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June 15, 2026

Ms. Bo Han — Senior Project Manager
Chinatown Community Development Center
1515 Vallejo Street

San Francisco, CA 94109

Re:  Market Valuation
Commercial Building
758 Pacific Avenue
San Francisco, California 94133

Dear Ms. Han:

At your request and authorization, James G. Palmer Appraisals Inc. has developed and prepared
an appraisal report on the above-mentioned real property, more particularly described in the
enclosed document.

The appraisal report has been prepared to comply with the requirements of:

= Title XI of the Financial Institutions Reform, Recovery and Enforcement Act of 1987
(FIRREA).

» The Uniform Standards of Professional Appraisal Practice (USPAP) promulgated by the
Appraisal Standards Board of the Appraisal Foundation.

» The Federal Deposit Insurance Corporation (FDIC) appraisal standards, which include
compliance with USPAP.

» The Code of Professional Ethics and Standards of Professional Appraisal Practice of the
Appraisal Institute.

The 2024 edition of USPAP states that under Standards Rules 2-2, 8-2 and 10-2, each written
real property appraisal report must be prepared under one of the following two formats:
Appraisal Report [Standards Rules 2-2(a), 8-2(a) and 10.2(a)] or Restricted Use Appraisal Report
[Standards Rules 2-2(b), 8-2(b) and 10-2(b)]. In the case of this report, the appraisal is being
communicated in an Appraisal Report (2-2(a)) format.

The property consists of a mixed-use commercial and residential property located in the
Chinatown neighborhood of the City of San Francisco. The purpose of the appraisal was to arrive
at an opinion of the market value of the fee simple estate of the property, the value to be used to
demonstrate the current market value of the property. The effective date of valuation is as of May
6, 2026. In the appraisal, a single value will be concluded. The value reported herein is not
subject to the hypothetical conditions.

The following value is subject to the value definitions and limiting conditions as set forth in this
report. The value is subject to hypothetical conditions as outlined in the report.



In the opinion of the undersigned, the value of the real property as of the date of value is as
follows:

OPINIONS OF VALUE
HYPOTHETICAL AS VACANT $2,150,000.00

The undersigned hereby certify that they have no present or future intended interest in the
property, and that neither the fee nor employment for this assignment was contingent upon
the value reported herein and that there exists no identity of interest with the development
partner(s), project sponsor, intended partner(s) or general contractor. It is also the opinion of
the undersigned that the subject has no significant natural, cultural, recreational or historic
value. This letter must remain attached to the report in order for the value opinion set forth to
be considered valid.

This appraisal is only valid for the purpose for which it is intended. It is invalid for third-party
use outside of the intended users or to establish a sales price for limited partners or
syndication. Unless prior arrangements have been made with the appraiser, the right to
photocopy all or part of this appraisal is strictly prohibited.

Thank you for this opportunity of serving you.

Sincerely,

G0 o

Gregg ). Palmer, MAI

Certified General Real Estate Appraiser
California License AG002880
Expiration: April 24, 2028

GP: 10263C



Executive Summary

PROPERTY DESCRIPTION

Property Name
Address

City, State, Zip
County

MSA

Property Type

Site Description

Site Area

Road Frontage (LF)
Orientation

Shape

Zoning

Description

Flood Zone
Improvement Description
Building Area

Year Built

Quality

Condition

Market Class
Construction Type
Real Estate Tax Data
Assessor Parcel Number(s)
Total Assessed Value
Real Estate Taxes

Prospective Development Parcel
758 Pacific Avenue

San Francisco, California 94133
San Francisco

San Francisco — Oakland — San Jose
Potential Development City

1,950 SF

20’ — NS Pacific Avenue

Interior

Rectangular

CRNC

Chinatown Residential Neighborhood Commercial
Zone X — FEMA #0602980116A

3,582 SF

1926

Average | Good
Average

ucr

ucr

0161-014
$805,696.00
$10,336.52

MARKET BOUNDARIES

North
South
East
West

Chinatown
Chinatown
Chinatown
Chinatown

HIGHEST & BEST USE

Land as Vacant
Property as Improved

Residential
Residential

PROPERTY VALUATION

Valuation Type

Sales Comparison Approach
Cost Approach

Income Capitalization Approach
Final Value Opinion

Current
$2,150,000
Not Included
Not Included
$2,150,000

APPRAISAL DATES

Inspection Date
Report Date
Date of Valuation
Exposure Time

May 6, 2026
June 15, 2026
May 6, 2026
<6 Months
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APPRAISAL REPORT

Purpose of Appraisal:

The purpose of the appraisal is outlined in the covering letter. The definition of

"market value" is:

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, 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:"

a. buyer and seller are typically motivated;

b. both parties are well informed or well advised, and each acting in
what he considers his own best interest;

C. a reasonable time is allowed for exposure in the open market;

d. payment is made in terms of cash in US dollars or in terms of financial

arrangements comparable thereto; and
e. 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." (Federal Deposit Insurance
Corporation (FDIC) Final Rules 12 CFR § 323.2)

Property Right Appraised:

The property right is the fee simple estate. The definitions are follows:

Fee Simple Estate:

"Absolute ownership unencumbered by any other interest or estate, subject
only to the limitations imposed by the governmental powers of taxation,

Improved Commercial Building
758 Pacific Avenue — San Francisco
May 2026 - (10263C)

Page - 2 -



V.

VI.

eminent domain, police power, and escheat." (The Dictionary of Real Estate

Appraisal, Seventh Edition, pub. 2022)

Function of Appraisal:

The appraisal assignment is to provide a market valuation of an improved
commercial property located in San Francisco, California. The clients include
Chinatown Community Development Center. The intended user(s) include
Chinatown Community Development Center, CDLAC, TCAC and The City of San
Francisco. The intended use is to assist the client(s) in demonstrating the current
market value of the property on an as-is basis.

Extraordinary Assumptions:

In the preparation of the report, various documents were used as obtained from the
client, property owner and public records. The records used include but are not
limited to site and building plans, legal descriptions, site sizes, assessment records,
leases and building areas. While every effort is made to assure the accuracy of these
documents, no guarantee is made as to their accuracy or correctness. It is assumed
that these documents are accurate, true and correct as they are considered in the
preparation of the report.

Hypothetical Conditions:

The value reported herein is not subject to hypothetical conditions.

Scope of Appraisal:

The scope of this report may include some or all of the following:

1) A physical inspection of the property.

2) Interviews with persons considered knowledgeable as to real estate values
in the area.
3) Inquiry into and documentation of current data.

Improved Commercial Building
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4) Analysis of the data obtained and correlation of the findings into final value
estimates.

The data contained in this report was obtained from a variety of sources, is
considered reliable, and has been utilized to document the valuation conclusions.

The appraisal assignment is to provide a market valuation of a mixed use
commercial and residential property located along Pacific Avenue in the Chinatown
neighborhood in San Francisco. The site contains 1,950 SF and is improved with a
2-story mixed-use commercial and residential building. The purpose of this
appraisal is to provide an opinion of the current market value of the property as it is

improved.

In valuing the project, all three traditional approaches to value will be
considered. These include the Sales Comparison, Cost, and Income
Capitalization Approaches. In this instance, only the sales comparison approach
is used.

In the Sales Comparison Approach, a value estimate will be provided through an
analysis of similar properties that have been sold throughout similar areas. Several
sales were found that were used in the analysis. Sales were obtained from a variety
of sources including brokerage firms, Costar and county assessor records. When
possible, the sales were verified with the buyer or seller or individual
knowledgeable with the sale transaction. It was necessary to extend the search for
sales outside of the immediate neighborhood.

Because of the assignment conditions, the cost and income capitalization
approaches are unused. As such, the sales comparison approach is considered the
most appropriate method of valuation at the present time.

In summary, the appraisal assignment is to provide a market valuation of a mixed-
use commercial and residential property located in the Chinatown neighborhood
of San Francisco, California. The intended use is to assist the client in demonstrating
the current market value of the property on an as-is basis. The client is the
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VII.

VIII.

IX.

XI.

Chinatown Community Development Center and the intended users include
Chinatown Community Development Center, CDLAC, TCAC and The City of San
Francisco and or their assignees. The following sections of this report will outline
and describe in detail the area, site, building improvements, and methods of
valuation used to provide an opinion of value of the property.

Addresses:
758 Pacific Avenue, San Francisco California 94133

Assessor Parcel Numbers:

0161-014 (San Francisco County Assessor)

Legal Description:

The property is identified as follows: Beginning at a point on the Northerly line of
Pacific Avenue, distant there on 137 feet and 6 inches easterly from the easterly line
of Stockton Street; running thence easterly along said line of Pacific Avenue 20 feet
to a point distant there on 42 feet westerly from the Westerly line of Pelton place; at
a right angle northerly 97 feet and 6 inches; vents at a right angle, Westerly 20 feet;
vents at a right angle, Southerly 97 feet and 6 inches to the point of beginning. Being
a portion of 50 Vara Block No. 110.

Ownership:
County Assessor records show title to be vested in the name(s) of the following:

Chinatown Community Development Center

Map Designations:
Census Tract: 108.00
Flood Hazard Area: Zone X — FEMA #0602980116A

Improved Commercial Building
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XIlL.

XIlI.

Property History:

The property consists of a 2-story mixed use commercial and residential building
having ground level commercial with a second story residential unit. The
commercial unit is occupied by a restaurant. Both units are occupied by the same
individual. The site contains 1,950 SF and is zoned for mixed uses. According to
public records, the building contains 3,582 SF and was constructed in 1926.

The property transferred on August 8, 2023 for $2,000,000. The seller was Arey K
Mew and the buyer Chinatown Community Development Center. This was
reportedly an arms-length transaction and included a short-term leaseback. The
buyer intends to demise the building improvements and redevelop the property
along with adjoining property to affordable housing.

More recently the property transferred from Chinatown Community Development
Center to New Asia Housing, LP on August 8, 2023. This was a transfer to a
partnership between related parties. No money was involved. This is not an arms-

length transfer of the property.

There are no known listings, offers or pending escrows or sales of the property.

Assessed Value:

In 1978, California voters passed Proposition 13, which was also known as the
Jarvis-Gann Initiative. This proposition was predominantly designed to decrease
the tax burden on individual property owners and to restrict the increase in property
value assessments to a maximum of 2% per year. Beginning in 1981/82, all real
property in the State of California was assessed at its full cash value. Full cash value
is equal to the market value as determined by the appraisal staff of the County
Assessor's office. Under Proposition 13, all assessments were rolled back to their
1975/76 levels and this became the new tax basis. Re-assessment is only allowed
when a property is sold or substantially changed or modified. The predominant tax
rate is based upon 1% of the assessed value, plus any local county, city, or special
district bonds. The annual property taxes are calculated by applying the tax rate for
the area to the total assessed value of the property, including land, improvements,
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and personal property items.

Proposition 13 was initially designed to protect elderly property owners who are on
fixed incomes and assure them that their property would not be assessed at a rate
which exceeded the ability to pay taxes. The following is a breakdown of the
assessments for the property.

APN Total Improvements Land RE Taxes
0161-014 $805,696.00 $382,079.00 $423,617.00 $10,336.52

This type of unique tax system has caused a couple of interesting phenomenon
in the California real estate market. In the first instance, since assessments are
only allowed to increase by a maximum of 2% per year, actual market
appreciation often exceeds the increase in the assessed value. When a property
transfer does occur, it is reassessed and, therefore, a tremendous increase in
property taxes typically occurs. This situation also leads to a second interesting
phenomenon. Due to the fact that a full cash value assessment can only occur
after a transfer of ownership, taxes can vary greatly from property-to-property in
the same neighborhood and on similar property types. Thus, when appraising
property in the State of California, it is important to be sensitive to the Proposition
13 restrictions and re-analyze the taxes assuming that a transfer of the property

was to occur.

Improved Commercial Building
758 Pacific Avenue — San Francisco
May 2026 - (10263C)

Page -7 -





GREGG PALMER
REGIONAL MAP

GREGG PALMER
SUBJECT


XIV.

Regional Description:

The primary purpose in analyzing the region is to convey an understanding of the
primary forces that influence value. This analysis is particularly useful in providing
a background for the various value influences on the subject property, as well as
forecasting possible future trends in property value and use. In general, the four
factors that influence value can be summarized into four categories:

% Environmental Forces
% Social Forces

¢ Economic Forces

* Government Forces

Environment forces or “physical factors” are the natural and man-made features
which affect the subject property and the surrounding area that it is located.

Social forces primarily influence property values through various population
characteristics. It is very important to analyze an area’s population with respect to
growth and decline, standards and requirements, as well as moral factors.

Economic forces tend to affect property values based upon the overall financial
strength and viability of the region where the subject is located. When considering
environmental forces, factors such as supply and demand, employment, expansion
and economic base are considered.

Government forces can also have a great impact on property values through
development policies, political climates, public services, and various other laws and

restrictions.

It is important to analyze each of these four forces, as well as their associated
characteristics, in order that a determination may be made as to specific impacts or
influences on property values.
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San Francisco Bay Area

The San Francisco Bay Area consists of the nine counties including San Francisco,
San Mateo, Santa Clara, Alameda, Contra Costa, Solano, Napa, Sonoma, and
Marin, situated on the perimeter of San Francisco Bay and San Pablo Bay. San
Francisco is in the geographical and cultural center of the region. Itis surrounded
by Marin, Napa, Sonoma and Solano Counties to the north; Alameda and Contra
Costa Counties to the east; and San Mateo and Santa Clara Counties to the south.
The large land area and highly diversified physical features of the Bay Area
support a wide range of land uses. Land uses range from large agricultural areas

to major urban centers, and environments range from mountain to marine.

The large land area and highly diversified physical features of the Bay Area
compose one of the most varied environments in the United States, and support
a wide range of land uses and living environments. The dominant influence of
the area's climate is the San Francisco Bay, which moderates the temperatures in
the coastal areas, while inland climates that are further removed from the Bay's
influence experience a wide range of temperatures. Rainfall averages 25 inches
per year and generally falls from August through March. January is the coldest
month and the average daily high temperature is 55 degrees Fahrenheit; the
average daily low temperature is 45 degrees Fahrenheit. September, one of the
warmest months, averages a daily high of 68 degrees Fahrenheit.

The fault zones that lace the region exert the most powerful geographical
influence. In 1989, the Loma Prieta earthquake caused heavy damage along the
Bay Area Peninsula as well as the East Bay. This earthquake was the most serious
one to occur since 1906. Most infrastructures damaged by the earthquake have
been repaired. Other physical damage, including collapsed and unsafe
buildings, has generally also been repaired. Despite the physical damage caused
by the earthquake, the economy of the region suffered no significant long-term
damage.

Population
The mild climate of the Bay Area has played an important role in development,
and contributes to a desirable living environment. The estimated population of
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the nine counties that make up the Bay Area is presented in the following table.

Population Projections by County
Nine County Bay Area Region

2010-2040
County 2010 2015 2020 2025 2030 2040 % Change
Alameda 1,515,230 1,625,780 1,711,460 1,776,495 1,868,635 2,092,370 29.4%
Contra Costa 1,051,830 1,093,170 | 1,128,660 | 1,198,715 1,257,790 1,387,295 31.9%
Marin 252,920 262,420 265,875 269,250 274,530 282,670 11.8%
Napa 135,880 136,885 141,240 146,130 151,445 158,050 16.3%
San Francisco 809,145 907,305 959,405 999,750 1,034,175 1,169,485 34.1%
San Mateo 721,195 757,895 796,925 816,460 853,260 916,590 21.7%
Santa Clara 1,789,150 1,909,680 1,986,340 2,098,685 2,217,750 2,538,320 41.9%
Solano 414,585 414,465 428,305 449,890 470,495 510,660 23.2%
Sonoma 484,490 483,885 502,015 528,820 561,360 597,505 23.3%
Region 7,176,435 7,593,500 | 7,922,245 | 8,286,220 8,691,470 9,654,985 34.5%
Source: ABAG, Projections

During the 1960s and 1970s, the regional population grew at an average
annualized rate of 1.9%. During the 1980s, the population grew by
approximately 1.4% per year. Population growth during the period from 2000
through 2010 was approximately 0.9% annually. The slowing in the rate of
population growth reflects the diminishing supply of available land and the high
cost of housing in the area. The highest rates of growth are projected in Contra
Costa, Solano and Santa Clara counties. Santa Clara County is the Bay Area
Center for the technology industry. While population growth is expected to be
substantial, it has still occurred at a rate that is far slower than the growth in
Southern California or many other portions of the state. The Bay Area has some
of the highest housing costs in the nation. When the comparison is made
between household incomes and housing costs, the Bay Area remains one of the
least affordable areas in the nation.

Economic Overview

The San Francisco MSA, which encompasses the Counties of San Francisco, San
Mateo, and Marin, is the nation’s fourth largest metropolitan area. Historically,
San Francisco has been the financial and business center of the western United
States.

Beginning in late-1994 and early 1995, the strengthening high technology and
computer related industries located in the southern Bay Area began to lead the
state out of its deep recession. In the second half of the 1990s, the local economy
was driven by the growth in technology, particularly Internet, software, and other
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computer related technology ventures. The technological advances during the
mid to late-1990s, coupled with a strong stock market and nearly limitless
availability of capital provided an environment for surging employment growth,
real estate values, and overall prosperity in the region.

The explosion of the so-called dot.com industry, funded primarily from venture
capital, fueled an economic boom in Bay Area in the late 1990’s and early 2000
of unprecedented proportion. As a result, every aspect of the real estate market
experienced huge gains. Commercial and industrial vacancy rates became
almost nonexistent while lease rates doubled in some instances during this
period. While sale prices never matched the increase in rents, there was
significant appreciation of commercial and industrial property sales prices.
Apartment availability also became extremely tight with rents climbing 30% to
40%. Home prices surged as well; appreciation was approximately 25% to 35%
in this short time period. During this time a new market phenomenon also sprung
out of the disparity between demand and supply of homes. Realtors began the
practice of listing prices slightly below their market values to entice bidding wars.
It thus became the accepted market practice to bid over the listing price, often
substantially above the listing price.

In March 2001 the tech-heavy NASDAQ declined due to concerns of over-
inflated stock prices as negative reports about company profitability and news
about declining demand for computer related goods and services surfaced. The
Dow Jones quickly followed and entire stock market, including non-tech blue-
chip stocks, also tumbled. This trend continued further into 2001. As a result of
the stock market tumble, both the national and local economies contracted. The
stock market tumble was compounded by the September 11, 2001, terrorist
attacks on the World Trade Center and the Pentagon. The risk of air piracy,
attacks on large landmarks, bio-terrorism and other threats to public safety has
raised the level of uncertainty in the markets. It has also severely affected the
travel and tourism business, which rely heavily on air travel.

Technology based companies were particularly affected by the stock market
decline. The Bay Area, which is generally regarded as top-heavy in the
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technology sector, suffered considerably. Many of the newer and more
financially sensitive companies went out of business, while the larger and more
established companies, such as Cisco Systems, Hewlett-Packard and Oracle had
significant layoffs in attempt to weather the storm. Unemployment rates have
been on a declining trend since 2016. Recent information regarding national and
local economic recoveries indicates that a recovery started to take place in 2004,
and continued through 2006 and into 2007.

During 2007, the economic boom that had been experienced nationwide began
to slow and by 2008, it became apparent that another economic downturn was
well underway. During the latter part of 2008 and well into 2009, the stock
market had declined in value by 50% and the housing industry had declined
substantially. Real estate markets across all sectors were impacted. The area
began to recover in 2011/12 and has continued to expand since that time. The
market is considered strong and vibrant at the present time. However, with the
recent pandemic and the high cost of housing, the outlook is unknown. In the
short term, it is expected that the rate of increase will decline into the near
foreseeable future.

Between 2012 and the present, San Francisco's economy experienced significant
growth and transformation. The period saw the continued dominance of the
technology sector, with companies like Google, Facebook, and Twitter
expanding their presence in the city, driving job creation and attracting talent
from around the world. The boom in tech also fueled a surge in real estate prices
and rental rates, leading to concerns about affordability and gentrification. This
economic growth was accompanied by a rise in income inequality, as high-
paying tech jobs contrasted starkly with low-wage service positions.

San Francisco's tourism industry flourished during this time, benefiting from
iconic landmarks like the Golden Gate Bridge and Alcatraz Island, as well as the
city's vibrant cultural scene. However, the city grappled with challenges such as
homelessness, transportation congestion, and housing shortages, exacerbating
social tensions and prompting debates about the city's future.
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The COVID-19 pandemic brought unprecedented challenges, disrupting
industries like tourism and hospitality while accelerating trends like remote work
and e-commerce. The tech sector remained resilient, but the pandemic laid bare
existing disparities and highlighted the need for inclusive economic policies and
investments in infrastructure and public health.

Overall, San Francisco's economy has been marked by rapid growth,
technological innovation, and socioeconomic challenges that continue to shape
the city's trajectory.

Employment

Employment grew in all sectors during the economic boom experienced between
2004 and 2007. By 2008, employment began to decline in the area as with the
rest of the State and Country. Employment began to improve in 2012 and has
continued to strengthen with unemployment rates at historical lows. The
following table summarizes historical and projected job data for the region.

EMPLOYMENT projections BY INDUSTRY
Nine County Bay Area Region

210-2040
Industry 2010 2015 2020 2025 2030 2040 % Change
Ag./Natural Resources 22,800 24,990 24,865 24,740 24,620 24,380 6.9%
Construction 165,115 214,970 223,660 234,985 253,405 283,260 71.6%
Manuf. /Wholesale 428,550 423,600 1820,295 420,630 417,655 413,115 -3.6%
Retail 325,645 356,555 364,515 372,655 380,975 398,175 22.3%
Transp. and Utilities 97,135 100,875 102,025 101,545 103,370 110,430 13.7%
Information 117,545 167,695 164,360 163,800 165,255 164,965 40.3%
Financial and Leasing 194,285 246,565 253,580 248,760 243,165 234,545 20.7%
Prof. & Manag, Serv. 623,120 892,265 920,790 962,260 1,005,650 1,093,435 75.5%
Health & Educ. Serv. 512,405 590,035 647,695 702,615 758,840 887,890 73.2%
Arts, Rec., Other Serv. 485,720 522,985 530,455 544,530 561,365 591,820 21.8%
Government 450,520 469,690 482,970 491,245 490,830 471,315 4.6%
Total (all industries) 3,424,850 4,012,240 4,138,230 4,269,790 4,407,160 4,675,370 36.5%
Source: ABAG - Projections 2040

Between 2000 and 2005, employment decreased due to the slowdown in the
economy. Between 2010 and 2030 employment is projected to increase by
36.5%. However, with the recent pandemic, employment projections are likely
overstated and will probably experience slower than projected growth rates and
possibly even a contraction of growth in some industries.

Spending, Income and Inflation
Income: The following table summarizes mean household incomes for the Bay
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Area counties.

BAY AREA MEAN HOUSEHOLD INCOME (IN CONSTANT 2000 DOLLARS)
2005-2030
County 2005 2010 2015 2020 2025 2030 % Change
Alameda 88,800 91,200 96,300 101,600 107,200 113,100 27.3%
Contra Costa 98,400 102,000 107,500 113,500 119,700 126,200 28.2%
Marin 121,600 127,200 134,100 141,600 148,900 157,700 29.7%
Napa 85,900 89,500 94,500 99,800 105,300 111,100 29.3%
San Francisco 97,400 102,200 107,900 113,800 120,100 126,700 30.1%
San Mateo 121,700 123,300 130,200 137,300 144,800 152,700 25.5%
Santa Clara 97,900 108,700 114,600 120,900 127,600 134,600 37.4%
Solano 84,400 85,600 90,100 94,600 99,300 104,300 23.6%
Sonoma 82,600 84,300 89,000 93,900 99,100 104,600 26.6%
Bay Area 97,300 102,000 107,600 113,600 119,800 126,400 29.9%
Source: ABAG, Projections
_ . :
The region's mean household income in 2000 was $92,500. In 2005 the

estimated mean household income was $89,100.

There was a decline between

2000 and 2005 due to the slowdown in the economy. Mean household income

for the region is projected to grow to $126,400 by 2030.

Real Estate

Residential: Housing costs in the Bay Area are among the highest in the nation.

The following table presents new and existing median home price trends in the

nine-Bay Area Counties since 2022 in 2026.

NEW & EXISTING MEDIAN HOME PRICES - SAN FRANCISCO BAY AREA
County Jan 2022 Jan 2023 Jan 2024 Jan 2025 Jan 2026 % Change
2022 - 2026
Alameda $1,250,000 $1,200,000 $1,220,000 $1,230,000 $1,250,000 0%
Contra Costa $850,000 $820,000 $835,000 $845,000 $860,000 1%
Marin $1,600,000 $1,550,000 $1,580,000 $1,600,000 $1,625,000 2%
Napa $900,000 $875,000 $890,000 $905,000 $920,000 2%
San Francisco $1,700,000 $1,550,000 $1,650,000 $1,750,000 $1,800,000 6%
San Mateo $1,950,000 $1,850,000 $1,900,000 $1,950,000 $2,000,000 3%
Santa Clara $1,900,000 $1,800,000 $1,850,000 $1,900,000 $1,950,000 3%
Solano $550,000 $525,000 $550,000 $565,000 $580,000 5%
Sonoma $800,000 $775,000 $790,000 $805,000 $820,000 3%
Bay Area $1,277,777 $1,216,111 $1,251,666 $1,283,333 $1,311,666 3%
Source: Zillow

As demonstrated by the above chart, home prices declined

in all counties

between 2022 and 2024 and began increasing again in 2024. The percentage

change is reflective of the declines and increases and represent a net overall

increase during the projection period. The Bay Area has struggled in recent years

due to high costs of living and housing.
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Governmental Forces

The Bay Area is comprised of nine separate counties. Each county has its own
government, with incorporated cities within each county also having their own
government. Between the city and county levels, interaction is limited. On a
regional level, this concept is magnified, with limited inter-county planning.
Local city and county governments within the region implement land use policies
through the use of zoning laws and general plans. Support services, such as
transportation, schools, health care, police, and fire protection are provided by

local governments.

California's land use and growth controls are among the most stringent in the
United States. These local land use controls include zoning, growth management
systems, subdivision regulations, development fees and environmental
restrictions. These policies raise the cost and reduce the volume of land
development, especially in coastal metropolitan areas.

Education

Within the Bay Area there are over 80 public and private colleges and
universities; among them are over 30 community colleges, four California State
University campuses, and two University of California campuses.

Transportation

San Francisco has a highly diversified transportation system with excellent water,
rail, trucking, and highway and air facilities. The Bay Area's transportation
infrastructure includes 1,500 miles of highway, eight toll bridges, 17,000 miles
of local streets, six public ports, five passenger ferries, and five commercial
airports. Transportation in the Bay Area is diversified because of the trend toward
decentralized work places. More and more people are commuting longer
distances to work, putting a heavy burden on the region's transportation network.

Air transportation is available through a number of airports in the Bay Area. San
Francisco International Airport, located in San Mateo County, is one of the most
active commercial airports in the world and it is served by over 62 airlines.

Furthermore, a $2 billion-dollar airport expansion was completed which
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expanded international travel capabilities. Additionally, Oakland International
Airport in Alameda County, and Mineta San Jose International Airport in Santa
Clara County offer facilities for international travel, air taxi, charter and cargo.

The Bay Area Rapid Transit system (BART), a high-speed rail system with over 75
miles of track, is a major commuter transportation system which links stations in
Alameda, Contra Costa, San Mateo and San Francisco counties. BART has been
extended to the San Francisco International Airport, which coincided with the
aforementioned airport expansion. Caltrans operates commuter trains that travel
from San Jose to San Francisco. There are freight rail lines in many Bay Area

communities.

Historically, ongoing efforts to improve the roads and public transit systems in
the Bay Area have lagged behind growth in the population. Traffic congestion,
considered a major problem in the Bay Area, makes close in, conveniently
accessed locations particularly desirable.

Cultural and Recreational Resources

San Francisco is the cultural center of the Bay Area. Cultural and entertainment
activities include nationally renowned live theaters, art museums, local
symphonies, operas, and dance companies. In addition, local theaters,
symphonies and ballet companies are found in Oakland, San Jose and other
communities. The area supports six major professional sports teams, as well as
college-level athletic programs of the University of California at Berkeley,
Stanford University, and other regional colleges and universities.

Conclusion

The nine-county San Francisco Bay Area is one of the nation's most vital
economic regions. While San Francisco remains the center of the region, the
surrounding counties have developed economic centers of their own. Future
projections by ABAG indicate increased growth in population and employment,
albeit at a slower rate. Growth in employment continues throughout the area
with unemployment rates at historical lows.
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Locational advantages, outstanding higher educational facilities, and a skilled
labor force benefit the Bay Area. However, structural problems including
affordable housing, transportation capacity, and water and sewer capacity, along
with local slow growth initiatives, could impair the region's competitive position.
Coupled with difficult economic conditions, these conditions could impact the
region significantly. However, the economic base is well diversified, and should
provide for moderate future growth in the Bay Area.

The Bay Area's economy has shifted towards service orientation. Agriculture,
construction, and manufacturing have become less dominant while trade,
finance, government, and business, professional and other services have grown
in prominence. The one notable exception to this trend has been the high
technology sector, particularly computer-related, and manufacturing.

The long-term future of California is uncertain due to current economic
conditions and financial difficulties experienced by the State related to the
COVID-19 pandemic. The short-term prognosis is stabilization and
improvement. The projected outlook is continued improvement throughout
2021.

San Francisco

Geography

San Francisco County is located on the peninsula in the San Francisco Bay Area.
San Francisco County is bordered by the San Francisco Bay to the east, Marin
County to the north and San Mateo County to the south. San Francisco and San
Mateo Counties are known colloquially as the peninsula.

San Francisco was founded on June 29, 1776 and was incorporated on April 16,
1850. It is the fourth most populous city in California and the only consolidated
city-county in the State; a status it has held since 1856. It encompasses a total
land area of 46.7 square miles and is the most densely populated city in the State
and second most densely populated city in the country. The county is divided
into eleven supervisor districts; with one supervisor elected from each district.
The supervisors also act as the City Council.
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The county is irregular in shape and bordered by the Pacific Ocean to the west
and the San Francisco Bay on the east.

Population Trends

The Association of Bay Area Governments (ABAG) predicts that the population
in San Francisco County will increase from 959,405 to 1,169,485 between 2020
and 2040 indicating an annual growth rate of 1.09%. ABAG further predicts that
the number of households in San Francisco County will increase from 408,600
to 425,185 between 2020 and 2025, and to 437,505 by 2030. The following
table demonstrates the changes in population and households since 2010.

SAN FRANCISCO COUNTY DEMOGRAPHICS
2010 2015 2020 2025 2030 2040
Population 809,145 907,305 959,405 999,750 | 1,034,175 | 1,169,485
Average Change - 19,632 10,420 8,069 6,885 13,531
Households 345,810 388,515 408,600 425,185 437,505 483,695
Average Change - 8,541 4,017 3,317 2,464 4,619
Persons/ Hshld 2.27 2.27 2.28 2.29 2.30 2.35

Economic Forces
The following table illustrates employment growth projections by sector for San
Francisco County between 2005 and 2030.

EMPLOYMENT BY INDUSTRY
SAN FRANCISCO COUNTY
Industry 2010 2015 2020 2025 2030 2040 % Change
Ag./Natural Resources 505 650 640 640 630 625 23.7%
Construction 10,185 14,330 14,610 15,320 16,715 23,320 129.0%
Manuf. /Wholesale 19,985 20,720 19,355 18,665 17,435 14,715 -23.4%
Retail 42,565 48,640 50,985 52,755 53,685 56,485 32.7%
Transp. and Utilities 12,270 13,310 12,710 12,230 11,735 10,995 -10.4%
Information 16,290 24,575 23,620 23,690 24,400 27,015 65.8%
Financial & Leasing 55,540 84,190 90,515 91,970 90,710 86,375 55.5%
Prof. & Manag. Serv. 129,190 217,590 233,525 252,155 264,770 282,200 118.4%
Health & Educ. Serv. 90,305 106,395 119,350 131,900 137,795 148,715 64.7%
Arts, Rec., Other Serv. 97,895 107,765 109,005 111,435 108,745 104,750 7.0%
Government 102,780 110,375 111,520 112,955 113,750 118,655 15.4%
Total (all industries) 579,520 750,555 787,855 825,740 842,400 875,890 51.1%

As demonstrated above, it is expected that manufacturing and wholesale,
construction and arts, recreation and other services will experience the greatest
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growth while industries like agricultural and transportation and utilities will
experience almost no growth due to the nature of the City and its fully built out
condition.

Income
The following table presents mean household income statistics in 2005 dollars.

HOUSEHOLD INCOME PROJECTION
2005 2010 2015 2020 2025 2030
San Francisco Co. $97,400 | $102,200 | $107,900 | $113,800 | $120,100 | $126,700
Bay Area Region $97,300 | $102,000 | $107,600 | $113,600 | $119,800 | $126,400

Mean household income in San Francisco County is slightly higher than the
average of the Bay Area region. The overall growth in the City is projected to
mirror that of the overall area.

Real Estate

The average home price in San Francisco County, as of April of 2024, was $1.30
M based on figures from Zillow. The April 2024 figure reflects a 1% decrease
from the April 2023 figure of $1.32 M, and significant decrease from the June
2022 figure of $1.55M.

Transportation

Highways 1 and 101 provide freeway access into San Francisco from the south
and continue north over the Golden Gate Bridge up into northern California
along the Pacific Coast. Both freeways extend south through the Silicon Valley
region through the South Bay and continue along the Pacific Coast to the Los
Angeles basin. Interstate 80 is the major east/west freeway extending east from
San Francisco over the Bay Bridge into Oakland and eventually ties into
Highways 24, 580 and 880 in the East Bay. Interstate 580 provides freeway
connection between the East Bay and Dublin, and intersects Interstate 680 at
Pleasanton. The former connects Oakland to Tracy in San Joaquin County,
serving the growing suburban areas and agricultural communities in the Central
Valley. Commuter rail service is provided by the Bay Area Rapid Transit (BART)
system and AC Transit provide bus service. San Francisco International Airport is
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situated in South San Francisco; an approximate 20-minute drive from San
Francisco’s City center.

Improved Commercial Building
758 Pacific Avenue — San Francisco
May 2026 - (10263C)

Page - 20 -



MISSI0N BAY

1
L RS LS I

LOCATION MAP


GREGG PALMER
LOCATION MAP

GREGG PALMER
SUBJECT


XV.

Neighborhood Description:

Chinatown is one of the oldest and most established urban districts in San
Francisco and remains an important cultural, commercial, and tourism center
within the city. Located immediately north of the Financial District and adjacent
to Nob Hill and North Beach, the neighborhood benefits from a dense urban
setting, strong pedestrian activity, and access to regional transportation
infrastructure. The area is characterized by mixed-use development patterns that
combine retail, restaurant, hospitality, residential, and small office uses within
compact blocks and historically significant structures.

Economically, Chinatown continues to function as both a neighborhood-serving
commercial corridor and a destination-oriented business district. Grant Avenue
and Stockton Street contain a wide range of retail shops, markets, restaurants,
specialty food stores, and service businesses that attract local residents as well as
substantial visitor traffic throughout the year. Tourism remains a major economic
driver due to the neighborhood’s historic architecture, recognized landmarks,
festivals, and proximity to downtown hotels and employment centers.

Development within Chinatown is influenced by limited land availability,
historic preservation considerations, and strict urban planning controls. Much of
the building stock consists of older mid-rise structures with ground-floor
commercial uses and residential units above. Redevelopment opportunities are
relatively constrained compared with other San Francisco neighborhoods,
resulting in continued pressure on commercial and residential space. Public
investment in transit improvements, pedestrian enhancements, and infrastructure
modernization has supported ongoing economic activity while helping maintain
connectivity with the broader downtown and waterfront areas.
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XVI.

Site Description:

The project is located in the City of San Francisco. As mentioned, the property
consists of a mixed-use zoned parcel developed to a 2-story commercial/ residential
building. The following is a discussion of the land included in the appraisal.

Location:
The project is situated within the Chinatown neighborhood in San Francisco.
The site occupies a portion of a city block and is situated along the north
side of Pacific Avenue and lies in between Stockton and Grant Avenues.

Size & Shape:
The property consists of a single rectangular shaped parcel of land. The total
site area is 1,950 SF. Access to the property is frontage along Pacific Avenue.
The property has approximately 20’ of frontage along the north side of Pacific
Avenue and a depth of approximately 98'.

Zoning:

The land is zoned CRNC, which is a Chinatown Residential Neighborhood
Commercial  District. ~The Chinatown Residential Neighborhood
Commercial District extends along Stockton Street between Sacramento and
Broadway and along Powell Street between Washington Street and
Broadway. It is generally west and uphill from Grant Avenue and is close to
the relatively intensely developed residential areas of lower Nob and Russian
Hills. Stockton Street is a major transit corridor which serves as “Main Street”
for the Chinatown neighborhood.

Because Stockton Street is intended to remain principally in its present
character, the Stockton Street controls are designed to preserve
neighborhood-serving uses and protect the residential livability of the area.
The controls promote new residential development compatible with existing
small-scale mixed-use character of the area. Consistent with the residential
character of the area, commercial development is directed to the ground
story. Daytime-oriented use is protected and tourist-related uses and

financial services are limited.
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Housing development in new and existing buildings is encouraged above
the ground floor. Institutional uses are also encouraged. Existing residential
units are protected by limits on demolition and conversion. Accessory
Dwelling Units are permitted within the district pursuant to subsection
207(c)(4) of this Code.

There are a myriad of uses allowed under the zoning and development
requirements vary based on the type of use developed. A copy of the zoning
code pertaining to the zoning has been included in the addenda section. The
reader is directed to consult the zoning code and city planning for
requirements for specific uses.

Utilities:
Since the property is fully developed, all of the usual public and municipal
utilities and services are available to the property. These services and
providers include the following:

Service Provider
Electricity Pacific Gas & Electric (PG&E)
Natural Gas Pacific Gas & Electric (PG&E)
Water City of San Francisco
Sewer City of San Francisco
Police & Fire City of San Francisco
Waste Mgmt./ Recycling Ecology
Telephone Service AT&T, Comcast
Internet/ Broadband AT&T, Comcast

Topography & Drainage:
The property is gently sloping and slightly above street grade. The site has
been graded in such a way that water runs off into a natural drainage system
and into the storm drainage for the community.

Soils Conditions:
A soils study was unavailable as of the date of appraisal. The soils are
reportedly in the Urban Land classification with a Slope Grade of 8 and the
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Urban Land. Soils within the area are considered to be suitable for building
purposes.

Easements:
A title report was unavailable as of the date of the appraisal. It is assumed
that no extraordinary easements exist that negatively impact the site.

Streets:
The development occupies a portion of a city block. The site fronts Pacific
Avenue, which serves as the primary access to the property.

Access and Exposure:
Access and exposure are considered average. The development has an
interior orientation and easily accessible for pedestrian traffic. There are no
curb cuts allowing vehicular ingress and egress to the property.

Building Improvements:
The property is developed to a 2-story mixed use commercial residential
building. It is an assignment condition that the land is valued based on the
hypothetical condition that all improvements have been demised and
removed from the property. No further discussion or analysis of the building

improvements are included.

Offsite Improvements:
All offsite improvements have been installed including asphalt streets,
concrete curbs and gutters.

Environmental Conditions:
Toxic or Hazardous Waste:
A hazardous waste study was unavailable at the date of appraisal. As
of the date of appraisal, the appraisers have no knowledge of
hazardous materials on the property and are not to be considered
experts in this field. Any further inquiries as to hazardous waste on
the property should be directed to knowledgeable and experienced

Improved Commercial Building
758 Pacific Avenue — San Francisco
May 2026 - (10263C)

Page - 24 -



‘sasodind Aioye|ngai

10§ Pasn aq Jouued seale paziuidpowun pue paddewun

104 sagew dey "a1ep d9A139943 NI pue “4aquinu [aued Y|4
‘s1a1413uap! AUNWIWod ‘ayep uoneald dew ‘eq ajeas ‘pusgal
‘s|aqe| auoz pooy} ‘A1afew dewaseq :1eadde jou op sjuswald
dew Suimo||o} 8y} Jo 210w 10 dUO dY) JI PIOA s dFew dew siyL

"3} JOAO B}ep MU Aq papasiadns awoaaq

10 98ueyd Aew uonEWIOU| BAIIOBHS pue THAN YL "dwi}
pue ajep siy} 0} Juanbasqns sjuswpuawe 1o sagueyo 109}yl
10U S90P pUE Y 816 18 $Z0Z/TE/S U0 papiodxs sem

dew siy] "VINT4 Aq pepiroid sao1AIas gqam THAN @AleIoyIne
8y} woy A[30841p peALap S| uoljewIoul piezey pooyy ayL

spaepueis Aoeindoe

dewsaseq s,yINT4 yum saljdwod umoys dewaseq ayL
*'MO[3q Paq10Sap Se PIoA Jou S|

JO asn ay} 10} spiepuels s,yIAIT4 YUM saljdwod dew syl

‘uojeoo| Apadoud aaneyoyne ue
juasaidal Jou saop pue Jasn ay} Aq pajoalas ulod
ajewixoidde ue s| dew ayy uo pakejdsip uid ayl o

paddewun STINVd dVIN

a|qe|ieAy eieq [e)Sig ON
s|qejieay ejeq ensia
ainjea olydesSoipAH

au|jaseq a|1oid
aujjaseg 109suel] |B1SE0)

S3dnivad

Kirepunog uonaipsunr
Apms o nwi

(349) aur] uoneAs|3 pool4 aseg
jasuel] |eyseo) — — —8

UoNeAd|J 90BMNS 11BN TIT

£20¢c dey jeuoneN sHsSn :92.nos Aiagew| dewsseg

N.SE.LbolE MiOT PTolCT

n
RTZ0Z/E€T/Ev )9

e

V/110862090)

8auUBY) [enuuy %T YHM SUOI}ISS SSOI)

[1empoo|4 10 ‘ayIq ‘99Aa7]
J9MIS WI0)S 10 ‘U3AINY ‘[duuey)

@ 2u0z piezeH pooj4 PauiwIS}dpun JO ealy

SHINOT 9AId343
X 8uoz piezeH Pool4 [ewlull 0 ealy

@ 9u0z3A37 0} NP HYSIY POO|4 YHM ealy
X auoz "SOJON 99G 99

0} aNp HSIY POO|4 PAONPaY YNM BalY

X suoz piezeH pooj4 adueyy

|enuuy 9T SUOIIPUOY dining

X auoz 8|iw aienbs auo uey) ssa) Jo seale
ageulelp ylim 10 J00) U0 uey) ssa| yydep

agelane YIM poojy aoueyd [enuue %T Jo
sealy ‘piezeH pooj4 aduey) [enuuy %z'0

Aempoo|{ Aioje|n8ay

4v ‘IA ‘HY ‘Ov ‘Iv 2uoz yidaq 10 349 UNM
66V A ‘v ouoz
(349) uoneAs|3 pool4 aseg INOYNM

P

" 1| SFUNLONYULS
- = —=|TV43INID

SY3YV 43HLO
—

N33HOS ON

QydvZvH aoo1d
40 SV3dV 43H10

AN\

SVY3dV QUVZVH
aood 1vidoads

1NOAVT 1ANVd WHI4 HOd dVIN X3ANI ANV AN3931 A37IV13A 404 14043 SId 33S

puaba

1" .
HW—nur.
o, \LZ0Z/€T/E, 1

1

.,... V9110862090

NuEBPoLE MulbibTollT

o)joNY | JoAeT pJezeH pool [euoleN




individuals. If any such materials are discovered, it may have a
negative affect on the overall value as reported herein.

Seismic Hazard:
The property is not within a special study zone as determined by the
Alquist-Priolo Earthquake Fault Zoning Act. However, the entire San
Francisco Bay Region is located within a seismic zone.

Flood Hazard:
The property is not located within a special flood hazard zone. The
property is within Flood Zone X as per FEMA Panel #0602980116A,
dated March 23, 2021.

Wetlands:
The properties are not within a designated wetlands area.

Summary:
In summary, the property consists of a single parcel of land developed to a
2-story mixed use commercial residential building. The site and
development conform to the surrounding area and the site is similar in size,
shape and zoning when compared to other comparable properties. No
consideration is given to the value of the building improvements.
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XVII.

Improvements Description:

Building improvements consist of a 2-story mixed use commercial and residential

building constructed on the site. The following is a discussion of the improvements

built on the property:

Foundations/Flooring:

Building foundations and flooring consists of reinforced concrete or masonry
perimeter foundations and wood or concrete floors. The buildings have
ground-level slab floors between 4" to 6" thick.

Building Shell:

Roof:

Exterior walls consist masonry construction. The building is two stories in
height with stairways providing access to the floors above the ground level.
The first floor has a glass marquee storefront with the upper floor having
masonry walls with a bank of wood double hung windows. The total
building area is 3,582 SF.

The roof consists of a pre-engineered beam-and-truss system which is
sheeted and covered with a built-up roof covering. The roofs covered with
composition roofing material and hot mopped.

Interior Partitions & Finishes:

The interiors of the buildings have a variety of finishes. All floors are generally
covered with wall-to-wall carpeting or resilient floor coverings such as sheet
vinyl or laminate flooring and wood or rubber baseboards. All walls are
textured and painted sheetrock over wood or steel studs and partitions.
Lastly, ceilings consist of either textured and painted sheetrock or suspended
acoustical tiles. The living areas have an 8’ ceiling height.

Plumbing:

The first floor is utilized as a restaurant and has extensive plumbing. The
second floor contains a residential unit and has plumbing fixtures common
to such a use.
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Electrical:

The electrical service is adequate for the buildings.

Parking:

There is no on site parking. All parking is offsite along the street.

HVAC/ Utilities:
All hot water is provided to the units through a central hot water system.
Utilities are common for the age and use of the building.

Quality/Condition:
The building improvements were constructed circa 1929 and have an actual
age of 96 vyears. The project has been well maintained since it was
completed and is in average condition.

Economic Life:
The total economic life of the project is 70 years based upon an analysis of
the market. The remaining economic life is 20 years based upon an effective
age of 50 years.

ADA Compliance:
The improvements were completed in 1929. Due to the age and use of the
subject, it is assumed that the project is not compliant with current ADA
standards. If greater detail is required regarding ADA compliance, it is
recommended that a separate ADA compliance survey be obtained from a
licensed professional experienced in such matters.

Summary:
The project consists of a 2-story mixed-use commercial and residential
building developed in 1929. The improvements have been adequately
maintained and are in average condition. They are similar to other
developments throughout the area.
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XVII.

Highest and Best Use:

In the valuation of the subject property, consideration has been given to its highest
and best use also known as the most probable use. The highest and best use analysis
involved a study of the present use of the property, uses of surrounding properties,
and zoning availability for the subject. Highest and Best Use not only applies to
vacant land but improved properties as well.

In order to ascertain the highest and best use of a piece of property, including the
land as if vacant and the property as improved; the use must meet four criteria. The
criteria that must be met for the highest and best use include a use, which must be
physically possible, legally permissible, maximally productive, and financially
feasible.

In addition to the above, property as improved must meet additional criteria that
include the possibility of demolition, expansion, renovation or conversion. "Highest
and Best Use" may also be defined as follows:

1. The reasonably probable use of property that results in the highest value. The
four criteria that the highest and best use must meet our legal permissibility,
physical possibility, financial feasibility, and maximum productivity.

2. The use of an asset that maximizes its potential, and that is possible, legally,
permissible, and financially feasible. The highest and best use may be for
continuation of an asset existing use or for some alternative use. This is
determined by the use that a market participant would have in mind for the asset
one formulating the price that it would be willing to bid. (IVS)

3. The highest and most profitable use for which the property is adaptable and
needed or likely to be needed in the reasonably near future. (Uniform Appraisal
Standards for Federal Land Acquisitions)

4. [For fair value determination] the use of a non-financial asset by market
participants that would maximize the value of the asset or the group of assets
and liabilities (for example, a business) within which the asset would be used.
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(FASB glossary) The highest and best use of a non-financial asset takes into
account the use that is physically possible, legally, permissible, and financially
feasible. (FASB 820-10-35-10B) The highest and best use of a non-financial asset
establishes the valuation, premise used to measure the fair value of the asset as
follows: (a) the highest and best use of a non-financial asset might provide
maximum value to market participants through, it's used in combination with
other assets as a group (as installed or otherwise configured for use) or in
combination with other assets and liabilities (for example, a business). (b) The
highest and best use of the asset might provide maximum value to market
participants on a standalone basis. (FASB 820-10-35-10E)

(The Dictionary of Real Estate Appraisal, Seventh Edition, pub. 2022)

As discussed throughout the appraisal, the property consists of a single parcel of
land located in the Chinatown neighborhood of San Francisco. The property is
developed to a 2-story mixed use commercial residential building. The following is
an analysis of the highest and best use of the property.

Land as Vacant

Legal Permissibility:

The land is zoned CRNC, which is a Chinatown Residential Neighborhood
Commercial District. The Chinatown Residential Neighborhood Commercial
District extends along Stockton Street between Sacramento and Broadway and
along Powell Street between Washington Street and Broadway. It is generally west
and uphill from Grant Avenue and is close to the relatively intensely developed
residential areas of lower Nob and Russian Hills. Stockton Street is a major transit
corridor which serves as “Main Street” for the Chinatown neighborhood.

Housing development in new and existing buildings is encouraged above the
ground floor. Institutional uses are also encouraged. Existing residential units are
protected by limits on demolition and conversion. Accessory Dwelling Units are
permitted within the district pursuant to subsection 207(c)(4) of this Code.

There is a myriad of uses allowed under the zoning and development requirements
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vary based on the type of use developed. A copy of the zoning code pertaining to
the zoning has been included in the addenda section. The reader is directed to
consult the zoning code and city planning for requirements for specific uses.

The following chart summarizes the minimum basic zoning requirements in

comparison to the subject property.

Municipal Code Subject Property
Minimum Lot Size Up to 5,000 SF 1,950 SF
Density 218 Units/Acre
Minimum Width/ Frontage None 20
Minimum Depth None 97.5’
Floor Area Ratio 1.0:1
Front Setback None Appears to conform
Side Setback None Appears to conform
Rear Setback None Appears to conform
Building Height Varies 6 Stories

Specific zoning requirements vary depending upon lot size, area, adjoining
developments, etc. For purposes of this appraisal, it is assumed that the existing
development conforms to existing requirements. It is noted that projects that serve
as affordable housing or family housing or a combination thereof receive bonus
allowances for density, setbacks and development standards. The subject conforms
to the basic zone requirements under the current zoning.

Physical Possibility:

The second factor given consideration is whether or not a development is physically
possible on the property. The site contains a total of 1,950 SF and physically
conforms to the basic zoning requirements. There are other properties in the
immediate area that are similar in size, zoning configuration and use. When
comparing the subject to other properties in the area, it is evident that it has the
ability to be developed to uses similar to other properties in the neighborhood.

Financial Feasibility:

The best test of financial feasibility is typically through an analysis of the income
and expenses for a potential or given development. Due to current economic
conditions, it is likely that the property would develop at the present time. There is
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strong demand for residential uses in the community.

Maximum Productivity:

The final factor given consideration is which type of development would be the
maximum productive use of the site. A residential use is the most likely use of the
property based on zoning, site size, location, access and exposure.

Much of the surrounding property has been developed. There are few parcels in the
immediate area available for development. Demand for residential uses is strong at
the present time.

Conclusion:
The highest and best use of the land as vacant is for investment for future residential
development.

Property as Improved

As discussed, the property is developed to a 2-story mixed-use commercial and
residential building with a restaurant on the ground level and a residential unit on
the second story. The property is fully developed. There is insufficient space for
expansion. The existing use is legally permissible. The property is fully occupied at
the present time. While there may be opportunities for renovation, it is unlikely that

renovation or modernization would improve the income stream.

Although the current use is a representation of the highest and best use as improved,
it is noted that the property was acquired for redevelopment into affordable housing
along with adjoining property. Both satisfy the highest and best use criteria.
However, the purpose of this appraisal is to demonstrate the current market value
of the property based on the existing use and development. For purposes of this
appraisal, the existing use is considered relevant to the highest and best use of the
property as improved.
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XVII.

Property Valuation & Appraisal Premise:

In estimating the market value of the majority of real property, data is collected and
analyzed from the market regarding recent sales of comparable properties, current
building costs, and rental data and return on investment rates in the analysis of
income. Three different approaches to value are traditionally evaluated using
collected market data and analyzing trends in the local economy. These

approaches are:

» The Sales Comparison Approach
» The Cost Approach
* The Income Approach

Depending upon the type of property being appraised, these methods have varying
degrees of applicability, which the appraisers have selected after analysis.

In the Sales Comparison Approach, the appraisers derive a value indication by
comparing the property being appraised to similar properties in competitive areas
that have recently sold or been offered for sale. This procedure is accomplished by
applying the appropriate units of comparison extracted from the market and then
by applying adjustments to the sales prices of the comparable. This approach in
the appraisal analysis is based upon the premise that an informed purchaser would
pay no more for a property than a substitute property with equal utility.

The Cost Approach estimates the cost of replacing the improvements of the
property. It involves the determination of the cost new of the improvements, less
accrued physical deterioration and functional and/or economic obsolescence. To
this remainder, the vacant land value is added to estimate a market value based on
the Cost approach to value.

The Income Approach, in the analysis of properties, is used to derive a value
indication by converting anticipated benefits from possible rental income into a
value estimate. This approach takes into consideration possible risks of comparable
properties and a rate of return or capitalization rate also derived from income
expectancies in the present market.
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In the case of this appraisal, the sales comparison approach to value will be used.

As discussed throughout the appraisal, the assignment conditions are to value the

property as vacant land. The current improvements will be demised and removed

in favor of new development. The sales comparison approach is the only applicable

method of valuation in this instance.

A.

Sales Comparison Approach:
The Sales Comparison Approach is based on the theory of substitution,

which considers a property's value to be in relation with that of sales of
property with similar desirability and utility over a reasonable period of time.
In this approach, a value will be estimated through analysis and comparison
of sales of substitute properties over time. Depending on availability of data,
the Sales Comparison Approach is generally widely accepted as a reliable
method of valuation by market participants.

The market determines how appraisers are to analyze sales and extract
meaningful units of comparison from which to draw a valuation conclusion.
Most typically, units of comparison extracted from the sales are items such
as price per square foot, price per unit, or price per acre. Other units of
comparison are determined through an analysis of the income and expenses
the property produces or is capable of producing. Items such as gross
income multiples, effective gross income multiples, overall capitalization
rates, and expense ratios are used in both the Sales Comparison Approach
and also in the Cost and Income Approaches to value.

After the appraisers have identified the units of comparison most widely
accepted by the market for the specific property type being appraised, the
sales are then analyzed and sometimes adjusted for differences between the
sales and the subject property. Adjustments are typically made for items
such as property rights conveyed, financing, motivation of the buyer or seller,
changes in property values over time, or physical differences between the
sales and the property being appraised. In the case of this appraisal, the
property will be analyzed based upon a price per room and price per square
foot as the component of comparison.
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Vacant Land

In valuing the property as improved, consideration is given to sales of similar
properties that are used as a basis of comparison. The sales that were used
include four sales from the region. All of the sales used are small commercial
and mixed-use properties located in the San Francisco market. A total of four
sales are analyzed. The sales occurred between 2025 and the present date.
It is noted that only one sale was found in the Chinatown neighborhood.

In selecting an appropriate unit of comparison, consideration was given to
all of the possible variables for the property. Consideration was first given to
building size, which is a typical method of analyzing commercial properties.
The sales yielded unit values ranging from a low of $564.71/SF to
$782.61/SF. It is noted that all of the sales transactions were traditional sales.

The unit price per square foot is a typical and widely used unit of comparison
in the open market and is thus used in the valuation of the subject in the
sales comparison approach. The sales are summarized in chart form on the
facing page with detailed data sheets in the addenda section. The following
is a discussion and analysis of the sales included in the appraisal.

Sale 1 is the most recent sale in the analysis occurring in May of 2026. It
consists of a commercial condo containing 1,029 SF located at the corner of
Hyde and Pacific Streets. The property was acquired for $589,000. The
property was improved with a 3-story mixed use building. This sale included
only the ground level commercial unit. The improvements were smaller but

in similar condition and of similar vintage. Unit prices include $572.40/SF.

Sale 2 occurred in April of 2026. It consists of a 2-story mixed-use building
having 1,940 SF. It is located along Bush Street in between Powell and
Mason Streets. The property was acquired for $1,328,000. The property was
improved with a commercial building that was developed in 1921. The
building was in average condition at the time of sale. Unit prices include
$684.54/SF.
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Sale 3 occurred in April of 2026. It consists of a 3-story commercial building
having 4,250 SF. It is located along Market Street near Golden Gate Avenue.
The property was acquired for $2,400,000. The property was improved with
a commercial building that was developed in 1911. The building was in
average condition at the time of sale. It was acquired by a nonprofit for
shelter and social services. Unit prices include $564.71/SF.

Sale 4 occurred in April of 2026. It consists of a similar 2-story mixed use
building having 2,093 SF located along Grant Street between California and
Pine Streets. The property was acquired for $1,638,000. The property was
improved with a 2-story mixed use building with ground level commercial
and a second story residential unit. The improvements were smaller but in
similar condition and of similar vintage. Unit prices include $782.61/SF.

Sales Adjustments

In valuing the property as improved, consideration is given to sales of similar
properties that are used as a basis of comparison. The sales that were used
include four sales from the region. All four sales are generally similar to the
subject in age, size and design. The sales occurred in 2025 & 2026 and are
reflective of current market conditions.

Before selecting an appropriate unit value, it was necessary to adjust the
comparable sales. Adjustments were considered for various transactional
and physical differences. Transactional differences included property rights,
financing, conditions of sale, and market conditions.

After a complete analysis of the sales, it was concluded that there were no
adjustments necessary for transactional differences. The following is a
discussion of the adjustments considered in the report:

Property Rights
All of the sales were fee simple transfers. No adjustments were necessary.
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Improved Sales Adjustment Sheet June 2026
Sale 1 Sale 2 Sale 3 Sale 5

Areas Of Comparison
Sales Price $589,000 $1,328,000 $2,400,000 $1,638,000
Property Rights Conveyed Fee Simple Fee Simple Fee Simple Fee Simple
Adj ustment $0.00 $0.00 $0.00 $0.00
Adjusted Sales Price $589,000 $1,328,000 $2,400,000 $1,638,000
Financing Cash CEQ CEQ Cash
Financing Adjustment $0.00 $0.00 $0.00 $0.00

Adjusted Sales Price

Conditions of Sale

$589,000 $1,328,000

Arms-Length  Arms-Length

$2,400,000 $1,638,000

Arms-Length  Arms-Length

Adjustment for Conditions $0 $0 $0 $0

Adjusted Sales Price $589,000 $1,328,000 $2,400,000 $1,638,000

Lots 1,029 sf 1,940 sf 4,250 sf 2,093 sf

Unit Price $572.40/sf $684.54/sf $564.71/sf $782.61/sf

Market Conditions May-26 Apr-26 Aug-25 Apr-25

Adjustment for Market Conditions 0.00% 0.00% 0.00% 0.00%

Adjusted Sales Price $572.40/sf $684.54/sf $564.71/sf $782.61/sf
Physical Characteristics

Size -10% -10% 0% -10%

Age 5% 0% 0% 0%

Location 0% 0% -5% 0%

Condition 0% 0% 0% 0%

Net Adjustment -5% -10% -5% -10%

Adjusted Sales Price $543.78/sf $616.08/sf $536.47/sf $704.35/sf

Pre Adjustment Post Adjustment

Minimum $564.71/sf $536.47/sf

Maximum $782.61/sf $704.35/sf

Average $651.06/sf $600.17/sf

Median $628.47/sf $579.93/sf




Financing
All of the sales were acquired on a cash or cash equivalent basis. After
analysis, it was determined that no adjustments were necessary.

Conditions
No adjustments were necessary for conditions.

Time
All sales occurred between 2025 & the present date and are reflective of
current market conditions.

Size

Size adjustments are typically based on economies of scale. Smaller
properties generally indicate higher unit prices and conversely, larger
properties lower unit prices. In this instance, downward adjustments are
applied to Sales 1, 2 & 4.

Age
No adjustment is necessary for Age differences.

Location
Sale 3 has a superior location that impacts the sales price. A downward
adjustment is applied.

Condition
No adjustments are necessary for condition.

In analyzing the sales, specific consideration is given to all of the factors as
discussed above. When analyzing the per square foot units, they show the
following trends:
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Pre Adjustment Post Adjustment
Minimum $564.71 $536.47
Maximum $782.61 $704.35
Average $651.06 $600.17
Median $628.47 $579.93

In this instance, a unit value of $600.00/SF is selected. Hence, the following

valuation:
Building = 3,582 SF @ $600/SF = $2,149,200.00
ADJUSTED TO = $2,150,000.00
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Cost Approach:

In the Cost Approach, the appraisers have considered the current costs of
replacing the property or building improvements. When possible, the costs
are obtained from a variety of sources that can include the Marshall Swift
National Cost Index source, contractor's estimates, and the appraisers' own
continuing cost files. These cost files consist of information on similar
projects throughout the area, as well as existing projects in similar
neighborhoods. The costs are then adjusted to comply with the immediate

surrounding area.

The Cost Approach is typically most relevant when the property being
appraised involves proposed or new construction or when it is a special use
property and there is a lack of market data available. In addition, it is also
useful in appraising very old properties where the remaining economic life

on any building improvements is minimal.

The Cost Approach typically involves five steps, however, in some instances;
one or more steps may be omitted. These steps include the following:

o Estimate the land value

o Estimate the direct cost of the building and site improvements
e Estimate any indirect or soft costs

o Estimate a developer's or entrepreneurial profit

o Estimate and deduct any depreciation

o Combining the depreciated cost and land value

The cost approach is purposely excluded from this appraisal. The cost
approach is inapplicable in this report.
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Income Approach:

The final method of valuation used in the appraisal is the Income
Capitalization Approach. In the analysis of properties, the Income Approach
is used to derive a value indication by converting the anticipated benefits
from possible rental income into a value estimate. This approach takes into
consideration the possible risks that are associated with comparable
properties as well as a suitable rate of return or capitalization rate. The
capitalization rate is derived from the comparable sales that were discussed
in the Sales Comparison Approach. There are essentially four steps in
valuing the property in the Income Capitalization Approach. These include
the following:

e Estimating anticipated income

o Estimating and deducting a suitable vacancy rate and collection loss,
o Estimating and deducting applicable expenses

o Selection of a suitable capitalization rate

After all vacancy and expenses are deducted from the anticipated gross
income, the resulting net income is capitalized into a value estimate. Each
of these steps will be discussed in further detail as they pertain to the project.

The income approach is not used in this report. The fee simple interest is
valued. The sales comparison approach is considered the most applicable
method of valuation.
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Final Value Opinion:

Sales Comparison Approach = $2,150,000.00
Cost Approach = Not Included
Income Capitalization Approach = Not Included
Final Value Opinion = $2,150,000.00

In the case of this appraisal, sole consideration is placed on the sales
comparison approach. It has been determined to be the only appropriate
method of valuation because of the condition of the improvements.
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XXI. Exposure Time:

Exposure time is always presumed to precede the effective date of appraisal, while
marketing time is expected to follow the effective date of appraisal. Exposure time
is defined as follows:

Exposure Time:

"1.  The time a property remains on the market.

2. And opinion, based on supporting market data, of the length of time
that the property interest being appraised, would have been offered
on the market prior to the hypothetical confirmation of a sale at
market value on the effective date of appraisal.” (USPAP, 2020-21
ed.) (The Dictionary of Real Estate Appraisal, Seventh Edition, pub. 2022)

An exposure time of 12 months or less is appropriate for the subject considering

current economic conditions.
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CERTIFICATION

I, Gregg J. Palmer, certify:

e Thatl have | - made a personal inspection of the property that is the subject of
this report, and have considered all of the pertinent facts affecting the value thereof.

e That all market data pertaining to the final value opinion has been accumulated from
various sources and, where possible, personally examined and verified as to details,
motivation and validity.

e That as of the date of this report, | have completed the requirements of the continuing
education program of the Appraisal Institute. | am also a Certified General Appraiser,
per the Bureau Of Real Estate Appraisers, State of California, License No. AG002880.

e That the statements of fact contained in this report are true and correct.

e That the reported analysis, opinions, and conclusions are limited only by the reported
assumptions and limiting conditions, and are our personal, impartial, and unbiased
professional analyses, opinions, and conclusions.

e That | have no present or prospective interest in the property or the transaction that is
the subject of this report, and we have no personal interest with respect to the parties
involved.

e That | have no bias with respect to the property that is the subject of this report or to
the parties involved with this assignment.

e That my engagement in this assignment was not contingent upon developing or
reporting predetermined results.

e That our compensation for completing the assignment is not contingent upon the
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.

e That my analyses, opinions, and conclusions were developed, and this report has
been prepared, in conformity with the Uniform Standards of Professional Appraisal
Practice and the requirements of the Code of Professional Ethics and Standards of
Professional Appraisal Practice of the Appraisal Institute.



CERTIFICATION, CONTINUED

That the use of this report is subject to the requirements of the Appraisal Institute
relating to review by its duly authorized representative(s).

The appraisal assignment was not based on a requested minimum valuation, a
specific valuation, or the approval of a loan.

That | have the appropriate education and experience to complete the assignment in a
competent manner. The reader is referred to the appraisers' statement of qualifications
in the Addenda.

That the subject and the comparable sales relied upon in making said appraisal were
as represented by the photographs contained in said appraisal.

Unless otherwise noted, no one other than the undersigned provided significant
assistance in the development of this appraisal and conclusions herein.

That such appraisal has been made in conformity with the appropriate State and City
laws, Title VI of the 1964 Civil Rights Act, and regulations, policies and procedures
applicable to appraisal of right of way for such purposes, and that to the best of my
knowledge, no portion of the value assigned to such property consists of items which
are non-compensable under the established law of such State and/or City.

I have provided no services regarding the subject property as an appraiser or in any
other capacity within the three-year period immediately preceding acceptance of this
assignment.

[ have provided services regarding the subject property as an appraiser or in any other
capacity within the three-year period immediately preceding acceptance of this
assignment.

Please note that Joshua J. Palmer provided significant assistance in preparing the
appraisal. He assisted in the inspection, valuation, opinions and conclusions herein.

Please note that Joshua J. Palmer provided assistance in preparing the appraisal. He
inspected the property, took photographs and provided area analysis.

Gregg ). P , MAI
AG002880 - Expires 4/24/2028
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QUALIFICATIONS SUMMARY

Comprehensive experience in the appraisal of complex commercial, industrial, residential, apartment, agricultural,
and special purpose properties. Qualifications include MAI with the Appraisal Institute and candidacy as SR/WA
with International Right of Way Association. Additionally, certified with the California Bureau Of Real Estate
Appraisers and holds a Bachelor of Arts Degree in English from Fresno State University.

CLIENT PROFILES

Performed a wide range of appraisal assignments for financial, legal, public, and private sector clients including:

Financial: Regency Bank, Western Bank, Great Western Bank, Fresno Bank of Commerce, San Joaquin Funding,
Builders Mortgage, Cambridge Capital, Mercury Savings & Loan, Republic Savings & Loan, PV Financial,
Central Bank, American National Bank, University Savings & Loan, Mitsubishi Bank, Bank of California,
Pacific First Bank, Tokai Bank, Wells Fargo Bank, Mineral King Bank, Capital Bank, Imperial Thrift, United
Security Bank, TOPA Thrift & Loan, Money Store Investment Corp., Banc One, Bank of the Sierra,
WestAmerica Bank, Cypress Coast Bank, Stockton Savings Bank, Met-Life, Coopers & Lybrand, Truckee
River Bank, CB Commercial, J.P. Morgan, GMAC, Washington Capital, Washington Mortgage, Banc One
Capital Funding.

Industry: Wilbur Ellis Company, Hydro Conduit, Fruehauf, Pacific Choice Brands, Penniman-Thermo King, Southern
Pacific Railroad, Southern California Edison.

Public: Cities of Fresno, Hanford, Sanger, Coalinga, Firebaugh, Madera, Clovis; Counties of Fresno, Kings, Madera,
and Tulare; Redevelopment Agencies of Fresno, Clovis, Visalia, Sanger and Tulare; Federal Deposit
Insurance Corporation (FDIC); Housing and Urban Development (HUD); California Housing Finance
Agency (CHFA); Federal Aviation Administration (FAA); Resolution Trust Corporation (RTC); Department of
Fish and Game.

Special Purpose: Convalescent hospitals, day care centers, churches, residential care facilities, senior citizen
apartment projects, subdivisions, assessment districts, historic properties, hotels, railroad rights-of-way.

Oil Companies: Shell, Chevron, Unocal, Atlantic Richfield, Texaco.

Schools: Districts of Kerman and Hanford.

DESIGNATIONS, AFFILIATIONS

MAI  Member Appraisal Institute Northern California Chapter.
Fresno Chapter Newsletter Editor & Publisher (1992/1993).

SR/WA Candidate International Right-of-Way Association. Newsletter Editor & Publisher.
Chapter President 1996.

BREA  Bureau of Real Estate Appraisers, State of California. Certified General Real Estate Appraiser (2/4/92).
Certification No. AG002880 (valid through April 24, 2024)
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Page Two
COURT
Superior Court of the State of California. Qualified as an Expert Witness
TEACHING
California State University, Fresno Principles of Real Estate

GEOGRAPHIC AREA

California: Counties of: Fresno, Madera, Merced, Stanislaus, Sacramento, Kings, Tulare, Kern, Inyo, San
Joaquin, Santa Barbara, Mono, Los Angeles, San Diego, Del Norte, Tehema, and Imperial.
Other States: Oregon

EDUCATION, PROFESSIONAL DEVELOPMENT

California State University, Fresno Bachelor of Arts Degree - English

American Institute of Real Estate Appraisers Real Estate Appraisal Principles, Basic Valuation Procedures,
Standards of Professional Practice, Capitalization Theory &
Techniques Parts A & B, Case Studies in Real Estate
Valuation, Report Writing & Valuation Analysis
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LIMITING CONDITIONS

In_acceptance of this appraisal assignment and the completion of the appraisal report
submitted herewith, it has been assumed by these appraisers:

1

2)

3)

4)

5)

6)

Limit of Liability:

The liability of James G. Palmer Appraisals Inc., and employees, is limited to the client only and to the fee actually
received by Appraiser(s). Further, there is no accountability, obligation, or liability to any third party. If this report
is disseminated to anyone other than the client, the client shall make such party aware of all Fimiting conditions
and assumptions of the assignment and related discussions. The Appraiser(s) is in no way to be responsible for
any costs incurred to discover or correct any deficiencies of any type present in the property; physically,
financially, and/or legally. In the case of limited partnerships or syndication offerings or stock offerings in real
estate, client agrees that if a legal action is initiated by any lender, partner, part owner in any form of ownership,
tenant, or any other party, the client will hold the Appraiser completely harmless in any such action from any and
all awards or settlements of any type, regardless of outcome.

Copies, Publication, Distribution, Use of Report:

Possession of this report or any copy thereof, does not carry with it the right to publication, nor may it be used for
other than its intenJZd use; the physical report(s) remain the property of the Appraiser(s) for the use of the client,
the fee being for the analytical services only. No right is given to copy all or part of this report.

Except, as hereinafter provided, the client may distribute copies of this appraisal report in its entirely to such third
parties as he may select; however, selected portions of this appraisal report shall not be given to third parties
without the prior written consent of the signatories of this appraisal report. Neither all nor any part of this
appraisal report shall be disseminated to the general public by the use of advertising media, public relations,
news, sales or other media for public communication without the prior written consent of the appraiser. (See last
item in following list for client agreement/consent.)

Confidentiality:

This appraisal is to be used only in its entirety and no part is to be used without the whole report. All conclusions
and opinions concerning the analysis as set forth in the report were prepared by the Appraiser(s) whose
signature(s) appear on the appraisal report, unless indicated as "Review Appraiser". No change of any item in the
report shall be made by anyone other than the Appraiser(s). The Appraiser(s) and firm shall have no responsibility
if any such unauthorized change is made. The Appraiser(s) may not divulge the material (evaluation) contents of
the report, analytical findings, or conclusions, or give a copy of this report to anyone other than the client or his
designee as specified in writing.

Information Use:

No responsibility is assumed for accuracy of information furnished by work of others, the client, his designee, or
public records. We are not liable for such information or the work of possible subcontractors. Be advised that
some of the people associated with James G. Palmer Appraisals Inc. and signing the report are independent
contractors. The comparable data relied upon in this report has been confirmed with one or more parties familiar
with the transaction or from affidavit or other source though reasonable; all are considered appropriate for
inclusion to the best of our factual judgment and knowledge. An impractical and uneconomic expenditure of
time would be required in attempting to furnish unimpeaciable verification in all instances, particularly as to
engineering and market-related information.

Testimony, Consultation, Completion, of Contract For Appraisal Service:

The contract for appraisal, consultation, or analytical service is fulfilled and the total fee is payable upon
completion of the report. The Appraiser(s) or those assisting in preparation of the report will not be asked or
required to give testimony in court or hearing because of having made the appraisal, in full or in part, nor engage
in post appraisal consultation with the client or third parties except under separate and special arrangement and at
additional fee. If testimony or deposition is required as a result of any subpoena, the client shall be responsible for
any additional time, fees, and charges, regardless of issuing party.

Exhibits:
Any sketches, maps, and photographs in this report are included to assist the reader in visualizing the property and
are not necessarily to scale. Site plans are not surveyed unless shown from separate surveyor.

Legal Engineering, Financial, Structural, or Mechanical Components; Soil Quality:

No responsibility is assumed for matters legal in character or nature, nor of any architectural, structural,
mechanical, or engineering nature. No opinion is rendered as to the title, which is presumed to be good and
merchantable. The property is appraised as if free and clear, unless otherwise stated in the appraisal report.

The legal description is assumed to be correct as used in this report furnished by the client, his designee, or as
derived by the Appraiser(s).
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9)

10)

11)

12)

Please note that no advice is given regarding mechanical equipment or structural integrity or adequacy, soils and
potential for settlement on drainage, matters concerning liens, title status, and legal marketability, and similar
matters. The client should seek assistance from qualified architectural, engineering, or legal professionals
regarding such matters. The lender and owner should inspect the property before any disbursement of funds.
Further, it is likely that the lender or owner may which to require mechanical structural inspections by a qualified
and licensed contractor, civil or structural engineer, architect, or other expert.

The Appraiser(s) has inspected as far as possible, by observation, the land and the improvements; however, it was
not possible to personally observe conditions beneath the soil or hidden structural or other components. We have
not critically inspected mechanical components within the improvements and no representations are made herein
as to these matters unless specifically stated and considered in the report. The value estimate considers there
being no such conditions that would cause a loss of value. The land or the soil of the area being appraised
appears firm; however, subsidence in the area is unknown. The Appraiser(s) do not warrant against this condition
or occurrence of problems arising from soil conditions.

The appraisal is based upon there being no hidden, unapparent, or apparent conditions of the site, subsoil, or
structures or toxic materials which would render it more or less valuable. No responsibility is assumed for any
such conditions or for any expertise or engineering to discover them. All mechanical components are assumed to
be in operable condition and status standard for properties of the subject type. Conditions of heating, cooling,
ventilating, electrical and plumbing equipment is considered to be commensurate with the condition of the
balance of the improvements unless otherwise stated. No judgment may be made by use as to adequacy of
insulation, type of insulation, or energy efficiency of the improvements or equipment which is assumed standard
for the subject property's age and type.

If the Appraiser(s) has not been supplied with a termite inspection, survey or occupancy permit, no responsibility
or representation is assumed or made for any costs associated with obtaining same or for any deficiencies
discovered before or after they are obtained. No representations or warranties are made concerning the above
mentioned items.

The Appraiser(s) assumes no responsibility for any costs or consequences arising due to the need,, or the lack of
need for flood hazard insurance. An agent for the Federal Flood Insurance Program should be contracted to
determine the actual need for Flood Hazard Insurance.

Legality of Use:

The appraisal is based on the premise that there is full compliance with all applicable federal, state, and local
environmental regulations and laws unless otherwise stated in the report, and that all applications zoning,
building, use regulations and restrictions of all types have been complied with unless otherwise stated in the
report. It is further assumed that all required licenses, consents, permits, or other legislative or administrative
approvals from all applicable local, state, federal and/or private authorities have been or can be obtained or
renewed for any use considered in the value estimate.

Component Values:

The allocation of the total valuation in this report between land and improvements, if included in this report,
applies only under the use of the property which is assumed in this report. The separate valuations for land and
building must not be used in conjunction with any other appraisal and are invalid if so used.

Auxiliary and Related Studies:

No environmental or impact studies, special market study or analysis, special highest and best use study or
feasibility study has been requested or made unless specified in an agreement for services or so stated in this
report.

Dollar Values, Purchasing Power:
The market value estimate and the cost used are as of the date of the estimate of value. All dollar amounts are
based on the purchasing power and value of the dollars as of the date of the value estimate.

Value Change, Dynamic Market, Influences, Alteration of Estimate By Appraiser:

The estimated market value, which is defined in the report, is subject to change with market changes over time.
Value is highly related to exposure, time, promotional effort, terms, motivation, and conditions. The value
estimate considers the productivity and relative attractiveness of the property physically and economically in the
marketplace as of the date of value.

In cases of appraisals involving the capitalization of income benefits, the estimate of market value or investment
value or value in use is a reflection of such benefits and Appraiser's interpretation of income and yields and other
factors derived from general and specific client and market information. Such estimates are as of the date of the
estimate of value, and they are thus subject to change as the market changes.

The "Estimate of Market Value" in the appraisal report is not based in whole or in part upon race, color, or national
origin of the present owners or occupants of the properties in the vicinity of the property appraised.

The appraisal report and value estimate are subject to change if the physical or legal entity or the terms of
financing are different from what is set forth in this report.
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20)

21)

22)

23)

24)

25)

Inclusions:

Except as specifically indicated and typically considered as a part of the real estate, furnishings, equipment, other
personal property, or business operations have been disregarded with only the real estate being considered in the
value estimate. In some property types, business and real estate interests and values are combined but only if so
stated.

Proposed Improvements, Conditioned Value:

Improvements proposed, if any, onsite or offsite, as well as any repairs required are considered for purposes of this
appraisal to be completed in good and workmanlike manner according to information submitted and/or
considered by the appraisers. In cased of proposed construction, the appraisal is subject to change upon
inspection of the property after construction is completed. This estimate of market value is as of the date shown,
as proposed, as if completed, and operating at levels shown and projected, unless otherwise stated.

Management of the Property:
It is assumed that the property which is the subject of this report will be under typically prudent and competent
management, neither inefficient nor superefficient.

Fee:
The fee for this appraisal or study is for the service rendered and not solely for the time spent on the physical
report or the physical report itself.

Insulation and Toxic Materials:

Unless otherwise stated in this report, the Appraiser(s) signing this report have no knowledge concerning the
presence or absence of toxic materials and/or unreaformaldehyde foam insulation in existing improvements. If
such is present, the value of the property may be adversely affected.

Change, Modifications:

The Appraiser(s) reserve the right to alter statements, analyses, conclusions or any value estimate in the appraisal
if there becomes known to them facts pertinent to the appraisal process which were unknown when the report
was finished.

Limiting Conditions:

This report sets forth all of the limiting conditions affecting the analysis, opinions, and conclusions contained in
this report.

Acceptance:

Acceptance and/or use of this appraisal report by the client or any third party constitutes acceptance of the above
conditions. Appraiser liability extends only to the stated client and not to subsequent parties or users. And the
liability is limited to the amount of fee received by the Appraiser(s).

Americans with Disabilities Act:

The Americans with Disabilities Act (ADA) became effective January 26, 1992. We have not made a specific
compliance survey and analysis of the property to determine whether or not it is in conformity with the various
detailed requirements of the ADA. It is possible that a compliance survey of the property, together with a detailed
analysis of the requirements of the ADA could reveal that the property is not in compliance with one or more of
the requirements of the Act. If so, this could have a negative effect on the property's market value. Since we have
no direct evidence relating to this issue, we did not consider possible non-compliance with the requirements of
the ADA in our market value estimates.

Fair Housing Amendments Act:

In accordance with the Fair Housing Amendments Act, it is illegal for an Appraiser(s) to discriminate against any
person because of race, color, religion, sex, hardship, familial status, or national origin. This appraisal complies
with all rules and regulations prohibiting discrimination on the basis of race, color, religion, sex, nation origin, and
marital status.

Year 2000 Compliance:

Unless otherwise stated in this report, problems with year 2000 compliance were not investigated, nor called to
the attention of, nor did the appraiser become aware of such during the appraiser's inspection. Problems with
year 200 compliance of embedded systems and the cost to correct them would affect the value of the property,
but the appraiser is not qualified to recognize or estimate the cost. This appraisal is predicated on the assumption
that no such year 2000 problems exist and no responsibility is assumed for any such problems, nor for any
expertise or knowledge required to discover them.

Unforeseeable Events:
The appraiser cannot be held responsible for unforeseeable events that alter market conditions (that occur
subsequent to the date of the preparation of the report, but) prior to the effective date of the appraisal.

Prospective Valuation:

In preparing appraisals that include prospective (future) valuations, the appraiser cannot be held responsible for
the unforeseeable events that alter market conditions (those that occur subsequent to the date of preparation of the
report but, prior to the effective date of appraisal).
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PARCELQUES

San Francisco County — Joaquin Torres, Assessor

DETAIL REPORT Property Address: 758 PACIFIC AVE SAN FRANCISCO CA 94133-4440

Ownership

Parcel# (APN): 0161 -014

Parcel Status:

Owner Name: NEW ASIA HOUSING LP

Mailing Addr: 615 GRANT AVE SAN FRANCISCO CA 94108

Legal Description:

Assessment
Total Value:  $805,696 Tax Rate Area: 001-000 County Zoning CodéERNC
Land Value:  $423,617 Year Assd: 2025
Impr Value:  $382,079 Census Tract: 108.00/2
Other Value: Use Code: C
% Improved: 47% Use Type: RETAIL SALES
Exempt Amt:
Exempt Type:

Sale History

Salel Sale2 Sale3 Transfer

Recording Date:  09/27/2024 08/08/2023 09/27/2024
Recording Doc: 74675 58930 74675
Doc Type: GRANT DEED GRANT DEED
Transfer Amount: $2,000,000
Price/SqFt:

Seller (Grantor): CHINATOWN COMMUNITY DEVE

Property Characteristics

Bedrooms: Fireplace: Units:

Baths (Full): 3 A/C: Stories: 2.0
Baths (Half): Heating: Quality:

Total Rooms: 9 Pool: Building Class: C
Bldg/Liv Area: 3,582 Park Type: Condition:

Lot Acres: 0.044 Spaces: Site influence:

Lot SqgFt: 1,950 Garage SqFt: Timber Preserve:
Year Built: 1926 Bsmt SgFt:  N/A Ag Preserve:

Effective Year:

Page 1

Visit us: www.ParcelQuest.com **The information provided here is deemed reliable, but is not guaranteed. © 2026 ParcelQuest



APN: 0161 -014

SOIL REPORT 758 PACIFIC AVE SAN FRANCISCO CA 94133-4440

. -H..u\m

USDA Soil Legend

Slope Irrigated Non-Irrigated Storie
Symbol  Name Gradient  Capacity Class  Capacity Class Index  Acres Parcel %
0131 Urban land 8 8 .044 100.00
Total Acres: .044

Page 1

Visit us: www.ParcelQuest.com **The information provided here is deemed reliable, but is not guaranteed. © 2026 ParcelQuest



RECORDING REQUESTED BY:

Old Republic Title Company

Escrow Mo.: Q227029143

APMN:  Block 0161, Lot 014
Sltus:  75H Pacific Avenue

When Recorded Mall Document and Tax Stabements to;
Chinatown Commwnity Development Center, Inc,

615 Grant Avenus
San Frencisoo, CA4 94108

|AAFARAN

City and County of 5an Francisco
Joaquin Torres, Assessor-Recorder

Doc# 2023058930 Fees

BIBr02Y T03:19 AM Tazes
G% Electronic Other
Papes 4 Title 001 SB# Fees
Cusiomer oo Faid

SPACE ASCNE THITE LIV IS ROR BRCORDER T LSE

Grant Deed
Exempt from fee per GC27388.1{a)(2) and GC27388.2(b) ; document is subject to the imposition of

documentary transfer tax

The undersigned grantor(s) dedare(s):
Documentary Transfer Tax 15 $15,000.00
() compubed on full valee of property conveyed, or

[ }computed on full value less of llens and encumbrances remaining at time of sale,

{ ) Unincorporated ansa:

(X} City of San Frandsoo

FOR A VALUABLE CONSIDERATION, recaipt of which is hereby acknowledged,

Arey K, Mew, Trustee of The Arey K. Mew 1920 Revocable Trust dated Aprl 30, 1990

hereby GRANT(S) to

Chiratawn Cammunity Develcpoment Center, 3 Calffornila nonprafit public benefit corporation

that property in City of San Francisoo, San Francisco County, State of California, described as:

See "Exhibit A" attached hereto and mede a part hereaf.

Dara: Jung 15, 3023

Army . Mew, Trustes of the Arey K. Mew 1990 Ravocabls

Trust

S/ S

Arey K. Mew, Trusteely

Grant Deed

MaLL Tax STATEMENTS A5 DIRECTED ABOVE

53300
51500000
£0.00
§0.00
§15.033.00

Fage | of 2



RECORDING REQUESTED BY:

Old Republic Title Comgany

Ezcrow Mo, 0227020143
APM: Biock 0161, Lot 014
Sicus: 758 Pacdic avenue

When Recorded Mail Document and Tax Skatements to:
Chinatown Community Develogpment Center, Tnc

615 Grant Avenue
San Francisco, €4 04108

SR ARTUE TS LTRE I FOW ARSI .S 5

Grant Deed

Exempt from fee per GE27388.1{a}{2) and GC27388.2(b) ; document is subject to the imposition of
documentary transfer tax

The undersigned grantor{s) dedars{s)

Documentary Transfer Tax 5 £15, 000,00

{ X} computed on full vaide of propesty conveyed, or

() oompuotad on full value kess of lens and encumbrances emaining af bme of sals.

{ ) Unincorporated arsa (%) City of Sam Francisto

FOR A VALUABLE CONSIDERATION, receipt of which is hereby ackniowilsdged,

Aray K. Mal, Trustee of The Arey K. Mew 1990 Revecable Trust dated apri 30, 1990
heraby GRANT[S) to

Chinatown Community Development Center, a Califomia nonprofit publlc benefit corporation

that property in City of San Francisco, San Francisoo County, State of California, described as:
See “Exhibit &" attached hereto and made a part herecf.

Ciate June 15, 2023

Arey K. Mew, Trustee of the Arey K. Maw 1990 Revocable
Trust

a 4’,&-..., e §

Arey K. Mew, Trustesly

Grant De= M&JL TAK STATEMENTS AS DIRECTED ABCNE Fege 1of £



A notary pubdic or other officer compisting thes certificate verifies only theidentity of the individus| who signed the
document o which this cerbficate s attached, and not the tuthfulness, acouracy, or validity of that docement.

State of M-boine
Courity af _

2027
%ﬂl_ before me, c‘\‘@}**" a Nowry Public, personally
appear

i who
proved to me an the basis of satisfactary iuﬂe?ﬁz 10 be the pemmis} wihose namels) isfare subscnbed to the within
instrument and acknowladged to me that he/she/they executed the same in his/herfthair authonzed apacibdies), and
that by his/har/their signaturalz) on the instrument e personis), o the enbity upon behalr of which the personis) acted,
execited the instrument.

I certify under PENALTY OF PERJURY undeér the laws of the State of Cahfornia that the foregoing paragraph is true and
Cofrect.

WITHNESS my hand and offical szal.

Signature:

L—F"".
Mams: [ %4
[Ty ped or Printed] L Seal)

G Deed Order Mo, 0227029143 Paps I of £



ILLEGIBLE NOTARY SEAL DECLARATION

Government Code 27361.7

| cerify under penalty of pequry under the laws of the State of California that the notary
sadl on the document to which this statement is attached reads as follows:

Name of Nﬂtﬂl"" CHESTER SalMNG

Name of County = SANFRANCISCO

Date of Commission Expires FEBRUARY 28, 2026

Motary ldentification Number 2243400

¥
Signafure of person (firm names if any) making verification

Date B0z

AN FRANCISCO

(City)
State of California

Location




ORDER NO. : 0227029143

EXHIBIT A

The land referred to is situated in the County of San Francisco, City of San Francisco, State of
California, and is described as follows:

Beginning at a paint on the Mortherly line of Pacific Avenue, distant thereon 137 feet and 6
inches Easterly from the Easterly line of Stockton Street; running thence Easterly along said

line of Pacific Avenue 20 feet to a point distant thereon 42 feet Westerly from the Westerly line
of Pelton Place; thence at a right angle Northerly 97 feet and 6 inches; thence at a right angle

Westerly 20 feat; thence at a right angle Southerly 97 feet and & inches to the point of
beginning.
Being a portion of 50 Vara Block Mo, 110,

Assessors Lol 014; Block: 0161

Page 1of 1



COMPARABLE SALE PROFILE Improved Sale 1

Location & Property Identification

Property Name:  Hyde Pacific Liquor
Property Type: Improved Condo
Address: 1600 Hyde Street

City/ State/ Zip:  San Francisco, CA 94109

County: San Francisco

Submarket: San Francisco

Sale Price: $1,826,000 " 1l . . "
CEq Price: $589,000 5 ool o i G TR e
Sale Status: Sale Price/SF - Land: $450.65

Grantor: Gabbay Family Trust Price/AC - Land: $19,633,333

Grantee: 1600 Hyde Street LLC Price/SF - Building: $572.40

Property Rights:  Fee Simple Unit Price: $589,000.00

Document: 46052 Gross Annual Income:

Data Source: CoStar/Parcel Quest/Public Documents Vacancy:

N Expenses:
Improvement & Site Data

Net Operating Income:
Legal/ Tax/ APN: 46052 Capitalization Rate:

Acres (Gross): 0.03

Land - F (Gros: 1,07

Single unit commercial condo within a 3-story commercial building.

Zoning: NC2 The property was acquired with $815,000 cash down and the balance
Description: Commercial financed by Redwood Credit Union at market terms.

Orientation: Corner

Offsites: Full

Building Area: 1,029

Total Units: 1

Quality: Average

Condition: Average

Buildings/Stories: 1/3

Parking Spaces:  0.00

Parking Type: Street
Parking Ratio: 0
Year Built: 1900

Hyde Pacific Liquor




COMPARABLE SALE PROFILE Improved Sale 2

Location & Property Identification

Property Name:
Property Type:
Address:

City/ State/ Zip:
County:

Submarket:

Sale Information

Sale Price:

CEq Price:

Sale Date:

Sale Status:
Grantor:
Grantee:
Property Rights:
Document:

Data Source:

Improvement & Site Data

Legal/ Tax/ APN:
Acres (Gross):
Land - SF (Gross):
Zoning:
Description:
Orientation:
Offsites:

Building Area:
Total Units:
Quality:
Condition:
Buildings/Stories:
Parking Spaces:
Parking Type:
Parking Ratio:

Year Built:

Kabuki

Improved Commercial
767 Bush Street

San Francisco, CA 94108
San Francisco

San Francisco

$1,328,000

$1,328,000

April 30, 2026 Economic Indicators

Sale Price/SF - Land: $609.73

Ino Takeo Price/AC - Land: $26,560,000
Portia Si Li Price/SF - Building: $684.54

Fee Simple Unit Price: $664,000.00
42523 Gross Annual Income:

CoStar/Parcel Quest/Public Documents Vacancy:

Expenses:

Net Operating Income:

0284-017 T
Capitalization Rate:

0.05

RCA Small mixed use store front with ground level commercial and second
story residential. The property was acquired with cash down and the
balance financed by a third party.

Commercial Residential
Interior
Full
1,940

2
Average
Average
1/2
0.00
Street

0

1921




COMPARABLE SALE PROFILE

Location & Property Identification

Property Name:  Improved Commercial
Property Type: Improved Commercial
Address: 1007 Market Street

City/ State/ Zip:  San Francisco, CA 94103
County: San Francisco

Submarket: San Francisco

Sale Information

Sale Price: $2,400,000

CEq Price: $2,400,000

Sale Date: August 11, 2025

Sale Status: Sale

Grantor: Cast 1007 Market, LLC
Grantee: Central City Hospitality

Property Rights:  Fee Simple
Document: 65973

Data Source: CoStar/Parcel Quest/Public Documents

Improvement & Site Data

Legal/ Tax/ APN:  3703-078
Acres (Gross): 0.05
Land - SF (Gross): 2,125

Zoning: C3G
Description: Commercial
Orientation: Corner
Offsites: Full

Building Area: 4,250

Total Units: 1
Quality: Average
Condition: Average

Buildings/Stories: 1/3

Parking Spaces:  0.00

Parking Type: Street
Parking Ratio: 0
Year Built: 1911

Improved Commercial

Improved Sale 3

Economic Indicators

Price/SF - Land: $1,129.41
Price/AC - Land: $48,000,000
Price/SF - Building: $564.71

Unit Price: $2,400,000.00

Gross Annual Income:
Vacancy:

Expenses:

Net Operating Income:

Capitalization Rate:

Comments

Multistory building purchased by a non profit. Purchased for
conversion into a shelter and social services.




COMPARABLE SALE PROFILE Improved Sale 4

Location & Property Identification

Property Name: LT Jewelry

Property Type: Improved Mixed Use
Address: 550 Grant Street

City/ State/ Zip:  San Francisco, CA 94108

County: San Francisco

Submarket: San Francisco

Sale Price: $1,638,000

CEq Price: $1,638,000 -
Sale Status: Sale Price/SF - Land: $1,638.00
Grantor: Chung Wong Kwok Price/AC - Land: $81,900,000
Grantee: JA First Investments Price/SF - Building: $782.61
Property Rights:  Fee Simple Unit Price: $819,000.00
Document: 40879 Gross Annual Income:

Data Source: CoStar/Parcel Quest/Public Documents Vacancy:

N Expenses:
Improvement & Site Data

Net Operating Income:
Legal/ Tax/ APN:  0258-019 Capitalization Rate:

Acres (Gross): 0.02

Land.-SF (Gros: 1,00

Small mixed use store front with ground level commercial and second

Zoning: ccB story residential. This was an all cash transaction. The exposure time
Description: Commercial was approximately 6 months.

Orientation: Interior

Offsites: Full

Building Area: 2,093

Total Units: 2
Quality: Average
Condition: Average

Buildings/Stories: 1/2

Parking Spaces:  0.00

Parking Type: Street
Parking Ratio: 0
Year Built: 1921

LT Jewelry
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PRELIMINARY CHANGE OF OWNERSHIP REPORT

Ta be completed by the ransféres (biver) prar to & trensfier of sublect
proparty, in accondance with section 480.3 of the Revenue and Taxetion
Code. & Fredming Tiange of Chnershis Repot mist be Mled with each
torfmseyance in the County Recorder's affice for the county whem
the property ks located.

MAME AND MAILING ADDRESS OF BUYERTRANEFEREE
[ifake Necessay Cormpeiank 12 F ariied namme B maving podss)

AGHERSOR T FARCEL MUM3ER

|_ ] Biock 0162, Lot 014

BELLERTRAKREFERDA

“’E#_I%K. Mew 1990 Bevocable Trust

BLrE°S DAYTIME TELEPHOKE NUMBER

E—u%: Fi2 - 294 F

£ I ADIRESS

L .

STREET ADDAESE DA PHYBICAL LOCATION OF REAL PROSTATY
758 Pacific Avenue, San Francisco, CA 94133

Tiiis property s imended as my pincpel residence. I'YES, plesse indis=ts tha doie of ooouparcy "] BAY YEAR
[:l YES E NO of inbenced DECURANEY

[0 ves [ w0 Amyous 100% ratea cisstied veleran who was campensated at 100% by the Deparmant of Velsrars Afldins ar an unmarried
¥ Byt spouse of 3 1005 rabed clsalikad vebsran?
WAL PROPERTY TAR BF OFTAATIGN 10 ANE) —

Chinatown Enmmun% Develooment Center, 3 Califomia nonprafit public Benefit oo

WAL PAOPEATY TAK INF TIOS TO (A MBS oY GIATE | ZIF CODE

615 Grant Avenus ) | San Francisco A | S4108

PART 1. TRANSFER INFORMATION Flease compiete ail slalemenis,
YES MO This seetion containg possible exciusicns from reassessment for senain typas of ransfars

D E A Thes transfer is solely bebwaen spouses (Sdiition or mmoval of 8 sgouse, dealh of o spouse, dharce sedflemant, e

(] [ & Thistransfer is solely bebween domestic pariners currendly registersd with the Calfomis Secretary of Stale {sddition or emoval of
= pairer, deilly of 8 parngs, fermingtian seftfament, ele. .

D E “C. Thisisatransfer: || batwaen parentis) and shildjren) |:F bebaeen grandpamnils) and grardchildiren),
Was thus the trensferonigrantor's prncipal residence? [1ves D WO

[0 [ & This tranafer is the resul of a catenant's death, Date of taath

|:| m *E. This trangaction & to meplace & principal rasidence ocwnad by 8 persen 55 yeans of 2ga or pider,

[ [ ‘F. This transaction s to repiace & princpel residence by a persen wha is seversly dsabled,

[] [ "G. This transaction s to replace & princiial residence substantially damaged or destroyed by a widfire or natural dsaster for which the
Governor proclaimpd a stete of emargancy.

[J [« # This transaction i only 8 comection of the nameais) of the perseni) heiding fitke 1o the property (0.9, @ nams CHBNGS LBON MEMEgE)
IFYES, plasse suanlain:

The recorded document crestes, lerminates, or reconvaye 8 Bndar's inksral in lhe progery,
[J [¥] J This transaction is recorsad only 88 & requirernant for inanding puposes of lo ceale. ferminate. or meomvay @ secunty interast

(e g, cosgrer). IFYES, please explaw:
D m‘ K. The recorded documant substitutes a trustee of & tusl, mofgage, or olber simiar documeni

L This is & ransler of propsriy:
D m 1. ioffrom & revocable trust that may be revokied by the transferor and is for ha benafit of
D the trarsferar, andfar D the irensferor's spousa D registared domestic parnes
O 2 toffrern an irmevocable trust for the benefit of the
creatorigramontrustor andier || grantersirustors spouse || grantorstrustor's registared domastic partner.

|:| Eﬂ M. This property is subject o 8 lease with 5 remainng leasa term of 35 years or more ncluding weitten opbars.

D E M. This ia a transher bebwesn paries n which praportbonal imterests of the trensferons] and fransfareaia) In each and avary pemcal
baing transfarmod remain exgctly the sama after tha transfaer,

[J[# ©. Thisisa transfer subjact o subsidized low-ncome hausing reguirements with gavernmentaly imposed restriclions, or resirictions
imposad by speclal nonprof coponEtions.

D E *P. This trarsfar is to the firs? purchasar of a new building containing a D lmased D owned active salar energy sysiem
CJ[4 o otrer. This transfer is t
* Pleass refar ta the msbructions for Part 1. Please provide any other information thaf l.'l‘m help the Assessod undersiand the nalusms of the transter,

THIS DOCUMENT IS NOT SUBJECT TO PUBLIC INSPECTION
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PART 2. OTHER TRANSFER INFORMATION Check and complede ay applicabls.
A Dabe of transfer, { cihar than recorsing date:
B. Type ol lransfer

EFUMM&E D Foraciasung D Gift ]:l Trade ar axcnange D M=rger, stock, oo parinership acquisition (Farm BOE-100-8)

[ contract of sale. Date of cantras: L] inhertance. Dt of death;
[] salefeasetinck [ Crastion ofajesse [ | Assignment ofa ease [ ] Ternination of a lesse. Date lsase began
Drigiral teamm In yees [nciuding withen aationg); Ramaining tem in yaars (nokidng wiilten oplons):

D Other, Flagse expiain — =
. Only a panis! interest in the prepeny was iransiered. |:| YES EMD IFYES, indasibe the pereentage transfemed: i
PART 3. PURCHASE PRICE AND TERMS OF SALE Gheck and complete as applicabe.

A, Toisl purchase pice. 5 o, 000, 000 . 08
B. Cash down payment or value of trade or exchange exduding dosing costs fmount § =%, $00 000, 00
CAstdesdoftrst 8 Shinterestfor _ years.  Monthly pawment 5 Aemount §

[ #ra ¢ piscount points) [ caivat [ Al Discouns Pairts) [ ] Foesdt rate [ Variabile rate
] Bankisavings & Loan/Credit Union [ Loan caried by sefiar

D Balloon payment £ Due date:
D. Sacond deed of tnest & S Interest for wears. Manthly peyment § Amaount £
D rxedrate [ variatlerate  [] BankySaving & LoanyCreolt Union. | Lo carried By selier
[] Balloon payment 3 Due gate:
E. Was an Improvement Bond of other public Arancing assumed by thebuyer? [ Jwes [ mp  Outstanding balence §
F. Amgunt, if gy, of meid estate commission fees paid by the Suyer which & nal inckuded n the purchase price 5
G. The propsetty was purchassd: D Through real astate broker  Brokar ngme Phane Mumizer | )

E! Direct frem Sefar E] Fram a family membes-Redationship
D Ciher. Fiaase explain:

H. Plaasa pxplain any specisi fenms, salier concessions, brokeragent fees waived, financing; and:any ather informeSion (e.g., Buyer assumad he
Exialing lean batance) thad wousdd assist the Assassar In the vesuetion of your propearty.

PART 4. PROPERTY INFORMATION Check and complete &5 applicable,

4. Type of propary ransfemed
[:I Single-larmdy residencs D OO R -y O T- e D Manufaciused home
[ muitple-tarmity ressdence. Number of unis: [ ] condominium ] Unimpraved ot
L] other Desergtion: 0., fimbar, mineral, water rights, 42.) [] Timeshare ] commerniatindusizal

B. |:| YES EHU Personalbusiness property, or Incanlives, proviged by selief 1o buyer are included in the purchase price.  Examples of personal
proparty ane fumiture, farm eguipmant, machinery, elc. Examples of incentives ame club memberships, eho. Attach list i avetabia.

WYES, enbar the vakie of the personalbusiness property: 3 EncEnlives 3
¢ ]ves EH.':I A manufactured heere is ceded in the purchase price
II'YES, entar the value afirbufed ba the manufactured homa; ]

D YES D WO The manufaciured home 5 subect to local propery 1ae, |f WD, anter the decsl number;
D.IE ¥ES l:l B0 The properly produces rental or cther ingoma
1f YES. the income i from; E)Laanefreru (] contract [ stneral rights [ ] Other

E. The condiicn of the prapesty sf the me of salewas: [P Good [ Average [ Far [ Poor
Flepss daasibe.

CERTIFICATION

oenily for declany] fhal he fomepong ad all ormadion herear, ncluding any accompamarg shelements o documants, &5 oo @nd comecd fo
fhe bashaf my knowdedge end balel

HIEHMATLAE OF RANEEAEE R GOAFORATE OFFICER DATE iTE'LEFHUFE
- Fé!pl} (45 F.29-29 4T
MAME ERMRANSFERELLE REPHESENTATIVILCOFPORATE DEFTCER [PLEAST PRINT) | TTTLE d "B, AODHESS

Rt L4 LES5LR0 L OFFIGR.

Tha Assassors office may contact you for additional miormaban regamding this iransachon




CITY AND COUNTY OF SAN FRANCISCO
OFFICE OF THE ASSESSOR-RECORDER

TRANSFER TAX AFFIDAVIT FOR RECORDER S USE ONLY

Document Number:

MOTICE: ANY MATERIAL MISREPRESENTATION OF FACT IN THIS AFFIDAVIT IS & MISDEMEANOR LUNDER
SAN FRANCISCO BUSINESS AND TAX REGULATIONS CODE SECTION 1116. ANY PERSON WHO MAKES
SUCH A MISREPRESENTATION IS SUBJECT TO PROSECUTION FOR SUCH OFFENSE.

The information provided in this affidavit shall be maintained confidential to the extent provided in
Section 1118 of the San Francisco Business and Tax Regulations Code.

1. PROPERTY LOCATION — ASSESSOR'S PARCEL NUMBER (APN):  Block: 0161 Lot: 014

Street Address: 758 Pacific Avenue, 5an Francisco CA 94133 o
2. MAME OF GRANTEE: C.CD.C. MAME OF GRANTOR: Arey K. Mew 1990 Revocable Trust

3, 15 THIS A FORECLOSURE / DEED IN LIEW OF FORECLOSURE OR A TRUSTEE SALE?
] ¥es (Complete this section) ] Mo (Proceed to 84)
= the Grantee the foreclosing Beneficlary? [ Yes (Complete 3a) [] Mo (Complete 3b)
a. Ifyes, calculate:

Amount paid in excess of the amount of unpaid debt discharged {Including Costs; if 5
less than 50, enter 50)

plus Unpaid debt remaining on the property assumed by grantee 5
equals Taxable Basis {enter amount on Line 10a} 4
b. If no, calculate:
Total amount paid at trustee sale %
plus Unpaid debt remaining on the property assumed by grantes 5
equols Taxable Basis [enter amount on Ling 10a) 5

4, 15 THIS & LEASE? [ ¥es [Complete this section) =] Mo [Proceed to #5)
a. |s the remaining term of the lease including renewal options equal to or greater than 35 years?
1 ¥es iComplete i and i) [ Mo (Mo transfer tax is dus)
i. If yes, submit copy of lease or summary of the financial terms
ii. Consideration or Value of leasehald interest: 5 ; enter amount on line 103

5, 15 THIS & QUALIFYING RENT-RESTRICTED AFFORDABLE HOUSING TRAMSFER UNDER THE COMMUMITY
OPPORTUMNITY TO PLURCHASE ACT (COPA]Y ] ¥es =] Mo iProceed to #G)
If yes, a certificate from the Mayor's Office of Housing and Community Development confirming the transfer
gualifies under Section 418.6 of the Administrative Code must be submitted

6. 15 THIS AN UNRECORDED TRANSFER UNDER SECTION 1111{d) OF THE SAN FRANCISCD BUSINESS AND
TAX REGULATIONS CODE? ] Yes (Complete this section) [<] No [Proceed to #7)

a. If yes, date of transfer:

b. Fair market value of realty: % - Enter amount an line 1060

1 Dr. Carton B, Gooditt Place, Raom 180 Tel (415) 554-5595  Fax (415) 554-7151
San Francisoo, GA G641 024698 wwnw sfassessonong



7. ISTHIS A TRANSFER INVOLVING A LEGAL ENTITY/TRUST IN WHICH THE PROPORTIONAL OWRNERSHIP
INTEREST REMAINS THE SAME BEFORE AND AFTER THE TRANSFER?

[] Yes (Notaxdue) [ No(Proceed to #8)

WNode: Transfers invelving legol entities In which o proportipnal interest exemption is claimed must provide
copies of formiotion docuoments, such a3 LLC Operoting Agreement, Partrership Agreement, Certificate af

Sharehoiders, etr. in all coses other thon transferring (o
trust contains that of the individual.

the indhidual’s awe trust wherein the nome of the

8. [BTHIS & GIFT, INHERITANCE, DR OTHER TRANSFER FOR 80 CONSIDERATION 1IN WHOLE OR IN PART?

[ ¥es{Complets this section)

Date of Transfer/Date of Death:

Bl No(Proceed to #9)
[0 Gift [ inheritance [| Add/Release co-signer [ Other

Fair market value an date of rangfer/death: 5

Mame of GrantorDonor/ Decedent:

Mame of Grantee/Reciplent:

Amount paid for any portion of transterred property:

5

; enters amount on Line 108

9. DOYOU CONTEND THAT NO TRANSFER TAX 1S DUE FOR A REASON NOT EXPLAINED ABOVE?

0.

] Mo [Proceed to#10)

] ¥es - Provide full explanation why you contend no transfer tax is due {uie additional papess If necessary).

TARABLE TRANSACTIONS
Comgplete the following and calculate the tax below:

a. Conskderation Paid

5

5 2,000,000.00

(including value of ary llen or encumbrance remaining thereon at the time of transfes)

b. Fair Market Value
(4 [rm:umenmr'p Transfer Tax [Farmuﬂt Diuser)

More than $1IIHZI but rﬂ:s-'s than.l'l:qual to SEED,EI!J

51 50 for ean:h 55-1:1! I:rl" pm‘tlnn Ehereuf

More than 5250,000 byt less than 51,000,000

53.40 for each 5500 or portion thereot

| 51,000,000 or mare but fess than 55,000,000

£3.75 for each 5500 or portion thereof

S5, 000,000 or mare bl bess thian $10,000,000

511,25 for each 5500 or portion thoreof

510,000,000 or mare but less than 525,000,000

52780 for each 5500 or portion therecf

525,000,000 or more

| ‘530,00 for esch 5500 or portion thereof

Nale: The mraximwm tax rafe for guaied frensfen wnder the Communiy Opgormumiy fo Purchage Aol & 33,75 par 3500 or portion
thersst, per §1108 € of Aticie 12-C-of San Franciaco Susinass and Tar Reguialions Cogle

11. CONTACT INFORMATION

a. Mame of contact person:  Bo Han

b. Telephone number:  (415) 722-2947

e, Mailing addrass:

215 Grant Ave. 5F CA 94108

10

I'BEC AFFIR

X

Signature of Filer

San Frencisco, Ca
Place of Exeition {City, County, State)

Cadton B Goodell Placs, Foom 190

Ean Franason, T4 34102-4050

UNDER PENALTY OFRERFHRY THAT THE FOREGOING IS TRUE AND CORRECT.

Malcolm Yeung, Executive Director

PFrmg Mame and Title of Files

Y s }3 )"}ﬂj‘}

Date of Exdcutish

Ter (458 S54-0508
weAny Siasmsm e org



SEC. 812. CHINATOWN RESIDENTIAL NEIGHBORHOOD COMMERCIAL DISTRICT.

] } - [ ] L]
=== New Ordinance Notice

Publisher's Note: This section has been AMENDED by new legislation (Ord. 264-22 , approved 12/22/2022, effective 1/22/2023). The text of the
amendment will be incorporated under the new section number when the amending legislation is effective.

The Chinatown Residential Neighborhood Commercial District extends along Stockton Street between Sacramento and Broadway and
along Powell Street between Washington Street and Broadway. It is generally west and uphill from Grant Avenue and is close to the
relatively intensely developed residential areas of lower Nob and Russian Hills. Stockton Street is a major transit corridor which serves
as “Main Street” for the Chinatown neighborhood. Both Stockton and Powell Streets contain a significant amount of housing as well as
major community institutions supportive to Chinatown and the larger Chinese community. This daytime-oriented district provides local
and regional specialty food shopping for fresh vegetables, poultry, fish, and meat. Weekends are this area’s busiest shopping days.

Because Stockton Street is intended to remain principally in its present character, the Stockton Street controls are designed to preserve
neighborhood-serving uses and protect the residential livability of the area. The controls promote new residential development
compatible with existing small-scale mixed-use character of the area. Consistent with the residential character of the area, commercial
development is directed to the ground story. Daytime-oriented use is protected and tourist-related uses and financial services are limited.

Housing development in new and existing buildings is encouraged above the ground floor. Institutional uses are also encouraged.
Existing residential units are protected by limits on demolition and conversion. Accessory Dwelling Units are permitted within the
district pursuant to subsection 207(c)(4) of this Code.

Table 812
CHINATOWN RESIDENTIAL NEIGHBORHOOD COMMERCIAL DISTRICT

ZONING CONTROL TABLE

Chinatown Residential Neighborhood
Commercial District

Zoning Category § References Controls

Chinatown Residential Neighborhood
Commercial District

Zoning Category § References Controls
BUILDING STANDARDS

Massing and Setbacks
§§ 102, 105,
106, 250 - 252,
o, [40X 50N, 65N, 65-85-N, & 110-G. P up
Height and Bulk Limits T ’ to 35 feet; C above 35 feet. See Height and
271. See also . .
. Bulk Map for more information.
Height and
Bulk District
Maps
5 Foot Height Bonus for Active Ground § 263.20 Not Permitted
Floor Uses
No more than 75% of lot coverage at the
§§ 130, 134, lowest level occupied by a dwelling.
Rear Yard 134.1, 136 Location of open space may be modified per
§ 134.1.
Sun Access Setbacks § 1323 15 ft. at specified heights
. §§ 130, 131, .
Front Setback and Side Yard 132, 133 Not Required.
Street Frontage and Public Realm




Streetscape and Pedestrian

Improvements § 138.1 Required
Street Frontage Requirements § 145.1 Required
Maximum Street Frontage [per P up to 50 feet; C required for more than 50
o § 1453
building] feet
Ground Floor Commercial § 1454 Not Required
All alleyways in the Chinatown Mixed Use
Vehicular Access Restrictions § 155(r) Districts; and Columbus Avenue between
Washington and North Point Streets.

Miscellaneous
Lot Size (Per Development) §121.3 P up to 5,000 sq. ft.; C 5,001 sq. ft. & above
Planned Unit Development § 304 C
Awning § 136.1 P
Canopy, or Marquee § 136.1 NP

§§ 602 - 604,
Signs 607.2, 608.1, As permitted by § 607.2

608.2

§§ 262, 602,
General Advertising Signs 604, 608, 609, | NP

610, 611

Design Guidelines

General Plan
Commerce and
Industry
Element

Subject to the Urban Design Guidelines

Zoning Category

Zoning Category
RESIDENTIAL STANDARDS AND USES

§ References

§ References

Controls

Controls

Development Standards

Usable Open Space [Per Dwelling Unit] | §§ 135, 136 48 sq. ft.
P up to one car for each two Dwelling Units;
§§ 150, 151.1, | C for up to .75 cars for each Dwelling Unit,
Off-Street Parking, Residential 153 - 156, 166, | subject to the criteria and procedures of

167, 204.5, 303

Sections 303(u) and 151.1(e), NP above 0.75
cars for each Dwelling Unit (1)

Dwelling Unit Mix §207.6 Not Applicable
Use Characteristics
Single Room Occupancy § 102 P
Student Housing § 102 P
Residential Uses Controls by Story
st 2nd 3rd+
Residential Uses P P P

Accessory Dwelling Unit Density

§§ 102, 207(c)
4)

Accessory Dwelling Units are permitted to
be constructed within an existing building
zoned for residential use or within an
existing and authorized auxiliary structure on
the same lot, provided that it does not
eliminate or reduce a ground-story retail or
commercial space.

Dwelling Unit Density § 207 Up to 1 unit per 200 sq. ft. lot area.
. . §§ 208,

Group Housing Density £90.88(b) 1 bedroom per 140 sq. ft. lot area

Homeless Shelters Density §§ 102, 208 Density limits regulated by the

Administrative Code




P up to twice the number of Dwelling Units
otherwise permitted as a Principal Use in the
district and meeting all the requirements of §

202.2(f)(1). C up to twice the number of

. . . §§ 102,

Senior Housing Density 202.2(f), 207 Dwelling Units otherwise permitted as a
Principal Use in the district and meeting all
requirements of § 202.2(f)(1), except for §
202.2(H)(1)(D)(iv), related to location.

Loss of Dwelling Units Controls by Story

1st 2nd 3rd+

Residential Conversion, Demolition or §317 C C C

Merger

Res1dep§1a1 Hotel Conversion, Ch. 41 Admin. NP NP NP

Demolition or Merger Code

Zoning Category

Zoning Category
NON-RESIDENTIAL STANDARDS

§ References

§ References

Controls

Controls

Development Standards

Floor Area Ratio 3§ 102, 123, 1.0to 1
124
Use Size § 1214 P up to 2,500 sq. ft.; C 2,501 to 4,000 sq. ft.
1 sq. ft. for every 50 sq. ft. of building over
Open Space § 135.1 10,000 sq. ft.
§§ 145.1, 150, No car parking r(?qulred. .lel'[S s.et forth in
151.1. 153 - Section 151.1. Bike parking required per
Off-Street Parking, Non-Residential 15 6‘ 1’ 66 Section 155.2. Car share spaces required
’ ’ when a project has 25 or more parking spaces
204.5
per § 166.
§§ 150, 152, L .
Off-Street Freight Loading 153 -155. 161, None required if gross floor area is less than
10,000 sq. ft.
204.5
Commercial Use Characteristics
Drive-up Facility § 102 NP
Formula Retail §§ 102,303.1 | C(2)
Hours of Operation § 102 P6am.-11pm;C1llpm.-2am.
Maritime Use § 102 NP
Open Air Sales § 102 P
Outdoor Activity Area §§ 102, 145.2 | P in front, C elsewhere
Walk-up Facility § 102 P if recessed 3 ft., C otherwise

Zoning Category

Zoning Category

NON-RESIDENTIAL USES

§ References

§ References

Controls

Controls
Controls by Story
2nd 3rd+

Agricultural Use Category
. . §§ 102,
Agriculture, Industrial 202.2(¢) NP NP NP
. §§ 102,
Agriculture, Large Scale Urban 202.2(¢) C C C
, . §§ 102,
Agriculture, Neighborhood 202.2(¢) P P P
Automotive Use Category
Automotive Uses* [ §§102,2025 [np NP NP




§§ 102,

Electric Vehicle Charging Location 202.2(b), c4)! C4) C4)
202.13
Parking Garage, Private § 102 C C C
Parking Lot, Private § 102 C C C
Parking Lot, Public § 102 C NP NP
Entertainment, Arts and Recreation Use Category
Entertainment and Recreation Uses* | §§ 102,202.4 NP NP NP
Movie Theater § 102 C NP NP
Open Recreation Area § 102 C C C
Passive Outdoor Recreation § 102 C C C
Industrial Use Category
Industrial Uses* gg;g?&) NP NP NP
Institutional Use Category
Institutional Uses* § 102 P P P
Hospital § 102 C C C
Medical Cannabis Dispensary § 102 NP NP NP
Public Facilities § 102 C C C
Sales and Service Use Category
Retail Sales and Service Uses* ;821(2)?;)’ 2023 P NP NP
Adult Business § 102 NP NP NP
Adult Sex Venue § 102 NP NP NP
Animal Hospital § 102 NP NP NP
Bar § 102 C NP NP
Cannabis Retail 3821(2)?;) NP NP NP
Flexible Retail §§102,2029 |P NP NP
Gift Store— Tourist Oriented § 102 NP NP NP
Hotel § 102 NP NP NP
Jewelry Store § 102 C NP NP
Kennel § 102 NP NP NP
Massage Establishment §(§)31 02, 204, P NP(3) NP(3)
Mortuary § 102 C C NP
Motel ggzlgé) NP NP NP
Restaurant § 102 P(2) NP NP
Retail Workspace § 102 NP NP NP
Services, Financial § 102 C NP NP
Services, Fringe Financial § 102 NP NP NP
Services, Limited Financial § 102 C NP NP
Storage, Self § 102 NP NP NP
Tobacco Paraphernalia Store § 102 C NP NP
Trade Shop § 102 P C NP
Non-Retail Sales and Service* § 102 NP NP NP
Design Professional § 102 P NP NP
Trade Office § 102 P NP NP
Utility and Infrastructure Use Category
Utility and Infrastructure* § 102 C C C
Power Plant § 102 NP NP NP
Public Utilities Yard § 102 NP NP NP




Wireless Telecommunications Services | § 102 P P P
Facility

* Not listed below

(1) Installation of a garage in an existing residential building of four or more units requires a mandatory
discretionary review by the Planning Commission; Section 311 notice is required for a building of less
than four units. In approving installation of the garage, the Commission shall find that:

(a) the proposed garage opening/addition of off-street parking will not cause the “removal” or
“conversion of residential unit,” as those terms are defined in Section 317 of this Code;

(b) the proposed garage opening/addition of off-street parking will not substantially decrease the
livability of a dwelling unit without increasing the floor area in a commensurate amount;

(c) the building has not had two or more “no-fault” evictions, as defined in Section37.9(a)(7) through
(9) and (11) through (12) of the Administrative Code, with each eviction associated with a separate unit(s)
within the past ten years; and

(d) the proposed garage/addition of off-street parking installation is consistent with the Priority Policies
of Section 101.1 of this Code.

Prior to the Planning Commission hearing, or prior to issuance of notification under Section 311(c)(2) of
this Code, the Planning Department shall require a signed affidavit by the project sponsor attesting to (a),
(b), and (c) above, which the Department shall independently verify. The Department shall also have made
a determination that the project complies with (d) above.

(2) Formula Retail Restaurants and Limited Restaurants are NP in all Chinatown MUDs.

(3) P ifaccessory to a Hotel, Personal Service or Health Service.

(4)! P where existing use is any Automotive Use.

(Added by Ord. 131-87, App. 4/24/87; amended by Ord. 115-90, App. 4/6/90; Ord. 275-05, File No. 051250, App. 11/30/2005; Ord. 289-06, File No. 050176, App. 11/20/2006;
Ord. 269-07, File No. 070671, App. 11/26/2007; Ord. 244-08, File No. 080567, App. 10/30/2008; Ord. 139-09, File No. 090402, App. 7/2/2009; Ord. 77-10, File No. 091165,
App. 4/16/2010; Ord. 66-11, File No. 101537, App. 4/20/2011, Eff. 5/20/2011; Ord. 75-12 , File No. 120084, App. 4/23/2012, Eff. 5/23/2012; Ord. 56-13 , File No. 130062,
App. 3/28/2013, Eff. 4/27/2013; Ord. 287-13 , File No. 130041, App. 12/26/2013, Eff. 1/25/2014; Ord. 232-14 , File No. 120881, App. 11/26/2014, Eff. 12/26/2014; Ord. 235-
14 , File No. 140844, App. 11/26/2014, Eff. 12/26/2014; Ord. 14-15 , File No. 141210, App. 2/13/2015, Eff. 3/15/2015; Ord. 20-15 , File No. 110548, App. 2/20/2015, Eff.
3/22/2015; Ord. 73-15, File No. 141303, App. 5/28/2015, Eff. 6/27/2015 ; redesignated and amended by Ord. 162-15 , File No. 150805, App. 9/18/2015, Eff. 10/18/2015;
amended by Ord. 33-16 , File No. 160115, App. 3/11/2016, Eff. 4/10/2016; Ord. 162-16 , File No. 160657, App. 8/4/2016, Eff. 9/3/2016; Ord. 166-16 , File No. 160477, App.
8/11/2016, Eff. 9/10/2016; Ord. 217-16, File No. 160424, App. 11/10/2016, Eff. 12/10/2016; Ord. 99-17, File No. 170206, App. 5/19/2017, Eff. 6/18/2017; Ord. 229-17, File
No. 171041, App. 12/6/2017, Eff. 1/5/2018; Ord. 213-18, File No. 180319, App. 9/14/2018, Eff. 10/15/2018; Ord. 277-18, File No. 180914, App. 11/20/2018, Eff. 12/21/2018;
Ord. 311-18, File No. 181028, App. 12/21/2018, Eff. 1/21/2019; Ord. 208-19, File No. 190594, App. 9/20/2019, Eff. 10/21/2019; Ord. 63-20, File No. 200077, App. 4/24/2020,
Eff. 5/25/2020; Ord. 54-21, File No. 201326, App. 4/23/2021, Eff. 5/24/2021; Ord. 136-21, File No. 210674, App. 8/4/2021, Eff. 9/4/2021; Ord. 233-21, File No. 210381, App.
12/22/2021, Eff. 1/22/2022; Ord. 37-22, File No. 211263, App. 3/14/2022, Eff. 4/14/2022; Ord. 75-22, File No. 220264, App. 5/13/2022, Eff. 6/13/2022; Ord. 190-22, File No.
220036, App. 9/16/2022, Eff. 10/17/2022; Ord. 248-23, File No. 230446, App. 12/14/2023, Eff. 1/14/2024; Ord. 249-23, File No. 230701, App. 12/14/2023, Eff. 1/14/2024)

AMENDMENT HISTORY

Zoning Control Table: .74A and .74B added; Ord. 66-11 , Eff. 5/20/2011. Zoning Control Table: .41, .43, and .44 amended, former category .42 deleted; Ord. 75-12 , Eff.
5/23/2012. Zoning Control Table: .45 and .54 amended; Specific Provisions: 812.54 added; Ord. 56-13 , Eff. 4/27/2013. Zoning Control Table: .39a and .39b amended; Ord.
287-13 , Eff. 1/25/2014. Specific Provisions: former category 812.71 deleted, Ord. 232-14 , Eff. 12/26/2014. Specific Provisions: 812.54 amended; Ord. 235-14 , Eff. 12/26/2014.
Zoning Control Table: .92b added; Ord. 14-15 , Eff. 3/15/2015. Zoning Control Table: .15, .16, and .17 amended; Ord. 20-15 , Eff. 3/22/2015. Zoning Control Table: .54
amended; Specific Provisions: 812.54 amended; Ord. 73-15, Eff. 6/27/2015. Section redesignated (formerly Sec. 812.1); introductory material amended; Zoning Control Table:
.91 amended; Specific Provisions: 812.91 added; Ord. 162-15 , Eff. 10/18/2015. Zoning Control Table: former categories .38a, .38b, .39a, and .39b deleted, .97 and .98 added;
Ord. 33-16 , Eff. 4/10/2016. Specific Provisions: 812.91 amended; Ord. 162-16 , Eff. 9/3/2016. Zoning Control Table: .99 added; Ord. 166-16 , Eff. 9/10/2016. Zoning Control
Table: .30 amended; Ord. 217-16, Eff. 12/10/2016. Zoning Control Table: .22 and .94 amended; Ord. 99-17, Eff. 6/18/2017. Zoning Control Table: .75 added; Ord. 229-17, Eff.
1/5/2018. Zoning Control Table: .75 and .83 deleted; Ord. 213-18, Eff. 10/15/2018. Zoning Control Table: .23 and .94 amended; Ord. 277-18, Eff. 12/21/2018. Zoning Control
Table: .23 and .94 amended; Ord. 311-18, Eff. 1/21/2019. Introductory material amended; Zoning Control Table replaced; Notes (1)-(2) added; Specific Provisions table deleted;
Ord. 208-19, Eff. 10/21/2019. Zoning Control Table and Notes (1)(c) and (2) amended; Ord. 63-20, Eff. 5/25/2020. First introductory paragraph and Zoning Control Table
amended; Ord. 54-21, Eff. 5/24/2021. Note (1) amended; Ord. 136-21, Eff. 9/4/2021. Zoning Control Table amended; Note (3) added; Ord. 233-21, Eff. 1/22/2022. Zoning

Control Table and Note (3) amended; Ord. 37-22, Eff. 4/14/2022. Zoning Control Table amended; Ord. 75-22, Eff. 6/13/2022. Zoning Control Table amended; Note (4)1 added;
Ord. 190-22 , Eff. 10/17/2022. Zoning Control Table amended; Ord. 248-23 , Eff. 1/14/2024. Zoning Control Table amended; Ord. 249-23 , Eff. 1/14/2024.

CODIFICATION NOTE

1. Note “(4)” is referenced as Note “(3)” in Ord. 190-22. The note was redesignated by the codifier because a note designated as “(3)” had previously been added to this section
by Ord. 233-21.





