solely at the risk of the Client and/or third parties. 

21) CIVAS agrees to maintain Professional Liability Insurance in the amount of $1,000,000 and General Liability insurance in the 
amount of $2,000,000, as well as workers compensation and shall contain a full waiver of subrogation clause but only to the extent 
of loss arising from or attributable to CIVAS negligence. Within ten (10) days of the execution of the Agreement, CIVAS will 
provide Client with certificates of insurance naming Client as an additional insured. CIVAS will endeavor to provide Client with prior 
written notice regarding any cancellation of any such insurance. 

22) Please note that CIVAS' consent to allow the Appraisal or portions of the Appraisal, to become part of or be referenced in, any 
offering or other material intended for the review of others, or to be submitted to others, will be at CIVAS' sole and absolute 
discretion and, if given, will be on condition that CIVAS will be provided with an Indemnification Agreement and/or Non-Reliance 
letter, in a form and content satisfactory to CIVAS, by a party satisfactory to CIVAS. CIVAS does consent to Client submission of 
the complete Appraisal to rating agencies, loan participants or your auditors without the need to provide us with an Indemnification 
Agreement and/or Non-Reliance letter. 
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23) Client and its affiliates, rating agencies and a limited number of investors involved in the securitization, may use and rely upon 
CIVAS report in connection with a planned loan securitization involving the Property including, without limitation, utilizing selected 
information in the Appraisal in the offering documents relating to the securitization and CIVAS agrees to cooperate in answering 
reasonable questions by any of the above parties in connection with the securitization. · 

Client agrees that it will not file, use, or permit or cause to be used in any offering documents or any other document any portion or 
extract of the Appraisal, or any reference to the Appraisal, without first (i) having provided the portion or portions of an offering 
document or other document to CIVAS for review and (ii) having obtained the prior written consent of CIVAS to any such filing, use, 
amendment or modification, which consent shall not be unreasonably withheld. CIVAS shall have the right to require Client to 
include in any offering document or other document disclosure concerning the conditions, qualifications and assumptions of the 
appraisal and such other disclosure concerning the Appraisal as CIVAS shall reasonably require. 

Client can use the appraised value without attribution to the Appraisal, and selected information in the Appraisal, provided Client 
agrees that it has complied and at all times will comply, and will use Client's best efforts to cause any underwriters to comply, with 
all applicable Federal and state securities laws in connection with any offering, and offering document and any use of the 
Appraisal. Client further agrees that neither any offering document nor any other document used in connection with any offering 
will contain an untrue statement of a material fact or omit to state a material fact necessary to make the statements contained 
therein not misleading regarding the Appraisal, or any portion or extract thereof, or any reference to the Appraisal. 



FIRST AMENDMENT TO GROUND LEASE 

THJS FIRST AMENDMENT TO GROUND LEASE (this "First Amendment") is made 
by and between the CITY AND COUNTY OF SAN FRANCISCO, a municipal corporation (the 
"City" or "Landlord"), represented by the Mayor, acting by and through the Mayor's Office of 
Housing and Community Development ("MOHCD") and LAUREL GARDENS OF BETHEL 
A.M.E. CHURCH, L.P., a California limited partnership ("Developer"), and is effective as of 

------' 2015. 

RECITALS 

A. The former San Francisco Redevelopment Agency (the "Agency"), as landlord, and 
Developer, as tenant, are parties to that certain Ground Lease dated as of October 15, 
1998 (the "Lease"), with respect to certain real property and improvements located at 
1555 Turk Street, San Francisco, CA 94115 and commonly known as Laurel Gardens 
Apartments (the "Property"). 

B. Under California State Assembly Bill No. 1X26 (Chapter 5, Statutes of 2011-12, first 
Extraordinary Session) ("AB 26"), the Agency dissolved as a matter of law on February 
1, 2012, and pursuant to AB 26, as amended by California State Assembly Bill No. 1484 
("AB 1484"), and Resolution No. 11-12, adopted by the City's Board of Supervisors and 
Mayor on January 26, 2012, Ordinance No. 215-12, adopted by the City's Board of 
Supervisors and Mayor on October 12, 2012, and the approved housing asset list 
submitted by City to, and approved by, the State of California Department of Finance 
pursuant to AB 1484 (Cal. Health & Safety Code Section 34176(a)(2)), City is successor 
in interest to Agency's interest in the Property and to all of the Agency's rights and 
obligations with respect to the Lease and the Property. 

C. Developer has applied to Citibank, N.A., a national banking association (together with its 
successors and assigns, the "Lender"), for a mortgage loan in the maximum principal 
amount of $[12,000,000] (the "Loan") for the refinancing, rehabilitation, development, 
equipping and/or operation of the Improvements (as defined in the Lease) located at the 
Property. 

D. Agency and Developer desire to amend the Lease pursuant to this Amendment as a 
condition to Lender agreeing to make the Loan to Developer. 

AGREEMENT 

NOW, THEREFORE, in consideration of the premises and the mutual representations, 
covenants and agreements herein contained, the parties hereto do hereby agree as follows: 

1. Refinancing; Reserves. Notwithstanding anything to the contrary in Section 25.01 of the 
Lease, in connection with the Loan, Developer and the City agree that "Cash-out 

First Amendment to Ground Lease 
Laurel Gardens Apartments 



Proceeds" in an amount not to exceed $ (the "Cash-out Proceeds") may 
be applied as follows: One-third (1/3) of available Cash-out Proceeds will be distributed 
as unrestricted funds to the Developer; and two-thirds (2/3) of total Cash-Out Proceeds 
shall be distributed to the City and held in an interest-bearing reserve by the City for use 
by Developer pursuant to this. Section (the "Restricted Proceeds"). Release of the 
Restricted Proceeds may be requested by Developer in writing accompanied by copies of 
invoices, contracts or other documents covering all amounts requested and are to be used 
by Developer for purposes related solely to the development and operation of projects 
owned or controlled by Developer (including the Project) that are affordable to low-, 
lower- or moderate-income households in the City and County of San Francisco unless 
the City approves an alternative use, in its sole and absolute discretion. The City may 
deny or approve Developer's request for release of the Restricted Proceeds in its sole and 
absolute discretion (except that any request for release related to the Site shall be made in 
its reasonable discretion). Among the conditions to any release of Restricted Proceeds 
shall be that no Event of Default, or event that with notice or the passage of time or both 
could constitute an Event of Default under the Lease has occurred that remains uncured. 
Any Restricted Proceeds that are not expended within ten (10) years of the date of this 
Amendment shall be unencumbered and released to the City. The Developer may request 
an extension of this ten (10) year period and the City may deny or approve such request 
in its sole and absolute discretion. For purposes of this Section 1, "Cash-Out Proceeds" 
shall include all equity created by the Loan after paying off all existing debt secured by 
the Project, completing the rehabilitation of the Improvements as contemplated by the 
Loan documents (as approved by the City and Lender), funding of any initial reserve 
account deposits required by Lender as a condition to making the Loan, and paying costs 
associated with the closing of the Loan; release of project operating accounts and/or 
reserve accounts or other available cash assets (providing, however, that any replacement 
reserve accounts may be released as Cash-out Proceeds only so long as the account is not 
less than $1,000/unit as of the date the Loan is funded); and any developer fee approved 
byMOHCD. [ 

2. The underlined language below is hereby added to Section 1.03 of the Lease, such that 
Section 1.03 of the Lease reads as follows: · 

1.03 Developer means Laurel Gardens of Bethel A.M.E. Church, L.P., 
a California limited partnership, or its permitted successors as holder of 
the leasehold estate in the Site and fee ownership of the Improvements, 
including a Subsequent Owner, where appropriate. 

3. The following sections are added to the Lease as new sections: 

1.18 Subsequent Owner means any successor (including a Lender or 
an affiliate or assignee of a Lender as applicable) to the Developer's 
interest in the Leasehold Estate and the Improvements following a 
foreclosure, deed in lieu of foreclosure, or transfer to a Lender, its affiliate, 
and any successors to any such person or entity. 

First Amendment to Ground Lease 
Laurel Gardens Apartments 2 



1.19 Surplus Cash means the excess of Project Income over Project 
Expenses. All permitted uses and distributions of Surplus Cash shall be 
governed by Section 6.02h of this Lease. 

1.20 Project Expenses means all charges incurred by Developer in the 
operation of the Project including but not limited to: (a) lease payments, 
utilities, real estate and/or possessory interest taxes, assessments, and 
liability, fire and other hazard insurance premiums; (b) salaries, wages and 
other· compensation due and payable to the employees or agents of 
Developer who maintain, administer, operate or provide services in 
connection with the Project, including all withholding taxes, insurance 
premiums, Social Security payments and other payroll taxes or payments 
required for such employees; ( c) required payments of interest, principal 
or annual servicing fees, if any, on any construction or permanent 
financing secured by the Project;. (d) all other expenses incurred by 
Developer to cover routine operating and services provision costs of the 
Project, including maintenance and repair and the reasonable fee of any 
managing agent; ( e) any extraordinary expenses as approved in advance 
by the City; and (f) deposits to reserves accounts required to be established 
under any loan documents executed with respect to any Leasehold 
Mortgage. 

1.21 Project Income means all revenue, income receipts, and other 
consideration actually received from the operation of leasing the 
Improvements and Project, including non-residential and/or commercial 
uses of the Site. Project Income shall include but not be limited to: all 
rents, fees and charges paid by tenants or users of any portion of the Site; 
Section 8 or other rental subsidy payments received for the dwelling units; 
supportive services funding, if applicable; commercial lease income; 
deposits forfeited by tenants; all cancellation fees, price index adjustments 
and any other rental adjustments to leases or rental agreements; proceeds 
from vending and laundry room machines; and the proceeds of business 
interruption or similar insurance. Project Income shall not include 
tenants' security deposits, loan proceeds, capital contributions ·or similar 
advances. 

1.22 First Lease Payment Year means the year in which rehabilitation 
activities are completed on the Project, as evidenced by a notice of 
completion, to be recorded in the San Francisco Recorder's Office. 

4. Article 4 of the Lease is deleted in its entirety and replaced with the following: 

ARTICLE 4: RENT 

4.01 Annual Rent 
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Developer shall pay to the City up to [NEED: Appraised Land Value, 
please update appraisal to include] XXX Dollars ($XXX) (the "Annual Rent") per 
year for each year of the Term of this Ground Lease, which is equal to ten percent 
(10%) of appraised value of the Site as of the Effective Date, and consists of Base 
Rent and Residual Rent, as defined in Sections 4.02 and 4.03 below, without 
offset of any kind (except as otherwise permitted by this Lease) and without 
necessity of demand, notice or invoice. Annual Rent shall be re-determined on 
the fifteenth (15th) anniversary of the date of the first payment of Base Rent 
pursuant to Section 4.02a below and every fifteen (15) years thereafter, and shall 
not exceed ten percent (10%) of the appraised value of the Site as determined by 
an MAI appraiser selected by and at the sole cost of the Project. Notwithstanding 
the foregoing, the maximum amount of Annual Rent shall be re-determined upon 
any renewal or execution of 20 year HAP contract or loss of such a contract. 

4.02 Base Rent 

4.02a. "Base Rent" means FIFTEEN THOUSAND DOLLARS ($15,000) 
per annum. Base Rent shall be due and payable in arrears on January 31st of each 
Lease Year, provided, however, no Base Rent shall be due until after completion 
of the rehabilitation of the Improvements, as evidenced by a notice of completion. 
The first Base Rent payment shall be due on the January 31st of the calendar year 
following the issuance of the notice of completion; and provided, further, that in 
the event that the Developer or, if applicable, any Subsequent Owner, fails, after 
notice and opportunity to cure, to comply with the provisions of Section 9.02, 
Base Rent shall be increased to the full amount of the Annual Rent until such time 
as the Project achieves compliance with the provisions of Section 9.02, or in the 
event that a Subsequent Owner elects pursuant to Section 26.06(ii) to operate the 
Project without being subject to Section 9.02 or any Subsequent Owner elects, 
pursuant to Section 26.06(ii), to operate the Project without compliance with such 
provisions, Base Rent shall be increased to the full amount of the Annual Rent. 

4.02b If the Project does not have sufficient Project Income to pay Base 
Rent in any given Lease Year after the payment of Project Expenses in items 
4.02a through 4.02.f in definition of Project Expenses and the City has received 
written notice from Developer regarding its inability to pay Base Rent from 
Project Income, the unpaid amount shall be deferred and all such deferred 
amounts shall accrue without interest until paid ("Base Rent Accrual"). The 
Base Rent Accrual shall be due and payable each year from and to the extent 
Surplus Cash is available to make such payments in accordance with Section 
6.02h and, in any event, upon the earlier of sale of the Project or termination of 
this Ground Lease. 

4.02c. If Developer has not provided City with written notice that it 
cannot pay Base Rent due to insufficient Project Income, the City shall assess a 
late payment penalty of two percent (2%) for each month or any part thereof that 
any Base Rent payment is delinquent. This penalty shall not apply to Base Rent 
Accrual that has been previously approved by the City pursuant to Section 4.02b. 
The Developer may request in writing that the City waive such penalties by 
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describing the reasons for Developer's failure to pay Base Rent and Developer's 
proposed actions to insure that Base Rent will be paid in the future. The City 
may, in its sole discretion, waive in writing all or a portion of such penalties if it 
finds that Developer's failure to pay Base Rent was beyond Developer's control 
and that Developer is diligently pursuing reasonable solutions to such failure to 
pay. 

4.03 Residual Rent 

"Residual Rent" means, in any given Lease Year, [Annual Rent less Base 
Rent, need updated appraisal]. Residual Rent shall be due in arrears on April 15th 
following each Lease Year, payable only to the extent of Surplus Cash as 
provided in Section 6.02h, and any unpaid Residual Rent shall not accrue. 

4.04 Absolute Net Lease 

This Ground Lease is an absolute net lease and the Developer shall be 
responsible to pay all costs, charges, taxes, impositions and other obligations 
related thereto. If the Agency pays any such amounts, whether to cure a default 
or otherwise protect its interests hereunder, the Agency will be entitled to be 
reimbursed by Developer the full amount of such payments as additional rent on 
the next rent payment date. 

5. The following Section 6.02h is hereby added to the Lease: 

6.02h Permitted Uses of Surplus Cash. 

All annual Project Income, prior to the calculation of Surplus Cash, shall 
be used to pay Project Expenses. If the Developer is in compliance with all 
applicable requirements and agreements under this Ground Lease, Developer shall 
then use any Surplus Cash to make the following payments: 

1. First to Base Rent Accrual payments, if any; 
11. Then, any remaining Surplus Cash shall be used as follows: (a) 

one-third (1/3) of remaining Surplus Cash may be retained by 
Developer and may be used by Developer to pay distributions or 
other payments in accordance with Tenant's partnership agreement 
and (b) two-thirds (2/3) of Surplus Cash shall be allocated to the 
City. The City's portion of Surplus Cash will be applied first to 
Residual Rent. [to discuss] 

6. The underlined sentence below is hereby adc1ed to Section 14.02 of the Lease, such that 
Section 14.02 of the Lease reads as follows: 

The Agency acknowledges that any sale, assignment, transfer or 
conveyance of all or any part of the Agency's interest in the Site, the 
Improvements, or this Ground Lease, are subject to this Ground Lease. 
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The Agency will not encumber its fee interest in the Property. The 
Agency will require that any purchaser, assignee or transferee will 
expressly assume all of the obligations of the Agency under this Ground 
Lease by a written instrument recordable in the Official Records of the 
City. This Ground Lease shall not be affected by any such sale, and 
Developer shall attom to any such purchaser or assignee. In the event that 
the Agency intends to sell all or any part of the Site, other than as provided 
in Section 2(b ), the Agency shall notify Developer of the proposed terms 
of such sale not later than ninety (90) days before the anticipated close of 
escrow. Developer shall have sixty (60) days from the giving of such 
notice to exercise a right of first refusal to purchase the Site on the same 
terms and conditions of such proposed sale. 

7. The underlined language below is hereby added to the second to last sentence of Section 
20.01 of the Lease, such that sentence of Section 20.01 of the Lease reads as follows: 

In the event Developer is required, or elects, to restore the Improvements, all 
proceeds of any policy of insurance required to be maintained by Developer under 
this Ground Lease shall, subject to the rights of Lenders, be used by Developer for 
that purpose and Developer shall make up from its own funds or obtain additional 
financing as reasonably approved by Agency any deficiency between the amount 
of insurance proceeds available for the. work of restoration and the actual cost 
thereof. 

8. The underlined language below is hereby added to, and the strikethrough language below 
is hereby deleted from, Section 20.03 of the Lease, such that Section 20.03 of the Lease 
reads as follows: 

20.03 Distribution of the Insurance Proceeds. 

In the event of an election by Developer to terminate and surrender as 
provided in Section 20.01, the priority and manner for distribution of the proceeds 
of any insurance policy required to be maintained by Developer hereunder shall 
be as follows: 

(a) First, to the Lenders, in order of their priority, to control, disburse 
or apply to any outstanding loan amounts in accordance with the terms their 
respective Leasehold Mortgages; 

( a:Q) Second, to pay for the cost of removal of all debris from the Site or 
adjacent and underlying property, and for the cost of any work or service required 
by any statute, law, ordinance, rule, regulation or order of any federal, state or 
local government, or any agency or official thereof, for the protection of persons 
or property from any risk, or for the abatement of any nuisance, created by or 
arising from the casualty or the damage or destruction caused thereby; 
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(bQ) SeeondThird, to compensate Agency for any diminution in the 
value (as of the date of the damage or destruction) of the Site as a raw 
development site caused by or arising from the damage or destruction; 

(e.Q) The remainder to Developer. 

(d) The provisions of this 1...rtiele 20.03 shall be subjeet to the 
rights of any Lender. 

9. The underlined language below is hereby added to, and the strikethrough language below 
is hereby deleted from, Sections 26.03(i) and (ii) of the Lease, such that Section 26.03(i) 
and (ii) of the Lease reads as follows: 

(ii) If such event of default is a failure to pay a monetary obligation of 
Developer, Lender shall have failed to cure such default within sixty (60) days from 
the date of written notice from the Agency to Lender; or 

(ii) If such event of default is not a failure to pay a monetary 
obligation of Developer, Lender shall have failed, within sixty (60) one 
hundred eighty (180) days of receipt of said written notice, either (a) to 
remedy such default; or (b) to obtain title to Developer's interest in the 
Site in lieu of foreclosure; or ( c) to commence foreclosure or other 
appropriate proceedings in the nature thereof (including the appointment 
of a receiver) and thereafter diligently prosecute such proceeding to 
completion, in which case such event of default shall be remedied or 
deemed remedied in accordance with Article 26.04 below. 

10. The underlined language below is hereby added to, and the strikethrough language below 
is hereby deleted from, Section 26.04 of the Lease, such that Section 26.04 of the Lease 
reads as follows: 

Any event of default under this Ground Lease which in the nature thereof 
cannot be remedied by Lender (including all amounts due from Developer 
to Agency in respect to damages, indemnifications, or other monetary 
amounts, other than Annual Rent, arising from the action or inaction of 
Developer) shall be deemed to be remedied if (i) within thirty (30) one 
hundred eighty (180) days after receiving notice from the Agency setting 
forth the nature of such event of default, or prior thereto, Lender shall 
have acquired Developer's leasehold estate created hereby or shall have 
commenced foreclosure or other appropriate proceedings in the nature 
thereof, (ii) Lender shall diligently prosecute any such proceedings to 
completion, (iii) Lender shall have fully cured any event of default arising 
from failure to pay or perform any monetary obligation in accordance with 
the terms of this Ground Lease, and (iv) after gaining possession of the 
Site perform, or diligently proceed to perform, all other obligations of 
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Developer as and when the same are due in accordance with the terms of 
this Ground Lease. 

11. The underlined language below is hereby added to, and the strikethrough language below 
is hereby deleted from, Section 26.05 of the Lease, such that Section 26.05 of the Lease 
reads as follows: 

If Lender is prohibited by any process or injunction issued by any court or 
by reason of any action by any court having jurisdiction of any bankruptcy 
or insolvency proceeding involving Developer from commencing or 
prosecuting foreclosure or other appropriate proceedings in the nature 
thereof, the times specified in Articles 26.03 and 26.04 above for 
commencing or prosecuting such foreclosure or other proceedings shall be 
extended for the period of such prohibition; provided that Lender shall 
have fully cured any default in the payment of any monetary obligations of 
De:v:eloper under this Ground Lease and shall continue to pay currently 
such monetary obligations as and Vvrhen the same fall due. If this Ground 
Lease is terminated or rejected by Developer in bankruptcy, Agency 
agrees to enter into a new ground lease with the Lender on the same terms 
set forth in this Ground Lease. And, specifically provided that in the event 
the Ground Lease is terminated for any reason, including, without 
limitation, a termination or rejection through any bankruptcy proceeding 
or a foreclosure transferee becomes the legal owner of Developer's 
interest in the Property, and upon written request by the most senior 
Lender or the Subsequent Owner thereof given within sixty (60) days after 
such termination or acquisition by Subsequent Owner of Tenant's interest 
in the Project, as applicable, Agency shall enter into a new lease of the 
Project with such Lender or the Subsequent Owner for the remainder of 
the Ground Lease term with the same agreements, covenants, reversionary 
interests and conditions (except for any requirements which have been 
fulfilled by Developer prior to termination) as are contained in the Ground 
Lease and with priority equal to the Ground Lease. 

12. The underlined language below is hereby added to Section 26.06(iv) of the Lease, such 
that Section 26.06(iv) of the Lease reads as follows: 

(iv) Any limited partners of Developer shall have the same 
rights as any Lender under Sections 26.02, 26.03, and 26.06 (iii), and 
any reference to a Lender in said section shall be deemed to include 
such limited partners; provided, however, that the rights of such 
limited partners shall be subordinate to the rights of any Lender. 
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13. The following sections are added to the Lease as a new Sections 26.08, 26.09, 26.10, 
26.11, 26.12, and 26.13: 

26.08 Ground Lease Rent after Lender Foreclosure or Assignment 

Upon foreclosure of a Leasehold Mortgage or assignment of the 
Leasehold Estate in lieu of such foreclosure any accrued Annual Rent that 
remains unpaid at the time of such foreclosure or assignment in lieu of 
foreclosure shall be forgiven by the Agency, and shall not be an obligation 
of the Lender or any other Subsequent Owner. 

26.09 Preservation of Leasehold Benefits. 

Until such time as Lender notifies the Agency in writing that the 
obligations of the Developer under its loan documents have been satisfied, 
Agency agrees: 

(a) That the Agency shall not voluntarily cancel or surrender 
this Ground Lease, or accept a voluntary cancellation or surrender of this 
Ground Lease by Developer, or materially amend this Ground Lease to 
increase the obligations of the Developer . or the rights of Agency 
thereunder, without the prior written consent of the Permitted Limited 
Partner and each Lender (which will not be unreasonably withheld or 
delayed); 

(b) That Agency shall not enforce against a Lender any waiver 
or election made by the Developer under this Ground Lease which has a 
material adverse effect on the value of the Leasehold Estate under this 
Ground Lease without the prior written consent of the Lender (which will 
not be unreasonably withheld or delayed); 

( c) That, if a Lender makes written request for the same within 
fifteen (15) days after Lender receives written notice of termination of this 
Ground Lease, Agency will enter a new lease with such Lender 
commencing on the date of termination of the Ground Lease and ending 
on the normal expiration date of the Ground Lease, on substantially the 
same terms and conditions as the Ground Lease and subject to the rent 
provisions set forth in the Ground Lease, and with the same priority as 
against any subleases or other interests in the Premises; provided that such 
Lender cures all unpaid monetary defaults under the Ground Lease 
through the date of such termination; and 

( d) That Agency shall provide reasonable prior notice to each 
Lender of any proceedings for adjustment or adjudication of any insurance 
or condemnation claim involving the Premises and will permit each 
Lender to participate therein as an interested party. 
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26.10 No Merger. 

The Leasehold Estate in the Site pursuant to this Ground Lease 
shall not merge with the fee interest in the Improvements, notwithstanding 
ownership of the leasehold and the fee by the same person, without the 
prior written consent of each Lender. 

26.11 Agency Bankruptcy. 

(a) If a bankruptcy proceeding is filed by or against Agency, 
Agency shall immediately notify each Lender of such filing and shall 
deliver a copy of all notices, pleadings, schedules, and similar materials 
regarding the bankruptcy proceeding to each Lender. 

(b) Agency acknowledges that (i) the Developer seeks to 
construct improvements on the Site using proceeds of the loans provided 
by the Lenders, and (ii) it would be unfair both to Developer and the 
Lenders to sell the Site free and clear of the leasehold. Therefore, Agency 
waives its right to sell Agency's fee interest in the Site pursuant to Section 
363(±) of the Bankruptcy Code, free and clear of the leasehold interest 
under this Ground Lease. 

. ( c) If a bankruptcy proceeding is filed by or on behalf of 
Agency, Agency agrees as follows: (i) the Developer shall be presumed to 
have objected to any attempt by Agency to sell the fee interest free and 
clear of the leasehold under this Ground Lease; (ii) if Developer does not 
so object, each Lender shall have the right to so object on its own behalf or 
on behalf of the Developer; and (iii) in connection with any such sale, the 
Developer shall not be deemed to have received adequate protection under 
Section 363(e) of the Bankruptcy Code, unless it shall have received and 
paid over to each Lender outstanding balance of the obligations under its 
respective loan. 

( d) Agency recognizes that the Lenders are authorized on 
behalf of the Developer to vote, participate in, or consent to any 
bankruptcy, insolvency, receivership, or coUrt proceeding concerning the 
leasehold interest under this Ground Lease. 

26.11 No Changes to Lease 

Agency will not make or accept any voluntary surrender, 
cancellation, modification or amendment of or to the Ground Lease at any 
time while any Leasehold Mortgage is in effect, nor. will Agency convey 
all or any part of the property subject to the Leasehold Estate to 
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Developer,· nor will Developer accept such conveyance, without first 
obtaining the prior written consent of the Leasehold Mortgagees. 

26.12 Voluntary Termination 

In no event shall any abandonment of the Property or the 
Leasehold Estate or any action by Developer to terminate the Ground 
Lease be effective without the prior written consent of the Leasehold 
Mortgagees. Agency agrees that it shall give notice of any such 
abandonment or action by Developer to Leasehold Mortgagees, and 
Leasehold Mortgagees shall thereupon be entitled to exercise its rights and 
remedies under the Leasehold Mortgage and the provisions of Section 26. 

14. The underlined language below is hereby added to Section 28.06(i) of the Lease, such 
that Section 28.06(i) of the Lease reads as follows: 

(i) First, to the extent required by a Lender in accordance with 
its loan documents, to pay the balance due on any outstanding Leasehold 
Mortgages and other outstanding or unpaid obligations and/or liabilities, 
including but not limited to, trade accounts, taxes, payroll accruals and 
lease residuals, to the extent provided therein 

15. The strikethrough language below is hereby deleted from Bection 28.07 of the Lease, 
such that Section 28.07 of the Lease reads as follows: 

28.07 Payment to Lenders 

In the event the Improvements are subject to the l:i:en of a 
Leasehold Mortgage on the date when any compensation resulting from a 
condemnation or threatened condemnation is to be paid to Developer, such 
award shall be disposed of as provided in the Lender's loan documentst 
subject, ho·.ve'ver, to any requirements (i) arising in connection with 
finanoing insured by the Federal Housing J\,dministration or (ii) otherin'ise 
imposed by HUD. 

16. Notwithstanding anything in the Lease to the contrary, all provisions relating to cross
defaults between the Lease and any financing document or Leasehold Mortgage (as such 
term is defined in the Lease), including, without limitation, Sections 3(b), 19.04a(7), and 
25.04c of the Lease, are hereby deleted in their entirety. 

17. The following section is added to the Lease as Section 50: 
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50: GENERAL PROVISIONS 

50.1 Amendments 

Neither this Lease nor any terms or provisions hereof may be changed, 
waived, discharged or terminated, except by a written instrument signed by the 
party against which the enforcement of the change, waiver, discharge or 
termination is sought. No waiver of any breach shall affect or alter this Lease, but 
each and every term, covenant and condition of this Lease shall continue in full 
force and effect with respect to any other then-existing or subsequent breach 
thereof. 

50.2 Public Transit Information 

Developer shall establish and carry on during the Term a program to 
encourage maximum use of public transportation by personnel of Developer 
employed on the Premises, including, without limitation, the distribution to such 
employees of written materials explaining the convenience and availability of 
public transportation facilities adjacent or proximate to the Premises and 
encouraging use of such facilities, all at Developer's sole expense. 

50.3 Wages and Working Conditions 

Developer agrees that any person performing labor in connection with the 
Developer Improvements or any Alterations at the Premises that is a "public 
work" as defined under San Francisco Administrative Code Section 6.22(E) or 
California Labor Code Section 1720 et seq. (which includes certain construction, 
alteration, demolition, installation, repair, carpet laying, or refuse hauling work if 
paid for in whole or part out of public funds) shall be paid not less than the 
highest prevailing rate of wages consistent with the requirements of 
Section 6.22(E) of the San Francisco Administrative Code, and shall be subject to 
the same hours and working conditions, and shall receive the same benefits as in 
each case are provided for similar work performed in San Francisco County. 
Developer shall include in any contract for such Developer Improvements and 
Alterations a requirement that all persons performing labor under such contract 
shall be paid not less than the highest prevailing rate of wages for the labor so 
performed. Developer shall require any contractor to provide, and shall deliver to 
Agency upon request, certified payroll reports with respect to all persons 
performing such labor at the Premises. 

50.4 Non-Discrimination in City Contracts and Benefits Ordinance 

(a) Covenant Not to Discriminate 

In the performance of this Lease, Developer agrees not to discriminate 
against any employee, any City employee working with Developer, or applicant 
for employment with Developer, or against any person seeking accommodations, 
advantages, facilities, privileges, services, or membership in all business, social, 

First Amendment to Ground Lease 
Laurel Gardens Apartments 12 



or other establishments or organizations, on the basis of the fact or perception of a 
person's race, color, creed, religion, national origin, ancestry, age, height, weight, 
sex, sexual orientation, gender identity, domestic partner status, marital status, 
disability or Acquired Immune Deficiency Syndrome or HIV status (AIDS/HIV 
status), or association with members of such protected classes, or in retaliation for 
opposition to discrimination against such classes. 

(b) Subleases and Other Subcontracts 

Developer shall include in all Subleases and other subcontracts relating to 
the Premises a non-discrimination clause applicable to such Subtenant or other 
subcontractor in substantially the form of subsection (a) above. In addition, 
Developer shall incorporate by reference in all subleases and other subcontracts 
the provisions of Sections 12B.2(a), 12B.2(c)-(k), and 12C.3 of the San Francisco 
Administrative Code and shall require all subtenants and other subcontractors to 
comply with such provisions. Developer's failure to comply with the obligations 
in this subsection shall constitute a material breach of this Lease. 

(c) Non-Discrimination in Benefits 

Developer does not as of the date of this Lease and will not during the 
term of this Lease, in any of its operations in San Francisco, on real property 
owned by City, or where the work is being performed for the City or elsewhere 
within the United States, discriminate in the provision of bereavement leave, 
family medical leave, health benefits, membership or membership discounts, 
moving expenses, pension and retirement benefits or travel benefits, as well as 
any benefits other than the benefits specified above, between employees with 
domestic partners and employees with spouses, and/or between the domestic 
partners and spouses of such employees, where the domestic partnership has been 
registered with a governmental entity pursuant to state or local law authorizing 
such registration, subject to the conditions set forth in Section 12B.2(b) of the 
San Francisco Administrative Code. 

(d) CMD Form 

As a condition to this Lease, Developer shall execute the "Chapter 12B 
Declaration: Nondiscrimination in Contracts and Benefits" form (Form CMI)-

. 12B-101) with supporting documentation and secure the approval of the form by 
the San Francisco Contract Monitoring Division. Developer hereby represents 
that prior to execution of this Lease, (i) Developer executed and submitted to the 
CMD Form CMD-12B-101 with supporting documentation, and (ii) the CMD 
approved such form. 

(e) Incorporation of Administrative Code Provisions by Reference 

The provisions of Chapters 12B and 12C of the San Francisco 
Administrative Code relating to non-discrimination by parties contracting for the 
lease of City property are incorporated in this Section by reference and made a 
part of this Agreement as though fully set forth herein. Developer shall comply 
fully with and be bound by all of the provisions that apply to this Lease Un.der 
such Chapters of the Administrative Code, including but not limited to the 
remedies provided in such Chapters. Without limiting the foregoing, Developer 
understands that pursuant to Section 12B.2(h) of the San Francisco 
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Administrative Code, a penalty of Fifty Dollars ($50) for each person for each 
calendar day during which such person was discriminated against in violation of 
the provisions of this Lease may be assessed against Developer and/or deducted 
from any payments due Developer. 

50.5 MacBride Principles - Northern Ireland 

The City and County of San Francisco urges companies doing business in 
Northern Ireland to move toward resolving employment inequities and 
encourages them to abide by the MacBride Principles as expressed in 
San Francisco Administrative Code Section 12F.l et seq. The City and County of 
San Francisco also urges San Francisco companies to do business with 
corporations that abide by the MacBride Principles. Developer acknowledges that 
it has read and understands the above statement of the City and County of 
San Francisco concerning doing business in Northern Ireland. 

50.6 Tropical Hardwood and Virgin Redwood Ban 

The City and County of San Francisco urges companies not to import, 
purchase, obtain or use for any purpose, any tropical hardwood, tropical 
hardwood wood product, virgin redwood or virgin redwood wood product. 
Except as expressly permitted by the application of Sections 802(b) and 803(b) of 
the San Francisco Environment Code, Developer shall not provide any items to 
the construction of Developer Improvements or the Alterations, or otherwise in 
the performance of this Lease which are tropical hardwoods, tropical hardwood 
wood products, virgin redwood, or virgin redwood wood products. In the event 
Developer fails to comply in good faith with any of the provisions of Chapter 8 of 
the San Francisco Environment Code, Developer shall be liable for liquidated 
damages for each violation in any amount equal to Developer's net profit on the 
contract, or five percent (5%) of the total amount of the contract dollars, 
whichever is greater. 

50. 7 Restrictions on the Use of Pesticides 

Chapter 3 of the San Francisco Environment Code (the Integrated Pest 
Management Program Ordinance or "IPM Ordinance") describes an integrated 
pest management ("IPM") policy to be implemented by all City departments. 
Developer shall not use or apply or allow the use or application of any pesticides 
on the Premises or contract with any party to provide pest abatement or control 
services to the Premises without first receiving Agency's written approval of an 
IPM plan that (i) lists, to the extent reasonably possible, the types and estimated 
quantities of pesticides that Developer may need to apply to the Premises during 
the term of this Lease, (ii) describes the steps Developer will take to meet the 
City's IPM Policy described in Section 300 of the IPM Ordinance and 
(iii) identifies, by name, title, address and telephone number, an.individual to act 
as the Developer's primary IPM contact person with the City. Developer shall 
comply, and shall require all of Developer's contractors to comply, with the IPM 
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· plan approved by the City and shall comply with the requirements of 
Sections 300(d), 302, 304, 305(f), 305(g), and 306 of the IPM Ordinance, as if 
Developer were a City department. Among other matters, such provisions of the 
IPM Ordinance: (a) provide for the use of pesticides only as a last resort, 
(b) prohibit the use or application of pesticides on property owned by the City, 
except for pesticides granted an exemption under Section 303 of the IPM 
Ordinance (including pesticides included on the most current Reduced Risk 
Pesticide List compiled by City's Department of the Environment), (c) impose 
certain notice requirements, and ( d) require Developer to keep certain records and 
to report to City all pesticide use at the Premises by Developer's staff or 
contractors. 

If Developer or Developer's contractor will apply pesticides to outdoor 
areas at the Premises, Developer must first obtain a written recommendation from 
a person holding a valid Agricultural Pest Control Advisor license issued by the 
California Department of Pesticide Regulation ("CDPR") and any such pesticide 
application shall be made only by or under the supervision of a person holding a 
valid, CDPR-issued Qualified Applicator certificate or Qualified Applicator 
license. City's current Reduced Risk Pesticide List and additional details about 
pest management on City property can be found at the San Francisco Department 
of the Environment website, http://sfenvironment.org/ipm. 

50.8 Sunshine Ordinance 

In accordance with Section 67 .24( e) of the San Francisco Administrative 
Code, contracts, contractors' bids, leases, agreements, responses to Requests for 
Proposals, and all other records of communications between Agency and persons 
or firms seeking contracts will be open to inspection immediately after a contract 

. has been awarded. Nothing in this provision requires the disclosure of a private 
person's or organization's net worth or other proprietary financial data submitted 
for qualification for a contract, lease, agreement or other benefit until and unless 
that person or organization is awarded the contract, lease, agreement or benefit. 
Information provided which is covered by this Section will be made availabl(f_ to 
the public upon request. 

50.9 Conflicts of Interest 

Through its execution of this Lease, Developer acknowledges that it is 
familiar with the provisions of Section 15.103 of the San Francisco Charter, 
Article III, Chapter 2 of City's Campaign and Governmental Conduct Code, and 
Section 87100 et seq. and Section 1090 et seq. of the Government Code of the 
State of California, and certifies that it does not know of any facts which would 
constitute a violation of said provisions, and agrees that if Developer becomes 
aware of any such fact during the term of this Lease Developer shall immediately 
notify Agency. 
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50.10 Prohibition of Tobacco Sales and Advertising 

Developer acknowledges and agrees that no advertising or sale of 
cigarettes or tobacco products is allowed on the Premises. This advertising 
prohibition includes the placement of the name of a company producing, selling 
or distributing cigarettes or tobacco products or the name of any cigarette or 
tobacco product in any promotion of any event or product. This advertising 
prohibition does not apply to any advertisement sponsored by a state, local, 
nonprofit or other entity designed to (a) communicate the health hazards of 
cigarettes and tobacco products, or (b) encourage people not to smoke or to stop 
smoking. 

50.11 Prohibition of Alcoholic Beverage Advertising 

Developer acknowledges and agrees that no advertising of alcoholic 
beverages is allowed on the Premises. For purposes of this section, "alcoholic 
beverage" shall be defined as set forth in California Business and Professions 
Code Section 23004, and shall not include cleaning solutions, medical supplies 
and other products and substances not intended for drinking. This advertising 
prohibition includes the placement of the name of a company producing, selling 
or distributing alcoholic beverages or the name of any alcoholic beverage in any 
promotion of any event or product. This advertising prohibition does not apply to 
any advertisement sponsored by a state, local, nonprofit or other entity designed 
to (a) communicate the health hazards of alcoholic beverages, (b) encourage 
people not to drink alcohol or to stop drinking alcohol, or (c) provide or publicize 
drug or alcohol treatment or rehabilitation services. 

50.12 Requiring Health Benefits for Covered Employees 

Unless exempt, Developer agrees to comply fully with and be bound by all 
of the provisions of the Health Care Accountability Ordinance (HCAO), as set 
forth in San Francisco Administrative Code Chapter 12Q, including the remedies 
provided, and implementing regulations, as the same may be amended from time 
to time. The provisions of Chapter 12Q are incorporated herein by reference and 
made a part of this Lease as though fully set forth. The text of the HCAO is 
available on the web at http://www.sfgov.org/olse/hcao. Capitalized terms used 

. in this Section and not defined in this Lease shall have the meanings assigned to 
such terms in Chapter 12Q. 

(a) For each Covered Employee, Developer shall provide the 
appropriate health benefit set forth in Section 12Q.3 of the HCAO. If Developer 
chooses to offer the health plan option, such health plan shall meet the minimum 
standards set forth by the San Francisco Health Commission. 

(b) Notwithstanding the above, if the Developer is a small business as 
defined in Section 12Q.3(d) of the HCAO, it shall have no obligation to comply 
with subsection (a) above. 
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(c) Developer's failure to comply with the HCAO shall constitute a 
material breach of this Lease. City shall notify Developer if such a breach has 
occurred. If, within thirty (30) days after receiving City's written notice of a 
breach of this Lease for violating the HCAO, Developer fails to cure such breach 
or, if such breach cannot reasonably be cured within such period of thirty (30) 
days, Developer fails to commence efforts to cure within such period, or 
thereafter fails diligently to pursue such cure to completion, Agency shall have 
the right to pursue the remedies set forth in Section 12Q.5(f)(l-5). Each of these 
remedies shall be exercisable individually or in combination with any other rights 
or remedies available to Agency. 

( d) Any Subcontract entered into by Developer shall require ·the 
Subcontractor to comply with the requirements of the HCAO and shall contain 
contractual obligations substantially the same as those set forth in this Section. 
Developer shall notify City's Purchasing Department when it enters into such a 
Subcontract and shall certify to the Purchasing Department that it has notified the 
Subcontractor of the obligations under the HCAO and has imposed the 
requirements of the HCAO on Subcontractor through the Subcontract. Each 
Developer shall be responsible for its Subcontractors' compliance with this 
Chapter. If a Subcontractor fails to comply, the Agency may pursue the remedies 
set forth in this Section against Developer based on the Subcontractor's failure to 
comply, provided that Agency has first provided Developer with notice and an 
opportunity to obtain a cure of the violation. 

(e) Developer shall not discharge, reduce in compensation, or 
otherwise discriminate against any employee for notifying Agency with regard to 
Developer's compliance or anticipated compliance with the requirements of the 
HCAO, for opposing any practice proscribed by the HCAO, for participating in 
proceedings related to the HCAO, or for seeking to assert or enforce any rights 
under the HCAO by any lawful means. 

(t) Developer represents and warrants that it is not an entity that was 
set up, or is being used, for the purpose of evading the intent of the HCAO. 

(g) Developer shall keep itself informed of the current requirements of 
theHCAO. 

(h) Developer shall provide reports to the Agency in accordance with 
any reporting standards promulgated by the City under the HCAO, including 
reports on Subcontractors and Subtenants, as applicable. 

(i) Developer shall provide Agency with access to records pertaining 
to compliance with HCAO after receiving a written request from Agency to do so 
and being provided at least five ( 5) business days to respond. 

(j) Agency may conduct random audits of Developer to ascertain its 
compliance with HCAO. Developer agrees to cooperate with Agency when it 
conducts such audits. 

(k) If Developer is exempt from the HCAO when this Lease is 
executed because its amount is less than Twenty-Five Thousand Dollars 
($25,000) (Fifty Thousand Dollars ($50,000) for nonprofits), but Developer later 
enters into an agreement or agreements that cause Developer's aggregate amount 
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of all agreements with the City to reach Seventy-Five Thousand Dollars 
($75,000), all the agreements shall be thereafter subject to the HCAO. This 
obligation arises on the effective date of the agreement that causes the cumulative 
amount of agreements between Developer and the Contracting Department to be 
equal to or greater than Seventy-Five Thousand Dollars ($75,000) in the fiscal 
year. 

50.13 Notification of Limitations on Contributions 

Through its execution of this Lease, Developer acknowledges that it is 
familiar with Section 1.126 of the San Francisco Campaign and Governmental 
Conduct Code, which prohibits any person who contracts with the City for the 
selling or leasing of any land or building to or from the City whenever such 
transaction would require approval by a City elective officer, the board on which 
that City elective officer serves, or a board on which an appointee of that 
individual serves, from making any campaign contribution to (a) the City elective 
officer, (b) a candidate for the office held by such individual, or (c) a committee 
controlled by such individual or candidate, at any time from the commencement 
of negotiations for the contract until the later of either the termination of 
negotiations for such contract or six months after the date the contract· is 
approved. Developer acknowledges that the foregoing restriction applies only if 
the contract or a combination or series of contracts approved by the same 
individual or board in a fiscal year have a total anticipated or actual value of 
$50,000 or more. Developer further acknowledges that the prohibition on 
contributions applies to each Developer; each member of Developer's board of 
directors, and Developer's chief executive officer, chief financial officer and chief 
operating officer; any person with an ownership interest of more than 20 percent 
in Developer; any subcontractor listed in the contract; and any committee that is 
sponsored or controlled by Developer. Additionally, Developer acknowledges 
that Developer must inform each of the persons described in the preceding 
sentence of the prohibitions contained in Section 1; 126. Developer further agrees 
to provide to Agency the name of each person, entity or committee described 
above. 

50.14 Preservative-Treated Wood Containing Arsenic 

Developer may not purchase preservative-treated wood products 
containing arsenic in the performance of this Lease unless an exen:iption from the 
requirements of Environment Code Chapter 13 is obtained from the Department 
of Environment under Section 1304 of the Environment Code. The term 
"preservative-treated wood containing arsenic" shall mean wood treated with a 
preservative that contains arsenic, elemental arsenic, or an arsenic copper 
combination, including, but not limited to, chromated copper arsenate 
preservative, ammoniac copper zinc arsenate preservative, or ammoniacal copper 
arsenate preservative. Developer may purchase preservative-treated wood 
products on the list of environmentally preferable alternatives prepared and 
adopted by the Department of Environment. This provision does not preclude 
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Developer from purchasing preservative-treated wood containing arsenic for 
saltwater immersion. The term "saltwater immersion" shall mean a pressure
treated wood that is used for construction purposes or facilities that are partially 
or totally immersed in saltwater. 

50.15 Resource-Efficient City Buildings 

Developer acknowledges that the City and County of San Francisco has 
enacted San Francisco Environment Code Sections 700 to 713 relating to green 
building requirements for the design, construction, and operation of buildings 
owned or leased by City. Developer hereby agrees that it shall comply with all 
applicable provisions of such code sections. 

50.16 Food Service Waste Reduction 

Developer agrees to comply fully with and be bound by all of the 
applicable provisions of the Food Service Waste Reduction Ordinance, as set 
forth in the San Francisco Environment Code, Chapter 16, including the remedies 
provided therein, and implementing guidelines and rules. The provisions of 
Chapter 16 are incorporated herein by reference and made a part of this Lease as 
though fully set forth herein. Accorditigly, Developer acknowledges that City 
contractors and lessees may not use Disposable Food Service Ware that contains 
Polystyrene Foam in City Facilities and while performing under a City contract or 
lease, and shall instead use suitable Biodegradable/Compostable or Recyclable 
Disposable Food Service Ware. This provision is a material term of this Lease. 

50.17 Bottled Drinking Water 

Unless exempt, Developer agrees to comply fully with and be bound by all 
of the provisions of the San Francisco Bottled Water Ordinance, as set forth in · 
San Francisco Environment Code Chapter 24, including the administrative fines, 
remedies, and implementing regulations provided therein, as the same may be 
amended from time to time. The provisions of Chapter 24 are incorporated herein 
by reference and made a part of this Lease as though fully set forth. 

50.18 Criminal History in Hiring and Employment Decisions 

(a) Unless exempt, Developer agrees to comply with and be bound by 
all of the provisions of San Francisco Administrative Code Chapter 12T (Criminal 
History in Hiring and Employment Decisions; "Chapter 12 T"), which are hereby 
incorporated as may be amended from time to time, with respect to applicants and 
employees of Developer who would be or are performing work at the Premises. 

(b) Developer shall incorporate by reference the provisions of Chapter 
12T in all subleases of some or all of the Premises, and shall require all subtenants 
to comply with such provisions. Developer's failure to comply with the 
obligations in this subsection shall constitute a material breach of this Lease. 
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(c) Developer and subtenants shall not inquire about, require 
disclosure of, or if such information is received base an Adverse Action on an 
applicant's or potential applicant for employment, or employee's: (1) Arrest not 
leading to a Conviction, unless the Arrest is undergoing an active pending 
criminal investigation or trial that has not yet been resolved; (2) participation in or 
completion of a diversion or a deferral of judgment program; (3) a Conviction that 
has been judicially dismissed, expunged, voided, invalidated, or otherwise 
rendered inoperative; (4) a Conviction or any other adjudication in the juvenile 
justice system; ( 5) a Conviction that is more than seven years old, from the date of 
sentencing; or ( 6) information pertaining to an offense other than a felony or 
misdemeanor, such as an infraction. 

( d) Developer and subtenants shall not inquire about or require 
applicants, potential applicants for employment, or employees to disclose on any 
employment application the facts or details of any conviction history, unresolved 
arrest, or any matter identified in subsection ( c) above. Developer and subtenants 
shall not require such disclosure or make such inquiry until either after the first 
live interview with the person, or after a conditional offer of employment. 

(e) Developer and subtenants shall state in all solicitations or 
advertisements for employees that are reasonably likely to reach persons who are 
reasonably likely to seek employment with Developer or subtenant at the 
Premises, that the Developer or subtenant will consider for employment qualified 
applicants with criminal histories in a manner consistent with the requirements of 
Chapter 12T. 

(f) Developer and subtenants shall post the notice prepared by the 
Office of Labor Standards Enforcement ("OLSE"), available on OLSE's website, 
in a conspicuous place at the Premises and at other workplaces within San 
Francisco where interviews for job opportunities at the Premises occur. The notice 
shall be posted in English, Spanish, Chinese, and any language spoken by at least 
5% of the employees at the Premises or other workplace at which it is posted. 

(g) Developer and subtenants understand and agree that upon any 
failure to comply with the requirements of Chapter 12T, the City shall have the 
right to pursue any rights or remedies available under Chapter 12T or this Lease, 
including but not limited to a penalty of $50 for a second violation and $100 for a 
subsequent violation for each employee, applicant or other person as to whom a 
violation occurred or continued, termination or suspension in whole or in part of 
this Lease. 

(h) If Developer has any questions about the applicability of Chapter 
12T, it may contact the City's Real Estate Division for additional information. 
City's Real Estate Division may consult with the Director of the City's Office of 
Contract Administration who may also grant a waiver, as set forth in Section 
12T.8. 
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50.19 Local Hiring Policy for Improvements and Alterations 

Any undefined, initially-capitalized term used in this Section shall have 
the meaning given to such term in San Francisco Administrative Code Section 
6.22(G) (the "Local Hiring Policy"). The Improvements and any alterations are 
subject to the Local Hiring Policy unless the cost for such work on alterations is 
(i) estimated to be less than $750,000 per building permit or (ii) meets any of the 
other exemptions in the Local Hiring Policy. Accordingly, as a condition of this 
Lease, Developer agrees that it shall comply with the requirements of the Local 
Hiring Policy applicable to the Improvements or any alteration and shall require 
its subtenants to comply with those requirements to the extent applicable. Before 
starting any work on the Improvements or any alteration, Developer shall contact 
City's Office of Economic Workforce and Development ("OEWD") to verify if 
any Local Hiring Ordinance requirements apply to such work or alteration. 
Developer shall comply with all such applicable requirements. Developer's 
failure to comply with its obligations under this Section shall constitute a material 
breach of this Lease and may subject Developer and its subtenants to the 

. consequences of noncompliance specified in the Local Hiring Policy, including 
but not limited to penalties. Without limiting the foregoing: 

(a) For a Covered Project estimated to cost more than $750,000, 
Developer and its subtenants. shall comply with the applicable· mandatory 
participation levels for Project Work Hours performed by Local Residents, 
Disadvantaged Workers, and Apprentices as set forth in San Francisco 
Administrative Code Section 6.22(G)(4). 

(b) For a Covered Project estimated to cost more than $1,000,000, 
Developer and its subtenants shall prepare and submit a local hiring plan to 
OEWD for approval as set forth in San Francisco Administrative Code Section 
6.22(G)(6) prior to commencing any of the work subject to the Local Hiring 
Policy. 

(c) Developer and its subtenants shall comply with the applicable 
record keeping and reporting requirements and shall cooperate in City inspections 
and audits for compliance with the Local· Hiring Policy, including access to 
employees of its contractors and subcontractors and other witnesses at the 
Premises. 

(d) Developer agrees that (i) Developer shall comply with all 
applicable requirements of the Local Hiring Policy; (ii) the provisions of the 
Local Hiring Policy are reasonable and achievable by Developer and its 
subtenants; and (iii) Developer has had, and its subtenants will have prior to 
signing their subleases for the Premises, a full and fair opportunity to review and 
understand the terms of the Local Hiring Policy. 

18. Notwithstanding anything in the Lease to the contrary, except as expressly set forth in 
this Amendment, all other terms and conditions of the Lease shall remain in full force and 
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effect. Any conflict between the terms and conditions of the Lease and those of this 
Amendment shall be resolved in favor of this Amendment. 

19. This Amendment may be executed in two or more counterparts, each of which shall be 
deemed an original, but all of which when taken together shall constitute one and the 
same instrument. 

20. The terms, covenants and conditions contained in this Amendment shall bind and inure to 
the benefit of the parties hereto and, except as otherwise provided herein, their successors 
and assigns. 
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IN WITNESS WHEREOF, the undersigned has duly executed and delivered this First 
Amendment to Ground Lease or caused this First Amendment to Ground Lease to be duly 
executed and delivered by its authorized representative as of the date first set forth above. 

CITY: 

CITY AND COUNTY OF SAN FRANCISCO, 
a municipal corporation 

OlsonM. Lee 
Director, Mayor's Office of Housing 

and Community Development 

APPROVED AS TO FORM: 

DENNIS J. HERRERA 
City Attorney 

By: ___________ _ 
Deputy City Attorney 

[SIGNATURES CONTINUE ON FOLLOWING PAGE] 
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IN WITNESS WHEREOF, the undersigned has duly executed and delivered this First 
Amendment to Ground Lease or caused this First Amendment to Ground Lease to be duly 
executed and delivered by its authorized representative as of the date first set forth above. 

DEVELOPER: 

LAUREL GARDENS OF BETHEL A.M.E. CHURCH, L.P., 
a California limited partnership 

By: Laurel Gardens of Bethel A.M.E. Church, Inc., 
a California nonprofit public benefit corporation, 
its general partner 

By: 
Suniqua Thomas, Secretary 
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CONTACT DETAILS 

DIR +1 206 695 4200 
FAX +1 206 682 7938 

Colliers International 

60i Union Street 
Suite 4800 
Seattle, WA 98i01 

www.colliers.com 

Accelerating success. 

Valuation Glossary 
Valuation & Advisory Services 

These definitions were extracted from the 

following sources or publications: 

The Dictionary of Real Estate Appraisal, Fifth 

Edition, Appraisal Institute, Chicago, Illinois, 

2010 (Dictionary), 

Uniform Standards of Professional Appraisal 

Practice, 2014-2015 Edition (USPAP). 

The Appraisal of Real Estate, Fourteenth 

Edition, Appraisal Institute, Chicago, Illinois, 

2013 (14111 Edition). 

Marshall Valuation Service, Marshall & Swift, 

Los Angeles, California (MVS). 

Absolute Net Lease 

A lease in which the tenant pays all expenses 

including structural maintenance, building 

reserves, and management; often a long

term lease to a credit tenant. (Dictionary) 

Ad Valorem Tax 

A real estate tax based on the assessed 

value of the property, which is not necessarily 

equivalent to its market value. (14111 Edition) 

Aggregate of Retail Values (ARV) 

The sum of the separate and distinct market 

value opinions for each of the units in a 

condominium; subdivision development, or 

portfolio of properties, as of the date of 

valuation. The aggregate of retail values 

does not represent an opinion of value; it is 

simply the total of multiple market value 

conclusions.(Dictionary) 

Arm's-length Transaction 

A transaction between unrelated parties who 

are each acting in his or her own best 

interest (Dictionary) 

-r··· , 

w~ibfilers 
? INTERNATIONAL 
it' 1 

As-ls Market Value 

The estimate of the market value of real 

property in its current physical condition, 

use, and zoning as of the appraisal date. 

(Dictionary) 

Assessed Value 

The value of a property according to the tax 

rolls in ad valorem taxation; may be higher 

or lower than market value, or based on an 

assessment ratio that is a percentage of 

market value, (14h Edition) 

Average Daily Room Rate (ADR) 

In the lodging industry, total guest room 

revenue divided by the total number of 

occupied rooms. (Dictionary) 

Band of Investment 

A technique in which the capitalization rates 

attributable to components of a capital 

investment are weighted and combined to 

derive a weighted-average rate attributable 

to the total investment (Dictionary) 

Cash-Equivalent Price 

The price of a property with above- or below- · 

market financing expressed in terms of the 

price that would have been paid in an all

cash sale. (Dictionary) 

Common Area 

The total area within a property that is not 

designed for sale or rental but is available 

for common use by all owners, tenants, or 

their invitees, e.g., parking and its 

appurtenances, malls, sidewalks, 

landscaped areas, recreation areas, public 

toilets, truck and service facilities. 

(Dictionary) 
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Contract Rent 

The actual rental income specified in a lease. 

(14th Edition) 

Cost Approach 

A set of procedures through which a value 

indication is derived for the fee simple 

interest in a property by estimating the 

current cost to construct a reproduction of (or 

replacement for) the existing structure, 

including an entrepreneurial incentive; 

deducting depreciation from the total cost; 

and adding the estimated land value. 

Adjustments may then be made to the 

indicated fee simple value of the subject 

property to reflect the value of the property 

interest being appraised. (14th Edition) 

Curable Functional Obsolescence 

An element of depreciation; a curable defect 

caused by a flaw in the structure, materials, 

or design, which can be practically and 

economically corrected. (Dictionary) 

Debt Coverage Ratio {OCR) 

The ratio of net operating income to annual 

debt service, which measures the relative 

ablllty of a property to meet its debt service 

out of net operating income; also called debt 

service coverage ratio (DSCR). (Dictionary) 

Deferred Maintenance 

Needed repairs or replacement of items that 

should have taken place during the course of 

normal maintenance. Dictionary) 

Depreciation 

In appraising, a loss in property value from 

any cause; the difference between the cost of 

an improvement on the effective date of the 

appraisal and the market value of the 

improvement on the same date. (Dictionary) 

Direct Costs 

Expenditures for the labor and materials 

used in the construction of improvements; 

also called hard costs. (Dictionary) 

Discounted Cash Flow {DCF) Analysis 

The procedure in which a discount rate is 

applied to a set of projected income streams 

and a reversion. The analyst specifies the 

quantity, variability, timing, and duration of 

the income streams and the quantity and 

timing of the reversion, and discounts each 

to its present value at a specified yield rate. 

(Dictiona1y) 

Discount Rate 

An interest rate used to convert future 

payments or receipts into present value; 

usually considered to be a synonym for yield 

rate. (Dictionary) 

Disposition Value 

The most probable price that a specified 

interest in real property is likely to bring 

under all of the following conditions: 

1. Consummation of a sale within a 

future exposure time specified by the client. 

2. The property is subjected to market 

conditions prevailing as of the date of 

valuation, 

3. Both the buyer and seller are acting 

prudently and knowledgeably. 

4. 

5. 

6. 

The seller is under compulsion to sell. 

The buyer is typically motivated. 

Both parties are acting in what they 

consider their best interests. 

7. An adequate marketing effort will be 

made during the exposure time specified by 

the client 
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8. Payment will be made in cash in U.S. 

dollars or in terms of financial arrangements 

comparable thereto. 

9. 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. 

This definition can also be modified to 
·provide for valuation with specified financing 

terms. (Dictionary) 

Easement 

The right to use another's land for a stated 

purpose. Access or right-of-way easements 

may be acquired by private parties or public 

utilities. Governments may be the 
beneficiaries of easements placed on 

privately owned land that is dedicated to 

conservation, open space, or preservation. 
(1411 Edition) 

Economic Life 

The period over which improvements to real 
property contribute to property value. 
(Dictionary) 

Effective Age 

The age of property that is based on the 
amount of observed deterioration and 

obsolescence it has sustained, which may 

be different from its chronological age. 
(Dictionary) 

Effective Date 

The date on which the analyses, opinions, 

and advice in an appraisal, review, or 

consulting service apply. (Dictionary) 

Effective Gross Income (EGI) 

The anticipated income from all operations of 

the real property after an allowance is made 

for vacancy and collection losses and an 

addition is made for any other income. 
(Dictionary) 

Effective Gross Income Multiplier (EGIM) 

The ratio between the sale price (or value) of 
a property and its effective gross income. 
(Dfctiona1y) 

Effective Rent 

The rental rate net of financial concessions 
such as periods of free rent during the lease 

term and above or below-market tenant 

improvements (Tis). (14h Edition) 

Eminent Domain 

The right of government to take private 

property for public use upon the payment of 

just compensation. The Fifth Amendment of 
the U.S. Constitution, also known as the 

takings clause, guarantees payment of just 

compensation upon appropriation of private 
property. (Dictionary) 

Entrepreneurial Incentive 

The amount an entrepreneur expects to 

receive for his or her contribution to a project. 

Entrepreneurial incentive may be 

distinguished from entrepreneurial profit 
(often called developer's profit) in that it is the 

expectation of future profit actually earned on 

a development or improvement. (Dictiona1y) 
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Entrepreneurial Profit 

A market-derived figure that represents the 

amount an entrepreneur receives for his or 

her contribution to a project and risk; the 

difference between the total cost of a 

property (cost of development) and its 

market value (property value after 

completion), which represents the 

entrepreneur's compensation for the risk and 

expertise associated with development. An 

entrepreneur ls motivated by the prospect of 

future value enhancement (Le., the 

entrepreneurial incentive). An entrepreneur 

who successfully creates value through new 

· development, expansion, renovation, or an 

innovative change of use is rewarded by 

entrepreneurial profit. Entrepreneurs may 

also fail and suffer losses. (Dictionary) 

Excess Land 

Land that is not needed to serve or support 

the existing improvement. The highest and 

best use of the excess land may or may not 

be the same as the highest and best use of 

the improved parcel. Excess land may have 

the potential to be sold separately and is 

valued separately. (Dictionary) 

Excess Rent 

The amount by which contract rent exceeds 

market rent at the time of the appraisal; 

created by a lease favorable to the landlord 

(lessor) and may reflect unusual 

management, unknowledgeable or unusually 

motivated parties, a lease execution in an 

earlier, stronger rental market, or an 

agreement of the parties. Due to the higher 

risk inherent in the receipt of excess rent, it 

may be calculated separately and 

capitalized or discounted at a higher rate in 

the income capitalization approach. (1410 

Edition) 

------------
Expense Stop 

A clause in a lease that limits the landlord's 
expense obligation, which resufts in the 
lessee paying any operating expenses above 
a stated level or amount. (Dictionary) 

Exposure Time 

The estimated length of time that the property 
interest being appraised would have been 
offered on the market prior to the hypothetical 
consummation of a sale at market value on the 
effective date of the appraisal; a retrospective 
opinion based on an analysis of past events 
assuming a competitive and open market. 
(Dictionary) 

External Obsolescence 

An· element of depreciation; a diminution in 
value caused by negative externalities and 
generally incurable on the part of the owner, 
landlord, or tenant (Dictionary) 

Extraordinary Assumption 

An assumption, directly related to a specific 
assignment, as of the effective date of the 
assignment results, which, if found to be false, 
could alter the appraiser's opinions or 
conclusions. Extraordinary assumptions 
presume as fact otherwise uncertain 
information about physical, legal, or economic 
characteristics of the subject property; or about 
conditions external to the property such as 
market conditions or trends; or about the 
integrity of data used in an analysis. An 
extraordinary assumption may be used in an 
assignment only if: 

It is required to properly develop 
credible opinions and conclusions; 
The appraiser has a reasonable basis 
for the extraordinary assumption; 
Use of the extraordinary assumption 
results in a credible analysis; and 
The appraiser complies with the 
disclosure requirements set forth in 
USPAP for extraordinary assumptions. 
(USPAP) 
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Fair Market Value 

A term that is, in concept, simHar to market 

value in general usage; used mainly in 

condemnation, litigation, income tax, and 

property tax situations. When an appraisal 

assignment involves developing an opinion of · 

fair market value, the appropriate, requisite, 

and precise definition of the term depends on 

the use of the appraisal and the applicable 

jurisdiction. (Dictionary) 

Feasibility Analysis 

A study of the cost-benefit relationship of an 

economic endeavor. (USPAP) 

Fee Simple Estate 

Absolute ownership unencumbered by any 

other interest or estate, subject only to the 

limitations imposed by the governmental 

powers of taxation, eminent domain, police 

power and escheat. (Dictionary) 

Floor Area Ratio (FAR) 

The relationship between the above-ground 

floor area of a bullding, as described by the 

building code, and the area of the plot on 

which it stands; in planning and zoning, often 

expressed as a decimal, e.g., a ratio of 2.0 

indicates that the permissible floor area of a 

building is twice the total land area. 

(Dictionary) 

Functional Obsolescence 

The impairment of functional capacity of a 

property according to market tastes and 

standards. (Dictionary) 

Functional utility 

The ability of a property or building to be useful 

and to perform the function for which it is 

intended according to current market tastes 

and standards; the efficiency of a building's 

use in terms of architectural style, design and 

layout, traffic patterns, and the size and type of 

rooms. (Dictionary) 

Furniture, Fixtures, and Equipment 

(FF&E) 

Business trade fixtures and personal property, 

exclusive of inventory. (Dictionary) 

Going-concern Value 

1. The market value of all the tangible and 

intangible assets of an establisl1ed and 

operating business with an indefinite life, as if 

sold in aggregate; more accurately termed the 

market value of the going concern. 

2. The value of an operating business 

enterprise. Goodwill may be separately 

measured but is an integral component of 

going-concern value when it exists and is 

recognizable. (Dictionary) 

Gross Building Area (GBA} 

Total floor area of a building, excluding 

unenclosed areas, measured from the exterior 

of the walls of the above-grade area. This 

includes mezzanines and basements if and 

when typically included in the region. 

(Dictionary) 

Gross Leasable Area (GLA) - Commercial 

Total floor area designed for the occupancy 

and exclusive use of tenants, including 

basements and mezzanines; measured from 

the center of joint partitioning to the outside 

wall surfaces. (Dictionary) 
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Gross Living Area (GLA} • Residential 

Total area of finished, above-grade 
residential area; calculated by measuring the 
outside perimeter of the structure and 
includes only finished, habitable, above
grade living space. (Finished basements and 
attic areas are not generally included in total 
gross living area. Local practices, however, 
may differ.) (Dictionary) 

Highest & Best Use 

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. The four criteria the highest and 
best use must meet are legal permissibility, 
physical possibility, financial feasibility, and 
maximum productivity. Alternatively, the 
probable use of. land or improved property
specific with respect to the user and timing of 
the use-that is adequately supported and 
results in the highest present value. 
(Dictionary) 

Highest and Best Use of Land or a Site as 

Though Vacant 

Among all reasonable, alternative uses, the 
use that yields the highest present land value, 
after payments are made for labor, capital, and 
coordination. The use of a property based on 
the assumption that the parcel of land is 
vacant or can be made vacant by demolishing 
any improvements. (Dictionary) 

Highest and Best Use of Property as 

Improved 

The use that should be made of a property as 
it exists. An existing improvement should be 
renovated or retained as is so long as it 
continues to contribute to the total market 
value of the property, or until the return from a 
new improvement would more than offset the 
cost of demolishing the existing building and 
constructing a new one. (DiCtionary) 

Hypothetical Condition 

A condition, directly related to a specific 

assignment, which is contrary to what is 

known by the appraiser to exist on the 

effective date of the assignment results, but is 

used for the purpose of analysis. Hypothetical 

conditions are contrary to known facts about 

physical, legal, or economic characteristics of 

the subject property; or about conditions 

external to the property, such as market 

conditions or trends; or about the integrity of 

data used in an analysis. (USPAP) 

Income Capitalization Approach 

In the income capitalization approach, an 

appraiser analyzes a property's capacity to 

generate future benefits and capitalizes the 

income into an indication of present value. The 

principle of anticipation is fundamental to this 

approach. Techniques and procedures from 

this approach are used to analyze comparable 

sales data and to measure obsolescence in 

the cost approach. (14th Edition) 

Incurable Functional Obsolescence 

An element of depreciation; a defect caused 

by a deficiency or superadequacy in the 

structure, materials, or design that cannot be 

practically or economically corrected. 

(Dictionary) 

Indirect Costs 

Expenditures or allowances for items other 

than labor and materials that are necessary 

for construction, but are not typically part of 

the construction contract. Indirect costs may 

include administrative costs; professional 

fees; financing costs and the interest paid on 

construction loans; taxes and the builder's or 

developer's all-risk insurance during 

construction; and marketing, sales, and 

lease-up costs incurred to achieve 

occupancy or sale. (Dictionary) 
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Insurable Value 

Value used by insurance companies as the 

basis for insurance. Often considered to be 

replacement or reproduction cost plus 

allowances for debris removal or demolition 
less deterioration and non-insurable items. 

Sometimes cash value or market value, but 

often entirely a cost concept. (MVS) 

Liquidation Value 

The most probable price that a specified 
interest in real property should bring under 

the following conditions: 

1. Consummation of a sale within a short 

time period. 

2. The property is subjected to market 

conditions prevailing as of the date of 
valuation. 

3. Both the buyer and seller are acting 

prudently and knowledgeably. 

4. The seller is under extreme compulsion 

to sell. 

5. The buyer is typically motivated. 

6. Both parties are acting in what they 
consider to be their best interests. 

7. A normal marketing effort is not possible 
due to the brief exposure time. 

8. Payment will be made in cash in U.S. 

dollars or in terms of financial 

arrangements comparable thereto. 

9. 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. 

This definition can also be modified to 
provide for valuation with specified financing 
terms. (Dictionary) 

Interim Use 

The temporary use to which a site or improved 

property is put until it is ready to be put to its 

future highest and best use. (Dictionary) 

Leased Fee Interest 

A freehold (ownership interest) where the 
possessory interest has been granted to 

another party by creation of a contractual 
landlord-tenant relationship. (Dictionary) 

Leasehold Interest 

The tenant's possessory interest created by a 
lease. (Dictionary) 

Legally Nonconforming Use 

A use that was lawfully established and 
maintained, but no longer conforms to the use 

regulations of the current zoning in the zone 

where it is located; also known as a 
grandfathered use. (Dictionary) 

Market Study 

A macroeconomic analysis that examines the 
general market conditions of supply, demand, 

and pricing or the demographic of demand for a 

specific area or property type. A market study 
may also include analyses of construction and 
absorption trends. (Dictionary) 

Marketability Study 

A microeconomic study that examines the 

marketability of a given property or class of 
properties, usually focusing on the market 

segment(s) in which the property is likely to 

generate demand. Marketability studies are 

useful in determining a specific highest and best 

use, testing development proposals, and 

projecting an appropriate tenant mix. 
(Dictionary) 
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Market Analysis 

A process for examining the demand for and 

supply of a property type and the geographic 

market area for that property type. 

(Dictionary) 

Market Area 

The area associated with a subject property 

that contains its direct competition. 

(Dictionary) 

Market Rent 

The most probable rent that a property should 

bring in a competitive and open market 

reflecting all conditions and restrictions of the 

lease agreement, including permitted uses, 

use restrictions, expense obligations, term, 

concessions, renewal and purchase options, 

and tenant improvements (Tls). (14th Edition) 

Market Value 

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 own best interests; 

3. a reasonable time is allowed for exposure 

in the open market; 

4. payment is made in terms of cash in U.S. 

dollars or in terms of financial arrangements 

comparable thereto; and 

5. the price represents the normal 

consideration for the pr.operty sold unaffected 

by special or creative financing or sales 

concessions granted by anyone associated 

with the sale. (Office of Comptroller of the 

Currency (OCC), Title 12 of the Code of 

Federal Regulation, Part 34, Subpart C -

Appraisals, 34.42 (g); Office of Thrift 

Supetvision (OTS), 12 CFR 564.2 (g); This is 

also compatible with the RTC, FDIC, FRS and 

NCUA definitions of market value.) 

Net Operating Income (NOi} 

The actual or anticipated net income that 

remains after all operating expenses are 

deducted from effective gross income but 

before mortgage debt service and book 

depreciation are deducted. Note: This 

definition mirrors the convention used in 

corporate finance and business valuation for 

EBITDA (earnings before interest, taxes, 

depreciation, and amortization). (14th Edition) 

Obsolescence 

One cause of depreciation; an impairment of 

desirability and usefulness caused by new 

inventions, changes in design, improved 

processes for production, or external factors 

that make a property less desirable and 

valuable for a continued use; may be either 

functional or external. (Dictionary) 
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Off-site Costs 

Costs incurred in the development of a 

project, excluding actual building construction 

costs, e.g., the costs of streets, sidewalks, 

curbing, traffic signals, and water and sewer 

mains; also called common costs or off-site 

improvement costs. (Dictiona1y) 

On-site Costs 

Costs incurred for the actual construction of 

buildings and improvements on a particular 

site. (Dictionary) 

Overage Rent· 

The percentage rent paid over and above the 

guaranteed minimum rent or base rent; 

calculated as a percentage of sales in excess 

of a specified breakeven sales volume. (14h 

Edition) 

Overall Capitalization Rate (OAR) 

An income rate for a total real property interest 

that reflects the relationship between a single 

year's net operating income expectancy and 

the total property price or value. (Dictiona1y) 

Potential Gross Income (PGI) 

The total income attributable to real property 

at full occupancy before vacancy and 

operating expenses are deducted. 

(Dictionaiy) 

Potential Gross Income Multiplier (PGIM) 

The ratio between the sale price (or value) of 

a property and its annual potential gross 

income. (Dictionaiy) 

Present Value (PV) 

The value of a future payment or series of 

future payments discounted to the current 

date or to time period zero. (Dictionaiy) 

Parking Ratio 

The ratio of parking area or parking spaces to 

an economic or physical unit of comparison. 

Minimum required parking ratios for various 

land uses are often stated in zoning 

ordinances.(Dictionaiy) 

Prospective Opinion of Value 

A value opinion effective as of a specified 

future date. The term does not define a type of 

value. Instead, it identifies a value opinion as 

effective at some specific future date. An 

opinion of value as of a prospective date is 

frequently sought in connection with projects 

that are proposed, under construction, or under 

conversion to a new use, or those that have not 

achieved sellout or a stabilized level of long

term occupancy. (Dictionaiy) 

Qualitative Analysis 

The process of accounting for differences (such 

as between comparable properties and the 

subject property) that are not quantified; may 

be combined with quantitative analysis. 

(Dictionaiy) 

Quantitative Adjustment 

In the sale comparison approach, the process 

of making numerical adjustments to the sale 

prices of comparable properties, including data 

analysis techniques (paired data analysis, 

grouped data analysis, and secondary data 

analysis), statistical analysis, graphic analysis, 

trend analysis, cost analysis (cost-to-cure, 

depreciated cost), and capitalization of rent 

differences; usually precedes qualitative 

analysis. (Dictfona1y) 

Rentable Area 

The amount of space on which the rent is 

based; calculated according to local practice. , 

(Dictionaiy) 
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Replacement Cost 

The estimated cost to construct, at current 

prices as of the effective appraisal date, a 

substitute for the building being appraised, 

using modern materials and current 

standards, design, and layout. (Dictionary) 

Reproduction Cost 

The estimated cost to construct, at current 

prices as of the effective date of the appraisal, 

an exact duplicate or replica of the building 

being appraised, using the same materials, 

construction standards, design, layout, and 

quality of workmanship and embodying all the 

deficiencies, 

obsolescence 

(Dictionary) 

superadequacies, 

of the subject 

Retrospective Value Opinion 

and 

building. 

A value opinion effective as of a specified 

historical date. The term does not define a 

type of value. Instead, it identifies a value 

opinion as being effective at some specific 

prior date. Value as of a historical date is 

frequently sought in connection with property 

tax appeals, damage models, lease 

renegotiation, deficiency judgments, estate 

tax, and condemnation. Inclusion of the type 

of value with this term is appropriate, e.g., 

"retrospective market value opinion." 

(Dictionary) 

Sales Comparison Approach 

The process of deriving a value indication 

for the subject property by comparing 

market information for similar properties with 

the property being appraised, identifying 

appropriate units of comparison, and making 

qualitative comparisons with or quantitative 

adjustments to the sale prices (or unit 

prices, as appropriate) of the comparable 

properties based on relevant, market

derived elements of comparison. 

Scope of Work 

The type and extent of research and analysis 

in an appraisal or appraisal review 

assignment. Scope of work includes, but is not 

limited to: 

The extent to which the property is identified;. 

The extent to which tangible property is 

inspected; 

The type and extent of data researched; and 

The type and extent of analysis applied to 

arrive at opinions or conclusions. (USPAP) 

Shopping Center Types 

Neighborhood Shopping Center: The smallest 

type of shopping center, generally with a 

gross leasable area of between 30,000 and 

100,000 square feet. Typical anchors include 

supermarkets. Neighborhood shopping 

centers offer convenience goods and personal 

services and usually depend on a market 

population support of 3,000 to 40,000 people. 

Community Shopping Center: A shopping 

center of 100,000 to 400,000 square feet that 

usually contains one junior department store, 

a variety store, discount or department store. 

A community shopping center generally has 

between 20 and 70 retail tenants and a 

market population support of 40,000 to 

150,000 people. 

Regional Shopping Center: A shopping center 

of 300,000 to 900,000 square feet that is built 

around one or two full-line department" stores 

of approximately 200,000 square feet each 

plus small tenant spaces. This type of center 

is typically supported by a minimum 

population of 150,000 people. 
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Shopping Center Types (cont.) 

Super-Regional Center: A large center of 

900,000 to 2.0 million square feet anchored 

by three or more full-line department stores. 

This type of center is typically supported by 
a population area of 300,000 people. (141

h 

Edition) 

Superadequacy 

An excess in the capacity or quality of a 

structure or structural component; 
determined 

(Dictionary) 

Surplus Land 

by market standards. 

land that is not currently needed to support 
the existing improvement but cannot be 

separated from the property and sold off. 

Surplus land does not have an independent 
highest and best use and may or may not 

contribute value to the improved parcel. 
(Dictionary) 

Tenant Improvements (Tis} 

1. Fixed improvements to the land or 
structures installed for use by a lessee. 

2. The original installation of finished tenant 

space in a construction project; subject to 

periodic change for succeeding tenants. 
(Dictionary) 

Triple Net Lease 

A lease in which the tenant assumes all 

expenses (fixed and variable) of operating a 

property except that the · landlord is 

responsible for structural maintenance, 

building reserves, and management. Also 

called NNN, triple net tease, or fully net 

lease. (Dictionary) 

Usable Area 

The area that is actually used by the tenants 

measured from the inside of the exterior walls 

to the inside of walls separating the space 

from hallways and common areas. 

(Dictiona1y) 

Useful Life 

The period of time over which a structure or a 

component of a property may reasonably be 
expected to perform the function for which it 

was designed. (Dictionary) 

Vacancy and Collection Loss 

A deduction from potential gross income (PGI) 

made to reflect income deductions due to 

vacancies, tenant turnover, and non-payment 

of rent; also called vacancy and credit loss or 
vacancy and contingency loss. Often vacancy 

and collection loss is expressed as a 
percentage of potential gross income and 

should reflect the competitive market. Its 

treatment can differ according to the interest 

being appraised, property type, capitalization 
method, and whether the property is at 

stabilized occupancy. (Dictionary) 

Yield Capitalization 

A method used to convert future benefits into 
present value by 1) discounting each future 

benefit at an appropriate yield rate, or 2) 
developing an overall rate that explicitly 

reflects the investment's income pattern, 

holding period, value change, and yield rate. 

(Dictionary) 
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Accelerating success. 

Phil Sarazen 
SENIOR VALUATION SPECIALIST 

Valuation & Advisory Services 

Phil Sarazen joined Colliers International 

Valuation & Advisory Services in April 2014. 

Phil has been working in the appraisal 

industry since 1979 and has experience in a 

wide range of property types. 

Throughout his career, Phil has performed 

various types of appraisal assignments, 

specializing in mixed-use properties. During 

the 1980s, Phil was one of the first to create 

appraisal software and established a large 

appraisal service in 14 Western States 

including Hawaii with 128 offices and more 

than 1200 appraisers. Phil is also a 

published author and contributor to several 

industry publications. 

His specialty at Colliers is Retail, Office and 

Industrial use property types but has also 

performed Special Purpose appraisals that 

include proposed religious facilities and a 

privately owned airport. Phil has experience 

in valuations of properties valued over $25 
million and consultations completed on a 

wide range of commercial, industrial, 

apartments, residential, and special purpose 

properties located throughout Southern and 

Northern California. Phil primarily works in 

the counties of Kern, Fresno, San Diego, 

Orange, Los Angles, Riverside, San 

Bernardino, and Sacramento. 

PROFESSIONAL AFFILIATIONS AND 
ACCREDITATIONS 

Candidate for Designation, Appraisal 

Institute 

phil.sarazen@colliers.com 

APPRAISAL INSTITUTE COURSES 

Separating Personal, Tangible, Intangible 

Interests 

Apartment Appraisals 

Business Ethics 

Advanced Applications 

Sales & Cost Approach 

Valuation Analysis & Report Writing 

RE. Appraisal Principles 

Standards of Professional Practice 

Investment Analysis 

Case Studies in RE Valuation 

Cap Theory & Tech, Part A 

Cap Theory & Tech, Part B 

Single Family Residential Appraisal 

Basic Valuation Procedures 

US PAP 

Demonstration Report Writing 

OTHER RELATED COURSES 

Real Estate Economics 

Property Management 

Real Estate Appraisal 

Real Estate Finance 

Real Estate Legal Aspects 

Real Estate Lending Brokerage 
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REPRESENTATIVE CLIENTS AND PROJECTS 

phil.sarazen@colliers.corn 

Mortgage Lenders: Mixed-Use, retail, office, industrial, special purpose and vacant land. 

Attorneys, CPAs: Partial Interests, Leasehold Interests, Lease Analysis, Estate Taxes 

Government Agencies: City-Owned Retail Kiosks along Metrolink Platforms 

Developers: Live/Work Retail/Condominium Project in Santa Ana, CA 

Special Purpose: Privately owned public use Gliderport in the Tehachapi Mountains 

Private Investors: Leasehold Values, Acquisition/Disposition of Assets, Lease Analysis. 
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Services Offered 

Single Asset Valuation 

Portfolio Valuation 

Institutional Asset Valuation 

Loan Pool Valuation 

Apprais<1l f~eview 

1\ppraisal Management 

Lease and Cost Analysis 

Insurance Valuation 

Arbitration & Consulting 

Feasibility Studies 

Investment Analysis 

Highest and Best Use Studies 

Tax Appeals 

Litigation Suppon 

Segregated-Cost Analysis 

Experience That Counts 
Office 
Industrial 

Retail 

Multifamily 

Mixed-Use Properties 

Senior Housing 

Land 

Self-Storage 

Manufactured Housing 

Net Lease 

Hospitality 

Health Care 

Subdivisions 

Embassies & Consulates 

GS . .l\ Prnperties 

Special Use Prnperties 

Telecommunications 

VALUATION & ADVISORY SERVICES 

Real estate valuations play a pivotal role 

in today's business climate. An accurate 

and well supported opinion of property 

value can mean the difference between 

reaching a critical goal-securing a loan, 

closing a sale, reporting to investors, 

choosing the best asset-or failing to 

achieve it altogether. 

Colliers Valuation & Advisory Services' 

reports are designed to deliver insight 

into a property's fundamentals, its 

competition and the overall market 

dynamics affecting value. A solid 

valuation report can be a strategic 

asset for investors, lenders and owners, 

provided that it addresses both a 

prnperty's unique chanxteristics and the 

most current market conditions. 

Commitment to high-end client service, 

coupled with Colliers lnternational's 

unparalleled market intelligence and 

resources, differentiates us as the firm of 

choice in the real estate industry. 

PROFESSIONALS 

Our professionals share a commitment 

to deliver the highest level of service 

and consistent results. We go the extra 

mile for our clients, whether this means 

meeting a tight deadline or working with 

a complex and challenging property. 

TECHNOLOGY 

Our unmatched repor·t creation 

technology speeds appraisals through 

the pipeline. This secure, centralized 

production system generates a wide 

rnnge of reports and high volume 

portfolio orders without delays. 

INFORMATiON 

Today's business climate places 

valuation in a more pivotal position 

than ever before. All our appraisals 

are evaluated and approved by an 

experienced review team to ensure 

our clients receive concise and timely 

appraisals. With cle.ar, prompt reporting 

and a comprehensive, big picture 

approach, Collie1·s lnternational's 

Valuation and Advisory repor·ts give 

our clients the information they need to 

make better business decisions. 

Colliers International 



Expanded Cumulative Housing Balances for Board of Supervisor Districts range from -181 % 
(District 4).to 54% (District 5). Negative balances in Districts 1(-25%),2 (-12%), 3 (~7%), 4 (-181%), 
7 (-15% ), and 11 (-159%) resulted from the larger numbers of units removed from protected status 
relative to the net new affordable housing and net new housing units built in those districts. 

Table1A 
Cumulative Housing Balance Calculation, 2006 Q.1- 2015 Q.4 

Net New 
Affordable 

BoS Districts 
Housing 

Built 

BOS District 1 172 

Bos District 2 6 

BoS District 3 224 

Bos District 4 10 

BoS District 5 589 

BoS District 6 3,116 

BoS District 7 96 

BoS District 8 313 

BoS District 9 226 

BoS District 10 758 

BoS District 11 22 

TOTAl5 5,532 

SAN FRANCISCO 
PLANNINQDEP.ARTMllNT 

Units 
Removed 

from 
Protec;ted 

Status 

(439) 

(299) 

(481) 

(357) 

(302) 

(381) 

(288) 

(356) 

(429) 

(376) 

(410) 

(4,118) 

Total 
Entitled Total Net 

Affordable New Units 
Units Built 

Permitted 

4 374 

40 350 

14 1,207 

1 103 

217 1,230 

602 13,921 

- 384 

170 ;t.,078 

20 1,142. 

442 2,631 

26 111 

1,536. 22,531-

Total 
Entitled & Housing 
Permitted Balance 

Units 

98 -55.7% 

605 -26.5% 

221 -17.0% 

88 -181.2% 

730 25.7% 

5,564 17.1% 

160 -35.3% 

626 7.5% 

255 -13.1% 

2,676 15.5% 

117 -158.8% 

11,140 8.8% 

4 



Table 18 
Expanded Cumulative Housing Balance Calculation) 2006 Ql - 2015 Q4 

Net New 
Units Total Total 

Affordable 
Acquisitions 

RAD 
Removed Entitled Total Net Entitled 

Housing 
Bos Districts & Rehabs from Affordable New Units and 

Housing Program 
units 

Balance 
Built 

Completed Protected Built Permitted 
Status Permitted Uf'!its 

BoS District 1 172 - 144 (439) 4 374 98 -25.2% 

Bos District 2 6 24 113 (299) 40 350 605 -12.1% 

BoS District 3 224 - 143 (481) 14 1,207 221 -7.0% 

Bos District 4 10 - - (357) 1 103 88 -181.2% 

BoS District 5 589 290 263 (302) 217 1,230 730 53.9% 

BoS District 6 3,116 926 189 (381) 602 13,921 5,564 22.8% 

Bos District 7 96 - 110 (288) - 384 160 -15.1% 

BoS District 8 313 - 132 (356) 170 1,078 626 15.2% 

Bos District 9 226 319 118 (429) 20 1,142 255 18.2% 

Bos District 10 7.58 - 213 (376) 442 2;631 2,676 19.5% 

Bos District 11 22 - - (410) 26 111 117 -158.8% 

TOTALS S,532 1,559 l,425 (4,118) 1,536 22,531 ll,140 

PROJECTED HOUSING BALANCE 

Table 2 below summarizes residential projects that have received entitlements from the Planning 
Commission or the Planning Department but have not yet received a site or building permit. 
Overall projected housing balance at the end of 2015 is 15%. This balance is expected to change as 
several major projects have yet to declare how their affordable housing requirements will be met. 
In addition, three entitled major development projects - Treasure Island, ParkMerced, and 
Hunters Point - are not included in the accounting until applications for building permits are 
filed or issued as specified in the ordinance. Remaining phases from these three projects will 
yield an additional 22,400 net new units; 23% (or 5,170 units) would be affordable to low and 
moderate income households. 

The Projected Housing Balance does not account for affordable housing units that will be 

produced as a result of the Inclusionary Housing Fee paid in a given reporting 
de. Those affordable housing units are produced several years after the Fee is collect

ed. Units produced through the Fee typically serve lower income households than do 

the inclusionary units, including special needs populations requiring services, such as 

seniors, transitional aged youth, families, and veterans. 

SAH FRANCISCO 
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Table 2 
Projected Housing Balance Calculation, 2015 Q4-

Very Low 
Total 

Net New 
Total Affordable 

BoS District 
Low 

Moderate Middle TBD Affordable Units as %of 
Income Income 

Units 
Units 

Net New Units 

Bos District 1 - - - - - - 14 0.0% 
BoS District 2 - - - - - - 46 0.0% 
BoS District 3 - - - 16 16 301 5.3% 
BoS District 4 - - - - 2 0.0% 
BoS DI strict 5 - - - - 5 5 59 8.5% 
Bos District 6 439 74 129 29 25 696 3,320 21.0% 
Bos DI strl ct 7 - - - ·- - - 147 0.0% 
Bos District B - - 3 - - 3 105 2.9% 
Bos District9 - - - - - 33 0.0% 
BoS District 10 - 10 - 168 178 1,872 9.5% 
BoS Di strict 11 - - - - - - 7 0.0% 

Totals 439 74 142 29 214 898 5,906 15.:ZOh 

CUMULATIVE HOUSING BALANCE ELEMENTS 

Because the scope covered by the Housing Balance calculation is broad, each element - or group 
of elements-will be discussed separately. The body of this report will account for figures at the 
Board of Supervisor district level. The breakdown of each element using the Planning 
Department District geographies, as required by Section 103, is provided separately in an 
Appendix C. Tirls is to ensure simple and uncluttered tables. 

Affordable Housing and ~et New Housing Production 

Table 3 below shows housing production between 2006 Ql and 2015 Q4. This ten-year period 
resulted in a net addition of 22,530 units to the City's housing.stock, including5,530 affordable 
units. A majority of net new housing units and affordable units built in the ten year reporting 
period were in District 6 (13,920 or 62% and 3,116 or 56% respectively). District 10 follows with 
about 2,630 (12%) net new units, including 760 (14%) affordable units. 

The table below also shows that almost 25% of net new units built between 2006 Ql and 2015 Q4 
were affordable units. While District 1 saw modest gains in net new units built, almost half of 
these were affordable (46%); almost half of net new units in District 5 were also affordable. 

SAN fllANCISCO 6 
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Table 3 
New Housing Production by Affordability, 2006 Ql - 2015 Q4 

Total 
Total Net 

Affordable Units 

Bos District Very low Low Moderate Middle Affordable 
Units 

as% of Total 
Units Net Units 

BoS District 1 170 2 - - 172 374 46.0% 

Bos District 2 - - 6 - 6 350 1.7% 

Bos District 3 161 11 52 - 224 1,207 18.6% 

Bos District4 - - 10 - 10 103 9.7% 

Bos District 5 422 n 90 - 589 1,230 47.9% 

Bos District 6 1,969 615 509 23 3,116 13,921 22.4% 
Bos District 7 70 26 - - 96 384 25.0% 
BoS District 8 260 32 21 - 313 1,078 29.0% 

BoS District 9 138 40 48 - 226 1,142 19.8% 

Bos District 10 105 291 362 - 758 2,631 28.8% 

Bos District 11 - 10 12 - 22 111 19.8% 

TOTAL 3,295 1,104 1,110 23 5,532 22,531 24.6% 

It should b.e noted that units affordable to Extremely Very Low Income (EVLI) households are 
included under the Very Low Income (VLI) category because certain projects that benefit 
homeless individuals and families - groups considered as EVLI - have income eligibility caps at 
the VLI level. 

Acquisition and Rehabilitation of Affordable Housing Units 

Table 4 below lists the number of units that have been rehabilitated and/or acquired between 
2006 and 2015 to ensure permanent affordability. These are mostly single-room occupancy hotel 
units that are affordable to extremely very low and very low income households. 

Table4 
Acquisitions and Rehabilitation of Affordable Housing, 2006-2015 

Bos District 
lllo. of 

No. of Units 
Buildings 

BoS District 2 1 24 

Bos District 5 2 290 

BoS District 6 11 926 
BoS District 9 2 319 

TOTALS 16 1,559 
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RAD Program 

The San Francisco Housing Authority's Rental Assistance Demonstration (RAD) program 
preserves at risk public and assisted housing projects. According to the Mayor's Office, RAD 
Phase 1 transferred 1,425 units to developers in December 2015. 

Table 5 
RAD Affordable Units 

SOS Districts Projects Units 

BoS District 1 2 144 
BoS District 2 1 113 
Bos District 3 2 143 
BoS District 5 3 263 
Bos District 6 2 189 
BoS District 7 1 110 
BoS District 8 2 132 
Bos District 9 1 118 

BoS District 10 1 213 

TOTAIS 15 1,425 

Units Removed From Protected Status 

San Francisco's Residential Rent Stabilization and Arbitration Ordinance protects tenants and 
preserves affordability of about 175,000 rental units by limiting annual rent increases. Landlords 
can, however, terminate tenants' leases through no-fault evictions including condo conversion, 
owner move-in, Ellis Act, demolition,. and other reasons that are not the tenants' fault. The 
Housing Balance calculation takes into account units permanently withdrawn from rent 
stabilization as loss of afforda]Jle housing. The following no-fault evictions affect the supply of 
rent controlled units by removing units from the rental market: condo conversion, demolition, 
Ellis Act, and owner move-ins (OMis). It should be noted that OMis were not specifically called 
out by the Ordinance to be include~ in i:he calculation. However, because owner move-ins have 
the effect of the losing rent controlled units either permanently or for a substantial period of time, 
these numbers are included in the Housing Balance calculation as intended by the legislation's 
sponsors. Some of these OMI units may return to being rentals and will still fall under the rent 
control ordinance. 

Table 6 below shows the distribution of no-fault eviction notices issued between January 2006 
and December 2015. Eviction notices have been commonly used as proxy for evictions. Owner 
Move-In and Ellis Out notices made up the majority of no fault evictions (52% and 35% 
respectively). Distribution of these no-fault eviction notices is almost evenly dispersed, with 
Districts 3 and 1 leading (12% and 11 % respectively). 
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Table6 
Units Removed from Protected Status, 2006- 2015 

Condo Owner 
Units Removed 

Bos District 
Conversion 

Demolition Ellis Out 
Move-In 

from Protected 
Status 

Bos District 1 1 26 132 280 439 
Bos District 2 8 13 136 142 299 
Bos District 3 6 12 289 174 481 
Bos District4 1 94 66 196 357 
Bos District 5 16 23 140 123 302 
BoSDistrict6 2 80 65 234 381 
Bos District 7 2 24 39 223 288 
Bos District 8 12 33 ·268 43 356 
Bos District 9 4 71 219 135 429 
Bos District 10 2 36 35 303 376 
Bos District 11 - 93 43 274 410 

TOTALS 54 505 1,432 2,127 4,118 

Entitled and Permitted Units 

Table 7 lists the number of units that have received entitlements from the Planning Commission 
or the Planning Department. These pipeline projects have also received site permits from the 
Department of Building Inspection and most are under construction as of th~ final quarter of 
2015. Half of these units are being built in or will be built in District 6. Fourteen percent of units 
that have received Planning entitlements and site permits from the DBI will be affordable. 

SAN FRANCISCO 
PLANNING DEPARTMl!.HT 

9 





Mayor's Offo.:e of Housing and Community Development 
City and County of San Francisco 

April4,2016 

Mayor Edwin M. Lee 
City and County of San Francisco 
Board of Supervisors 
City Hall 
1 Dr. Carlton B. Goodlett Place Room 200 
San Francisco, CA 94102 

EdwinM. Lee 
Mayor 

Olson Lee 
Director 

RE: Resolution authorizing execution and performance of an Amendment to Long Term 
Ground Lease for real property located at 1555 Turk Street 

With this memo, I am submitting to you for introduction at the Board of Supervisors meeting on 
Tuesday, April 5, 2016 a resolution authorizing the execution and performance of an Amendment 
to Long Term Ground Lease for real property located at 1555 Turk Street between the City and 
County of San Francisco and Laurel Gardens of Bethel A.M.E. Church L.P ., a California limited 
partnership in connection with the refinancing and rehabilitation of 52 units of affordable 
housing for low and very low income individuals and families. The Amendment to Ground Lease 
modernizes the original ground lease executed on October 1, 1998 to current terms for Mayor's 
Office of Housing and Community Development ("MOH CD") affordable housing related ground 
leases. Accompanying the Amendment to Ground Lease is a land appraisal that values the 
subject land at $9,500,000. 

This resolution represents the conclusion of negotiations with Laurel Gardens of Bethel A.M.E. 
Church L.P. and their lender Citibank:. The refinance enables the sponsor to perform 
approximately $6,000,000 worth of rehabilitation scope of work with no additional City funds. 
The rehabilitation will include site improvements, major exterior envelope upgrades, HV AC and 
electrical system upgrades, interior unit upgrades to kitchens and bathrooms as well as ADA 
upgrades to the site and interior units. This rehabilitation will enhance the quality of life for the 
current residents and ensure long term sustainable operations of the property. 

We look forward to the introduction of this resolution on April 5, 2016 and expect to see the final 
approval of this resolution at the Board of Supervisors meeting on April 26, 2016. We anticipate 
the closing this real estate transaction by the April 29, 2016. 

1 South Van Ness Avenue-Fifth Floor, San Francisco, CA 94103 
Phone: (415) 701-5500 Fax: (415) 701-5501 TDD: (415) 701-5503 • www.sfmohcd.org 



If you have any questions ~JOUt the resolution or the project, plea5,._ ..:ontact myself or MOH CD 
Project Manager, Faith Kirkpatrick at 701-5510. 

Kate Hartley 
Deputy Director 
Mayor's Office of Housing and Community Development 



Introduction Form 
By a Member of the Board of Supervisors or the Mayor 

Time stamp 

I hereby submit the following item for introduction (select only one): or meeting date 

IZl 1. For reference to Committee. (An Ordinance, Resolution, Motion, or Charter Amendment) 

D 2. Request for next printed agenda Without Reference to Committee. 

D 3. Request for hearing on a subject matter at Committee. 

D 

D 

D 

D 

D 

4. Request for letter beginning "Supervisor inquires" 
'-"-~~----~--~~--~~--' 

5. City Attorney request. 

6. Call File No. ......1 -~-----__.· I from Committee. 

7. Budget Analyst request (attach written motion). 

8. Substitute Legislat.ion File No. .....1 _____ ___, 

D 9. Reactivate File No. I 
~~---~ 

D 10. Question(s) submitted for Mayoral Appearance before the BOS on l~----~~~-----~I 

Please check the appropriate boxes. The proposed legislation should be forwarded to the following: 

D Small Business Commission D Youth Commission D Ethics Commission 

D Planning Commission D Building Inspection Commission 

Note: For the Imperative Agenda (a resolution not on the printed agenda), use a Imperative Form. 

Sponsor(s): 

I supervisor Breed 

Subject: · 

Enter into an Amendment to a 99 year Ground Lease - 1555 Turk Street- Laurel Gardens of Bethel A.M.E. Church, 
L.P. - up to $950,000/year, including mandatory $15 ,000/year base rent 

The text is listed below or attached: 

Resolution authorizing the execution and performance of an Amendment to a Long Term Ground Lease of 99 years 
. in length between the City and County of San Francisco and Laurel Gardens of Bethel A.M.E. Church L.P., a 
California limited partnership, for real property located at 1555 Turk Street, San Francisco, in connection with the 
refinancing and rehabilitation of 52 units of affordable housing for low and . y low income individuals and 
families. 
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