From: 714515@gmail.com

Sent: Monday, November 24, 2014 2:15 PM
To: Carroll, John (BOS)
Subject: 2853 Broderick -- BOS Hearing November 25th--Appellant response to Dwelling Unit Merger
application and appraisals
Attachments: Irving text letter.pdf; ATTO0001.ixt; 1b.pdf; ATT00002.txt; 1e.pdf; ATT00003.txt; 1c.pdf;
ATTO0004.txt; 1d.pdf; ATTO0005.txt TRE DAY
. RECEIVED AFTER LEVE
Categories: 141083 DEADLINE, BYE Nsoeogﬁgﬂ%ﬂ% 'S) ADMIN.
Note: 0D Cealfomia Governmant Gode, Secton
65009(b)2). Information received at, or prior to, the public
Dear Mr. Carroll: hearing will be inc.4 fed ae part of the official flle.)

Attached below is Appellant’s response to 2853-2857 Broderick Dwelling Unit Merger
application and Appraisals. Please distribute to the Board of Supervisors and others that
need a copy.

Thank you,
Irving Zaretsky )
Appellant's letter to Supervisor Farrell 11l



Irving Zaretsky <iiz@pacbell.net>¢ November 23, 2014 4:39 PM
To: Mark Farrell <info@markfarrell.com>

Cc: Catherine Stefani <catherine.stefani@sfgov.org>, "Scott (CPC) Sanchez"
<scott.sanchez @sfgov.org>, "Patrick. O'Riordan@sfgov.org”
<Patrick.O'Riordan@sfgov.org>, "Daniel (DBI) Lowrey" <Daniel..Lowrey@SFGOV.ORG>,
"Thomas {DBI) Fessler" <Thomas.Fessler@sfgov.org>, Tina Tam <Tina. Tam@sfgov.org>,
"Shelley (CPC) Caltagirone" <Shelley.Caltagirone @sfgov.org>, Sarah Jones
<sarah.b.jones@sfgov.org>, "paulmaimai@yahoo.com" <paulmaimai@yahoo.com>,
"kbgoss@pacbell.net" <kbgoss@pacbell.net>, "michael @jaegermchugh.com”
<michael@jaegermchugh.com>, "maitsai@yahoo.com" <maitsai@yahoo.com>,
"annabrockway @yahoo.com" <annabrockway @yahoo.com>, "dorinetowle @me.com"
<dorinetowle @me.com>, Vince Hoenigman <vince @citymark.com>, Kate Kardos
<kdkmanagement@yahoo.com>, "cjones@forwardmgmt.com"
<cjones@forwardmgmt.com>, "rwgoss@pachell.net Goss" <rwgoss @pacbell.net>, Poviitz
<rpovlitz@yahoo.com>, "timothy.arcuri@cowen.com" <timothy.arcuri @cowen.com>,
"amanda@hoenigman.com” <amanda@hoenigman.com>, "wmore@zaol.com”

<wmore @aol.com>, "Will Morehead (" <letsbond@gmail.com>, nancy leavens nancy
<nancyp.leavens@gmail.com>, "dod.fraser@gmail.com" <dod.fraser@gmail.com>,
"ethurston@gmail.com” <ethurston@gmait.com>, "DXN2700@aot.com”

<DXN2700 @aol.com>, Geoff Wood <ggwood2@gmail.com>, Brooke Sampson
<brookesampson@yahoo.com=, "elarkin@hill-co.com™ <elarkin@hill-co.com>,
"Ibrooke@Imi.net (Ibrooke @Imi.net)” <ibrooke @Imi.net>, "Cynthia2ndemail@gmail.com”
<Cynthia2ndemail @gmail.com>, "Patriciavaughey@att.net Patricia”

<Patriciavaughey @att.net>, "info @cowhollowassociation.org"
<info@cowhollowassociation.org>, "IDick@fbm.com" <IDick@fbm.com>,
"loy.lamug@sfgov.org" <joy.lamug@sfgov.org>, "john.carroll @sfgov.org”
<john.carroll@sigov.org>, "Angela.Calvillo@sfgov.org" <Angela.Calvillo@sfgov.org>
BOS HEARING NOV 25 --2853 BRODERICK DWELLING UNIT MERGER AND
APPRAISALS

5 Aftachments, 26.3 MB
Dear Supervisor Farrelt:

Appellants response 1o 2853-57 Broderick: DWELLING UNIT MERGER AND

APPRAISALS
Board of Supervisors Hearing November 25, 2014

Appeillant objects to the approval of the Dwelling Unit Merger application submitted by the
project sponsor of 2853-2857 Broderick street that is based on her appraisal packet.

Attached below is the permit application, and there are later versions as well, for the Unit



Merger. Attached below are also her two appraisal documents by Summit Real Estate and
by Roger A. Ostrem.

Attached further is an appraisal conducted at the request of Appellant by Trisha Clark and
Timothy Little.

it is argued by the project sponsor and her lawyer that the matter of the Dwelling Unit
Merger is not within the jurisdiction of the Board of Supervisors, so it was argued at the at
the Planning Commission,

because the total value of this two flat rental building is over $3,000,000 and each unit to
be removed from the affordable housing stock of San Francisco is valued at over
$1,506,000. Consequently,

they conclude, as did the Department of City Planning, that the matter is up 1o the
discretion of the Zoning Administrator and not a proper subject matter for review by the
Board of Supervisors.

The project sponsor further argues that the matter of the Dwelling Unit Merger is not a
proper subject matter for a CEQA hearing and beyond its authorized scope.

Appellants disagree.

The appraisals submitted by the project sponsor attempt to value the building at 2853-57
Broderick as of December 2, 2013, two months prior to the suspension of all permits by the
Zoning Administrator.

The first document by the Summit Real Estate Group, Inc. does not appear to be an
appraisal at all. It is an office marketing valuation by a real estate agent, and signed as a
real estate agent, to give a valuation of the

proposed removal of a Dwelling unit. No explanation of methodology is presented
because it is not a formal appraisal.

It is not credible because it attempts to establish value by using comparable sales of
condominiums and stock cooperative units in size and condition and level of finishes much
apart from the subject property without any

adjustments. It is presented here purely for the purpose of inflating the value of the subject
property so it can be taken out of review from the Board of Supervisors.

The second document is an appraisal by Roger Ostrem that suffers from similar defects.
Mr. Ostrem uses for a comparable the added sale of two unit rental buildings and he splits

the entire value of the building
essentially in half and gives each unit a projected speculative value.

- Neither of this methodology is correct and neither follows the requirements for the
establishment of value for the removal of a dwelling unit.



The appropriate and accepted method of evaluation is to bring comparable of TIC
(Tenancy in Common) units that have actually been sold and to compare and contrast
them along certain parameters with the subject

property and thereby provide a value for each unit based on actual realized sales of TIC's.
The subject property is neither a condominium project nor a stock cooperative legal entity.
It has always been a rental

two unit building, owner occupied in one unit, and a second rental unit that has always
been rented at affordable rents to single tenants, couples and roommates (up to March
2010, before the fire, 2853 Broderick rented for

about $3000 per month allowing two roommates to share the flat at $1500 per month each,
which is less than what each would have to pay to rent an individual studio apartment).

Appellant, in contrast, presents a valid appraisal showing the sale of TIC units as
comparables. They do show the value of each unit to be less than those offered by the
project sponsor.

However, both the project sponsor's appraisal and Appellant's appraisal suffer from the
same challenge:

2853-2857 Broderick is a hollowed out shell, in raw state, and requires enormous amount
of improvement to get it into the most minimal livable state and to bring it up to even the
state it was in on March 10, 2010 when the

fire occurred.

In order to have an accurate appraisal, we must know the contractor assessment of the
cost for reconstruction, even to a lowest minimum level. Both the project sponsor and
Appellant relied on the stated amount of | |
$320,000 given in Permit no. 201108031630. That amount was provided on August 3,
2011 (three and a half years ago) by Mrs. Conrad and it was based on the amount of her
insurance proceeds that she thought she

would get, and on a reconstruction plan that was very modest and depended on a very
limited demolition of the structure’s interiors, a much reduced demo than the over
demoilition that occurred and that forced her to sell her property.

Since the current project sponsor took over the property, she never submitted, in any
permit application, the valuation of her actual construction, but has relied deceptively on
the $320,000 cost estimate of Mrs. Conrad

in August of 2011. ’

For a proper appraisal of the value of the units for the purposes of unit removal, both her
appraisers and ours have to be given an accurate cost basis of construction. That would
lower the values claimed by both

her appraisers and ours. Accurate construction costs have to be fed in to the comparison



of comparables TIC sales in order to get an accurate valuation for the removal of a
dwelling unit.

APPELLANT'S APPRAISERS PROVIDE THESE CAVEATS iN THEIR ADDENDUM AND
HONESTLY ADDRESS THE LACK OF SUFFICIENT INFORMATION TO COME UP WITH
A CORRECT ACTUAL VALUATION

OF EACH UNIT BESTINED FOR UNIT REMOVAL. WHEN COMPARED WITH THE
COMPARABLES, the subject property cost of lifting the building, excavating the garage,
and providing the structure with basic

services and minimal living standards would require many multiples of $320,000.

Similarly, the price paid by the project sponsor for the structure in May 2012 of $1,800,000
could not have ever doubled in the year and a half leading to December 2, 2013 (the
effective date of the appraisal) even if only

$320,000 in construction cost were put in. The project sponsor can argue that she bought
the structure in an off market sale and did not pay to the seller fair market value, but that
would get into a conversation of ill

gotten gains which is an issue not before this appeal.

The Dwelling Unit Merger Application is also misleading in that the project sponsor claims
that no additional construction is to be undertaken for the sake of the merger. This is
precisely the point that the Appellants '

are making that the basic structural construction for the merger has already occurred under
‘the wrongfully issued permits and that the Unit Merger application should have been
presented to a 311 notification prior

to the construction having been accomplished that would allow her to argue that no further
construction is necessary for the merger itself.

Appelianis argue that 2853-57 Broderick is an Historic Resource and as such the merger
of there two units to turn it into a home is within the jurisdiction of the Board of Supervisors
for approval.

BACK STORY:

There is a back story 10 the appraisals and valuation and it is the property located at 2821
Broderick, a two unit rental building sold in May 2012 for $3,560,000 and located a few
houses to the south of the subject property and on the same block..

That sale occurred at about the same time that the project sponsor bought the subject
property, 2853 Broderick, for $1,800,000. 2821 Broderick consists of two units built in
1909 with a total sqg. footage for lot and house of 9,567; the ot is 4047 sq.ft and the house
is 4,520 sq. ft. This property is much larger, with grand views, a pre-existing garage, and
in much better move in condition than the subject property. The buyer proceeded to
reconstruct the property as a two unit building but usable as a home. The developer



originally claimed to the neighborhood that he was building the structure for his own use,
and once the remodel was finished It was sold, a few months ago, for $11,100,000.

This is the building that is the role model for the project sponsor and for the Summit Group
valuation and for Roger Ostrem's appraisal. When | was asked to meet with the project
sponsor on March 6, 2013 her claim was

that she no longer wants a two unit building but rather a home. She claimed that that was
the real value of the property for development. Since that time, all her machinations with
the permits and the valuations and the

change of plans have to do with expanding, in all directions, this modest 1890 structure,
the oldest building in our neighborhood, and to turn it into a mansion to yield an enormous
flow of cash when it is sold.

To accomplish this, the project sponsor, has to rid the structure of its 125 year old history
and maximize every inch of available space, including building on the whole lot.

Her trampling on the permit Rules, the deception, the machinations with the plans, the
constant changes of plans, the putting in permit applications and WIthdrawmg them
tactically and strategically, all have to do with

profits at the end of the rainbow.

The appellants and neighbors who are appealing this project are all business oriented
people. No one begrudges his neighbor a profit. All the neighbors believe that everyone
has a right to remodel a home, to improve

their environment, 1o add living amenities to their living space. No one is ideologically
rooted in opposing building remodel and deveiopment But we are opposed is violating the
Rules, lying to your neighbors, deception

in the conduct of construction and permitting, abusing your neighbors for the sake of a
profit, and disrespecting the history and environment in which the development occurs. We
don't condone breaking the Rules to justify

the ends.

We do not subscribe to the notion of the project sponsor that "the last person to buy into a
neighborhood is first in rights". These historic homes have been maintained by the
neighbors for decades and everyone has

placed boundaries on their development activities and homes remodel. The project
sponsor wants to eliminate all boundaries and break out the envelope of responsible and
accountable home improvement to the

detriment of all her neighbors and to the neighborhood's environment and historic

character.
As the saying goes in all cases of wrong doing and coverup: FOLLOW THE MONEY.

It is respectfully requested that the Board of Supervisors review this application for
Dwelling Unit Merger.



Sincerely,

frving Zaretsky
Appellant

Dwelling Unit Merger Application

Project sponsor appraisals: Summit Group
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WALKUP CLARK & ASSOCIATES
QUALITY REAL ESTATE APPRAISALS

RES
File No. 14K007CTL

APPRAISAL OF

A RESIDENTIAL UNIT HELD IN TENANCY COMMON CWNERSHIP

LOCATED AT:

2857 BRODERICK STREET
SAN FRANCISCO, CA 94123

CLIENT:

IRVING ZARETSKY
2845-2847 BRODERICK STREET
SAN FRANCISCO, CA 94123

AS OF:

December 2, 2013

BY:

TIMOTHY A LITTLE

2332 TARAVAL STREET #1, SAN FRANCISCO, CA 94116 PHONE 415-731-9601 FAX 415-731-5815




WALKUP CLARK & ASSCCIATES RES

individual Condominium Unit Appraisal Report FieNo. 14K007CTL
The purpose of this appraisal repost is fo provide (he client wal & credible oplaron of \he definad vaive of the subject property, given the wterdded use of the appraisal.
Client Name IRVING ZARETSKY E-mait 7345 15@GMAIL.COM
Client Address 2845-2847 BRODERICK STREET Ciy SAN FRANCISCO state CA 2ip 94117

Addiional inended Users} [RVING ZARETSKY'S DELEGATED ASSQCIATES.

Intended Use ASSET EVALUATION OF HYPOTHETICAL TIC UNIT DIVISION.

Property Address 2857 BRODERICK STREET Ciy SAN FRANCISCO state CA Zip 94123

Oumes of Public Record WHITEHEAD,PAMELA J FAMILY TRUST County SAN FRANCISCO

tegal Description LOT 2, BLOCK 0947 (SEE PRELIMINARY TITLE REPORT FOR A FULL LEGAL BESCRIPTION) #2857

Assessor's Parcel #0947 - 002 (UNIT#2857}) Tax Year 2013 RE. Taxess PROP 13

Neightoshood Name COW HOLLOW Map Reference 647/F4 Ceasus Trat 0128.00

Property Rights Appraised 1 |Fee Simple | |Leasehold Other {descube) FEE SIMPLE W/PARTIAL INTEREST AS TENANCY IN COMMON

My research IM il not reveal any prips sales of transfers of the subject propenty for M three years prior [o the elfectve date of this appraisal,

Prics Sale/Transfer:  Date Prce Sourcefs) M} SINDCBATA

Analysis of proor sale o ansler lustory of the subject propenty (and bie sales, i apy THE SUBJECT UNIT LAST SOLD AS A WHOLE FOR

$1,800,000 ON 05/30/2012 (DOC#0J42200809). NO OTHER SALES FOR THE SUBJECT UNIT WERE NOTED IN THE PAST 36

MONTHS, NO ADDITIONAL PRIOR TRANSFERS WERE NOTED FOR THE COMPARABLE SALES WIiTHIN THE PAST 12 MONTHS.

SALES HISTORY

Offerngs, oplions and contracts as of the effective date of the app

Nalghivorhood Charactoristics L. s Condominium Unit Houslng Tronds . Condominium Bouaing Prosenttand Use
Location X |urban Subusbian | _|Aueal Propeny Vatss, EX jincreas Stable Oeclatiag PRICE AGE | OneUmt 40 %
X |over75% | _j25-15% Under 25% | Demand/Supply EX [Shortage In Balanze |__|Qver Supply | $(000) 15 2-4 Unit 25 %
Growth Rapid X jStable Slow Markeung Yime {X jUndes 3 miis 3-6mils  { lover 6 mins 220 tow O | Muli-Camily 20 %
hbothaod LOMBARD TO THE NORTH, GREEN TO THE SQUTH, LYON TO THE 1,900 High 110 | commercial 12%
WEST AND VAN NESS TO THE EAST. 750 pred. 80| Other 3%

ghborhood Descripton SEE ATTACHED ARDENDUM.

NEIGHBORHOOD

Market Conditions (including support lor the above conclusans) SEE ATTACHED ADDENDUM.

Topography SLOPED Size 2757 SF Densty 2 UNITS Vview NONE

Specilic Zonng Classdication RH2 Zoning Descripron RESIDENTIAL; TWO FAMILY DWELLING

al Monconlarmmg !No Zowng Hegal (desctibe}

g__‘ is e highast and bes! use of the subject propesty as miptoved {or as proposed pet plans and specifications) the present yse? Yes DNO 1o, describe.
&
§ utifities Public _ Other(dessribe} Pubtic _Other (deseribs} Olf-site lmyprovements—Type Public _Private
o X Water X sueel ASPHALT i
g Sanuary Sewer m Aley  NONE E
Site € THE SUBJECT 1S A TYPICAL INTERIOR SITE ON A RESIDENTIAL STREET STREET WITH LIGHT LEVELS OF

TRAFFIC. THE SITE TOPOGRAPHY IS SLIGHTLY SLOPED. NO APPARENT ENCROACHMENTS, EASEMENTS OR ADVERSE
SITE FACTORS NOTED.
Dala sowrce(s} for project inf MLS, REAL ESTATE AGENT

X [ometdesce)  LOW RISE

Profact Descrplion erlached ﬂRow or Townhouse ﬂGafden

.. GeneraDescripon - -: Gierat Destription - - General Descdption .- - |-, . . Genera) Descripli Vi Projectinfo
g #ol Stonas 3 &ﬂ ctive Age 10 YRS Extenos Walls WD.SD/IAVGH | Ratio (spacesiuans) 171 #of Unils 2
B3 # of Blevatars 0 [)? Existng_{_|Pioposed Roof Susface TAR & GRVL ! Type GARAGE 4 of Units Gomplated 2
% Year gun 1800 [ Junder constnuction Total & Parkng 2 Guest Parking NONE 4 ot Units Rented 0
‘é Describe the condition of the project and quality of constiucion. SEE ATTACHED ADDENDUM
b
s
g
B Desciabe the common el and ionat faciiies. GARAGE, & REAR YARD
. GENERAL DESCRIPTION . =" INYERIOR S 15+ piaggnalss ™ ~1'0 * dou oo AMENTIES o 1w b 2o, APPLIANCES: - of 1o - CARSYORAGE - -1 -
Floor # IRDIATHITOP Floors HDWD/AVG+ Eieplace(s)¥ O X |Refrigeratar None
#olbevels 2 walls SHIRKIAVG+ Woodstove(s) # 0 X |RangelOven X|Gamge | [Coveres Open|
Heang Type FAU _ Fuel GAS | TnmiFmish WD/PNTDIAVG+ peckiPatg 0 X Disé 3] Mictowave _} ¥ ol Cars 1
{. CentralAC | lindividual AC Bah Wanscot THEIAVGH PorchiBalcony O X [Dishwiasher B [ Jassgned | Jowned
(X other (descrive} NONE Doors HLLOW CORE/AVGH Other O X | Washesifiver Patlung Space #
Finshed area above gade contans: 7 Rooms 4 Bedronms 3.0 8atli(s) 2,245 Square Feel of Gross Lnang Aren Above Grade
[ a the imp THE SUBSECT UNIT 1§ THE 3RD/M4TH/TCP FLOOR UNIT THAT IS TO BE FINISHED TO AN AVERAGE

STANDARD CONTAINING 3 BEDROOMS, AND 2 BATHROOMS ON THE 4TH TOP FLOOR. THE 3RD MAIN LIVING FLOOR
CONTAINS A DINING ROOM, BEDROOM, KITCHEN, LIVING ROGM AND 1 BATHROOM. THE UPPER FLOOR HAS VIEWS OF
THE CITY AREA,

UNIT DESCRIPTION

THE UNIT WILL BE ELIGIBLE FOR STREAMLINED CONDOMINIUM CONVERSION AS A 2-UNIT BUILDING. THIS 1S OF
BENEFICIAL STATUS WIiTH REGARD TO TIiC PROPERTY VALUE, BUT IS STILL CONSIDERED INFERIOR TC CONDOMINIUMS
UNT]L THE SUBJECT IS OFFICIALLY CONVERTED TO CONDOMINIUM OWNERSHIF’ E!Y THE CITY.

Trogaced usng AC softave, B0 223 0 220 8137 3-2019 ACH Diwtendd ;so&;m‘ Samees, e, ARy ncsewd
Pagelof AR) Genatal Puipose Agpraisnl Repist Gf
2 P R paniors. gl




. WALKUP CLARK & ASSOCIATES.
individual Condominium Unit Appraisal Report

RES
Fite No. 14KOQ7CTL

FEATURE | SUBJECT COMPARABLE SALE NO, 1 COMPARABLE SALE NO, 2 COMPARABLE SALE NO. 3
Address 2857 BRODERICK STREET [333 SPRUCE STREET 3226 OCTAVIA STREET 3132 SCOTT STREET
and SAN FRANCISCO SAN FRANCISCO SAN FRANGISCO SAN FRANGISCC
Unit# - - - -

Prajecs Name and  2853-2857 BRODERICK ST $334-335 SPRUCE STREET  [3224-3226 OCTAVIA STREET (3132 SCOTT STREET
1 1 1
0.86 MlLES NE 0.23 MILES NE

0.82 MILES SW

s 1

4S

1,695,000}

s 1

,708.000

600,000

SALES COMPARISON APPROACH

Sale Price/GrassLiv, Arga_| S 0.00sq.n |5 923.74se bl w5 1059, am N il
Dala Souree(s] L SFMLS#410799 DOM:73 SFMLS#414595 DOM:14 [ SFMLSH416224  DOM:23
Verification Source(s) NDC/DQCHI76500639 NDC/DOC#0J82200332 NDC/DOCH#0485500349
VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION S Adusinet DESCRIPTION 4{3) 5 Adustment DESCRIPTION 1} S Adusiment
Sale or Finanging ARMLTH ARMLTH ARML.TH
Concessions CONV;0 CONV;0 CONV:0
Date ol Sale/Time 10/02/2013 COE 010812014 COE 0312412014 COE
GO0D GOoD GQOD GOOD/NGCISE. 80,000
LeaseholdiFee Simple 1 FEE SIMPLE FEE SIMPLE FEE SIMPLE FEE SIMPLE
HOA Mo, Assessment | $O $350 $267 3451
Common Slements NONE NONE NCNE - ROOF DECK -20,000
antf Rec. Facilites YARD YARD NONE 5,000 YARD
Floor Localian IRDIGTHITOPR 2NDIMID 10,000 { 1ST/2ZNDIMID 10,000 | 1ST/2ND/MID 10,900
PRT.CITY/AREA |PRT.CITY/AREA NONE 42,375 | NONE 40,000
TRADITIONAL_ | TRADITIONAL TRADITIONAL TRADITIONAL
Quality of Consttuetion { AVERAGE+ GO0D -85,400{GOQD 84,750 { GOOD -80,000
Actual Age 1900 1905 1923 1812
Comiiian AVERAGE GOOD -85,400| GOOD 84,750 | GOOD -80,000
Above Grade Tose] [Ockms Baths Toal |Bis Gaths Yol t0denns Baths yeea) |gams{ Baths
Roos Count 7 [ 4 3 613 2.5 7,500 6 i 3 I 2 5006 7 | 8] 2.5 -7,500
GrossLvingArea 175 2,245 sg. it 1,849 sq.b. 69,300 1,600 sq.ft. 112,800 2,360 sg.fi ~20,200
Basement & Finished NONE NONE NONE NONE
Rooms Beloy Grade STORAGE STORAGE STORAGE STORAGE
AVERAGE/TIC _|AVERAGE/TIC AVERAGEITIC AVERAGE(TIC
FAUMNONE FAUINONE FAUMNONE FAU/NONE
Energy Efficient ltems STANDARD STANDARD STANDARD STANDARD
GaragelCarpont 1 CAR GARAGE |1 CAR GARAGE 1 CAR GARAGE 2 CAR GARAGE -40,000
ParchiPatin/Deck DECK DECK LYARD -5,000 i NONE 10,000
KITCHENBATH | REMOD/AVGH | REMDLDIGOOD -40,000 | REMOD/GOOD -40,060 i REMOD/GOOD -40,000
DENSITY/QCPNT |2 UNIT/OWNER | 3 UNIT/OWNER 86,400 12 UNITIOWNER 5 UNITIQWNER 80,000
Net Adjustment {Tolal} fh X Is 38800 | 1+ X} s 29325! [+ [X]- Is 67,700
Adjusted Sale Price NetAd.,  -2.3% Netad,  -1.7% NetAd, -4.2%
of Comparables | Grossad, 22.4%1s  1669,400 Giossagy 23.8%18 1665675 Gossag 31.7%1s  1,532.300

y of Sales Compari

Approach THE COMPARABLE SALES ARE THE MOST RECENT AND APPROPRIATE SALES AVAILABLE

FROM CONVENTIONAL MARKET DATA SOURCES. THE DATA SOURCES CONSULTED WERE OFFICE FILES, THE MULTIPLE

LISTING SERVICE, LOCAL REAL ESTATE AGENTS, NDCDATA AND EXTERIOR INSPECTION. THE GROSS LIVING AREA IS

ADJUSTED AT §175 PER SQUARE FOOT AN[ ROUNDED TO THE NEAREST HUNDRED, FOR DIFFERENCES OVER 100

SQUARE FEET. LOCATION, APPEAL AND CONDITION ADJUSTMENTS ARE MADE AS A PERCENTAGE OF RESPECTIVE SALES

PRICE. DIFFERENCES [N ROOM COUNY ARE INCLUDED tN GROSS LIVING AREA ADJUSTMENTS. FULL BATHROOMS ARE

ADJUSTED AT $15,000 AND HALF BATHS ARE ADJUSTED AT $7,500. ALL OTHER ADJUSTMENTS ARE MADE ON A LUMP SUM

BASIS.

A FOCUS WAS PLACED ON FINDING COMPARABLE TIC UNITS TO COMPARE TO THE SUBJECT AS OPPOSED 7O SPLITTING

THE VALUE OF A 2-UNIT APARTMENT BUILDING OR USING CONDOMINIUM COMPARABLES. THIS 1S CONSIDERED TO BE

CRUCIAL IN ACCURATELY REPRESENTING THE SUBJECT'S VALUE AND IS CONSIDERED HIGHEST AND BEST USE OF THE

SUBJECT BUILDING.

SEE ATTACHED ADDENDUM FOR ADDITIONAL COMMENTS,

Indicated Value by Sales Camy
INCOMEAPPROACH TOVALUE, :

atison Ap machs 1 620 000

[}

2

§ Eslimaled Monthly Market Rent $

NI‘A Indxcaled Value hy tncome Aggmac

Summaty of Income Approact (including support fo market rentang GRM)  THE INCOME APPROACH I8 NOT USED AS SIMILAR PROPERTIES tN THE

AREA ARE PRIMARILY OWNER OCCUPIED AND NOT UTILIZED FOR INCOME PRODUCTION. A CREDIBLE RESULT CAN BE

OBTAINED WITHOUT THE USE OF THIS APPROACH TO VALUE,

Indicated Value by:

THE SALES COMPARISON APPROACH 1S THE MOST RELIABLE MARKET VALUE INDICATOR AS IT BEST REFLECTS BUYER

Sales Comparison Approach $ 1,620,800

lncome Appraach (it davelopedys NIA

AND SELLER ACTIONS. THE COST APPROACH IS NOT APPLICABLE FOR COMMON INTEREST OWNERSHIP DUE TO THE

DIFFICULTY IN VALUING INDIVISIBLE INTERESTS. THE iINCOME APPROACH 1S NOT USED AS SIMILAR PROPERTIES IN THE

AREA ARE PRIMARILY OWNER OCCUPIED AND NOT UTILIZED FOR INCOME PROBUCTION.

This apprassal s made D“as 5"

U subjact to completien per plans and specifications ont the basis of a hypoth
subject to the lollowing repairs or alieratiors an the basis of a hypothelical condition that the repairs o alteralions have heen completed

SEE ATTACHED ADDENDUM

that the 1mp

have been comp!

subject to the folfowing:

RECONCILIATION

Based on the scope of work, assumptions, limiting conditions and appraiser's centification, my (our} opinion of the defined value of the real property

thatis the subject of thisreportis $ 1,620,000

asof 12/02/2013

+which is the effective date of this apgraisal.

dpar

Page2otd

b Tovs fors Copytet 4 2005

Rea! Estate Appraisers

100 AISO L

cvn0s, 190, FRRPS Resined

AR™) Genntal Purpots Appraisat Repst 0312010
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WALKUP CLARK & ASSOCIATES
Individuaj Condominium Unit Appraisal Report

RES

File Mo, 14KQ07CTL

FEATURE | SUBJECT COMPARABLE SALE NO. 4 COMPARABLE SALE NO.5 __COMPARABLE SALE NO.§
Addiess 2857 BRODERICK STREET | 3128 WASHINGTON STREET {436 LAUREL STREET
and SAN FRANCISCO SAN FRANCISCO SAN FRANCISCO
Uit - - A
ProjectName and  2853-2857 BRODERICK ST | 3124 -3134 WASHINGTON ST 432«436A LAUREL STREET
1
. 10.44 MlLES SW O 74 MILES SW
. |$ 1 270, 000 : - Is 1, 349 Q00§ - s |
Sale PricgiGtoss L. Alea s1,016. 00 0. lLf L 51 226 36 sq. ILI 1y s spi) o
Data Source(s SFMLS #407445 DOM 154 SFMLS#410719  DOM: 27
Vetilicatign Source(s) - INDCIDOCHOJ 76600444 NDCMDQCHJ73100421
VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION 498 Adustment DESCRIPTION 1{) S Adustannt DESCRIPTION S Adustent
Sale o Fmancing - |ARMLTH ARMLTH
Concessions S (CONV:D CONV;0
Date of Sale/Tme : '110/04/2013 COE 08/16/2013 COE
GO0D GOQD SO0D
Leasehoklifee Simple FEE SIMPLE £EE SIMPLE FEE SIMPLE
HOA Mo. Assessment $0 $376 $250.00
Common Elements NONE NONE NONE
and Rec, Faciilies YARD NONE 5.000{ YARD
Floor Location 3RDMTHTOP | 2NDISRDITOP 18T/2NDMID 10,000
PRT.CITY/AREA |NONE NONE 33,725
TRADITIONAL [ TRABITIONAL TRADITIONAL
Quality of Construcion | AVERAGE+ AVERAGE+ GO0D -67,450
Actwal Age 1800 1900 1960
Conditan AVERAGE AVERAGE GO0D -67,450
Atove Gratle Tol |£mm-,| Siths To ans* Baths, Tota) Bdms)  Baihs Toi umms[ Baths
Room Count 714 | 3 513 2.0 1500017 1 3 3
Grosstamng Area 175 2,245 so.it 1,250 sq. 1t 174,108 1,100 sq. i 200,300 S B
Basemen; & Fimshed NONE NONE NONE
Rooms 8elow Grade STORAGE STORAGE STORAGE
AVERAGE/TIC AVERAGE/TIC AVERAGE/TIC
Healing/Coaling FAU/NONE FAUMNONE FAUNONE
8 Enerqy Etficiont liems STANDARD NONE NONE NOTED
53 GaragelCarpors 1 CAR GARAGE |1 CAR OFF ST 10,0001 1 CAR GARAGE
4 porctiPanolDeck DECK DECK NONE 40,000
g KITCHEN/BATH _{REMOD/AVGH REMOD/GOOD -40,000 } REMQD/GOCD -40,000
z DENSITY/OCPNT |2 UNIT/OWNER |8 UNIT/TENANT 127,000 | 4 UNIT/OWNER 67,450
(2]
2 Net Adjusiment {Total) XIv T Is 201100f X [ ]- [s 146575 X+ [ |- Is
£ Adjusted Sale Price Netadi. 22.9% NelAdp  10.9% NetAd,  0.0%
be] of Comparables : : Guoss Ay, 29.2% |8 1,561,100 [Grossadi 38.8%|s 1495575} Grossad  0.0% s
g Summary of Sales Comparnison QEproach SEE ATTACHED ADDENDUM.
g .

3. . Ins o Coeynps © 20053010 AL Dadwatl 120 Caems Sanvies, B, ARG Rasenes
Addtisna) Comparabies

{UPAR} Gencta? Pmpose/\ma&! faoey G5/2010
GPARINIZ 1005732010




) . WALKUP CLARK & ASSOCIATES. RES
individual Condominium Unit Appraisal Report FileNo. 14K007CTL.

Scope of Work, Assumptions and Limiting Conditions

Scope of work is defined in the Uniform dards of Professional isaf Practice as " the type and extent of research and analysesinan
assignment.” i short, scape of work is simply what the appraiser did and did not do during the course afthe assignment, Ltincludes, butis not
[¥mited to: the extenttowhich the property is identified and inspected, the type and extent of dataresearched, the type and extent of analyses applied
to arrive at opinions or conclusions.

“The scope of this appraisal and enstting discussion in this reportare specific to 1he needs of the client, other identified intended users and ta the
intended use of the report, This reportwas prepared for the sole and exclusive use of the client and other identified intended users for the identified
intended use andits use by any other parfies is prohibited. The appraiser is notzesponsible for unautharized use of the report.

The appraiser's certification appearing in this appraisal report is subject to the followil litions and to such other specilic conditions as are
setforth by the appraiser in the vepart. All extraordinary assumptions and hypothetical condmons are stated in the repont and might have affected the
assignmentresults.

1. The appraiser assumes no tesponsibifity for matters ol a legal rature affacting the property appraised of litte thereto, nor daes the apprasset teader any ophion as (o the itle, which 1s
assumed lo be good and marketable. The propetly is appraised as thounh under responsible ovsership,

2. Any sketch in this 1epor may show approximate dimenstons and is included oaly f0 assist the reader i visualizng the prapeny. The apprasser has made no suivey of the property.

3, The appraiser 15 not regquired o give tesimony o appear i cout because of having made the appraisal vath reference 1o the property in question, tintess atrangements have been
previously made thareto,

4. Negher all, ttor any par ol the content of this repoit, capy ar other media thereof (including conclusions as to the property value, the sdentiy of the app i
of the firmvath vinch the appraiser 15 connected), shall e used for any puiposes by anyone bt the cliant and ather intended users a5 Identified 10 this repor, nor shalkit be conveyad by
anyone to the public tirough rdvertisiag, public relations, news, sales, or other aledia, vithout the writen consent of the appraiser.

" 1l

5. The appraiser wilt not disclose the contens of this appraisal report unless required by appheable faw or as specifist n the Unitorm Standards of Professionat Appraisal Praclice.

6. Infarmatan, eskmaies, and opieunns huraishett o the ap; Land 16 e (eport, were oiauted (rom sources considered reViable and biefieved 1o be tite and corract
Howeves, no tesponsibiliy for accusacy of such items furnishied 1o the ] ! by the app

1. The apprasser assumes thal there are o hrlden of snapparent condions of the property, subsoil, o7 striclures, wivch vioukl re:xder W more ar fess vakxable. The apptaiser assimes
no tesy ility for such condutions, ot fot ing or testing. which nught be tequirad o discover such lactors. This app tis nolan of the property ang
shouls not be considessd as such.

8. The ap peciaizes in the val of real propetty and is not a home msg building cont tengmaer, or similar expet, Unfess othenvise noted, The appraiser
did no1 conduct the mtensive ype of fiekd observatoss of the kind mtended to seek and discovar properly defecis. The vxemug of the property and any improvenients is far purposes of
developmy an opinton of the defined value of the property, given e ded use of this fitan are based on surfate cbservations only. The
appraiser claims no special expertise reyarding issues meluding, but not fimited to: found l b moisture probleqis, wogd d {or other) insects, pest inlestation,

radon gas, lead based pami, mold or environrental issues. Unless othervase idicated, mechanical syslems were nol acivated or lested.

This appraisal report should nat be used lo disclose the condition of the property as i refates to the presencelabsence of defecis. The client s inviled and encouraged to employ qualified
expens lowspecl and address areas of concesn. |l negative canditions are discovered, the opinion of value may be alfected,

Unless otherwise noted, the apprai the e ts that constitite the subject property improvemeni(s} are fundamentally sound andin
warking arder,
Any viewng of the prapetty by the appraiser was limited to readily ob ble areas. Unless oth Roted, atties and cfaw) space areas were nol agcesse). The appraiser did not sove

furnituze, fiaor covenngs or othet nems thal may restoct the vieving of (he propery.

¢

9. A s involving hypothelcal conditons celated lo comp of news cansiauclion, repaiss of alteration are based on the ian that such completi or repans will
be competently perlarmed
10. Unless the infended use of this appraisal specifically inchudes issues of property insutance coverage, this appraisal shouid not be used for such putposes. Reproduction or

Replacement cost figures used s \he cos\ approach are for valuation purposes only, qiven (e nignded use of the assignment. The Definitton of Valie used in this assignment is unlikely
1o be consistent with the def of ble Value lor properly insuance coverage/fuse.

11. The ACEGeneral Purpose Appraisal Repart {GPAR™) is not intended for use in fransactions that require aFannie Mae 1073!Fredd|c Mac 466 form,
atso known as the Individual Condominitm Unit Appraisat Repert (Condo),

Additional Commenis Related To Scape Of Work, Assumptions and Limiting Canditions

gt ACHsorae, 500 234 BT27 v vl sasn Ths $erm CoggTgd  W05-2010 AT Dresest 15O CLes Senvees, 15, ARG Ressived,
Paedold {QPAR™) Gendrad Purpose Appmsal Repedt 052010
GPLRAL: 10 05252040




WALKUP CLARK & ASSOCGIATES RES
Individual Condominium Unit Appraisal Report FileNo. 14K007CTL

Appraiser’s Certification

The appraiser(s) certities that, 1o the hest of the appraises's knowledge and beltef:
1. The statements ol lact contaimed i this teport are tiue and correct,

2 Xhe reponed analyses, optnzons, ang cancluslons are hmited only by he repnrled assumptions and limdting conditicns aad are the appraiser's personal, inparia), and unbiased

f | analyses, apintons, and

3. Unless othenwise stated, the appeatses has 1o present ar prospechive interest in the property thatis the subjact of this tepost and has ne personal intetest vilh sespect to the parkes
involved.

4. The appraiser has no tas with fespect £ the praperty thal is the subject ol s report ot o Ine pariies involved with this assignment,

5. The app S inhis was not upan developing or reporting

6. The app far g this nssiy Y upon e ar reporting of a pred value or direction in valug thatfavors the cause of
\he ¢lent, the wmoum or the value opinion, the altament of a stpttaed resull, or the oceunence olast lsequent event dneclxy relatad to the intended wse of this appraisal,

d resulls,

7. The appraiser's analyses, opmuons, and conclusions were developed, and this report hias been n conformity with the Uniform dards of P Appraisal Practice.
8. Unless noted, e app has made ap b sy of the property thatis the subject of this repoit.
9. Unless noted below, no one provided significant eal propesty apprassat 10 the app stgning this certii guificant teal propecy apprasat assistance provired by:

10. | have performed MO other services, regarding the property that is the subject of the work under review within the three-year
period immediately preceding acceptance of this assignment.

Additional Certifications:

Definition of Value: Market Value Dother Value:
Source of Debmtion: USPAP 2012-2013

A type of value, stated as an opinion, that presumes the transfer of a property {i.e., a right of ownership or a bundle of such rights),
as of a certain date, under specific conditions set forth in the definition of the term identified by the appraiser as appficable in an
appraisal.

ADDRESS OF THE PROPERTY APPRAISED:
2857 BRODERICK STREET.

SAN FRANCISCO, CA 94123

EFFECTIVE DATE OF THE APPRAISAL: 12/02/2013
APPRAISED VALUE OF THE SUBJECT PROPERTY $ 1,620,000

APPRAISER SUPERVISORY APPRAISER
Signature: g5
Name; TIMOTHY A LITTLE Name:  TRISHA L. CLARK
State Certification # AR044897 State Ceni & AG028851
of License 4 of License #
o Other (describe): State t: CA State: CA
State: CA Exf Date of Cerfification or License:  01/29/2016
Expiration Date of Certificaion o7 License: 10/19/2016 Date of Sty 11/47/2014
Date of Signature and Regort.  11/17/2014 Date of Propetty Vievang:
Date of Propearty Vievang: 11/12/2014 Degree of property vieving:
Degree of propeny wevang: E:]Jmenm and Extenor [:]Exlefior Only - Déd ol personally view
Interior ang Exterior Extetror Only D Ditd not personally view
G AC saltearee, B0 234302, Thsdotrs Copyrart 6 20032080 ACH D401 180 Clams Servees, Ire, &% H:psnm‘\eﬂ

: 144
Pagrsold AR} Groval Puapose Al A?Jsz} Repat 092010
‘«,pal . o PR} P Pf FRION L3 05250010
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ADDENDUM

Client: |RVING ZARETSKY File Mo.. 14K007CTL
Property Address: 2857 BRODERICK STREET Case No: RES
City: SAN FRANCISCO . State: CA Zip: 94123

NOTE THAT THE APPRAISER WAS NOT PROVIDED WITH A LICENSE CONTRACTOR'S ESTIMATE OF THE CONSTRUGTION

- NEEBED TO BRING THE SUBJEGT UP TO THE HABITABLE AND REFURBISHED CONDITION THAT IS BEING CONSIDERED IN
THIS APPRAISAL, THE APPRAISER WAS NOT ABLE TO VIEW THE INTERIOR OF THE PROPERTY AT ANY TIME. SHOULD THE
ACTUAL CONDITION AND CONSTRUCTION COST BE DIFFERENT THAT WHAT IS ASSUMED TYPICAL AND THUS USED IN THIS
ANALYSIS, THEN THE APPRAISER WOULD NEED TG BE REHIRED TO DETERMINE ANY EFFECT ON THE VALUE
CONGLUSIONS.

SCOPE OF WORK
THE FOLLOWING {3 A DESCRIPTICN OF THE WORK UNDERTAKEN IN THE COURSE OF COMPLETING THIS APPRAISAL:

STATE THE PROBLEM: AN APPRAISAL ASSIGNMENT WAS NEGOTIATED BETWEEN THE APPRAISER(S) AND THE CLIENT. THE
ASSIGNMENT REQUIRED AGREEMENT BETWEEN THE PARTIES ON THE PURPOSE OF THE APPRAISAL, THE TYPE OF
APPRAISAL AND THE TYPE OF REPORT THAT WOULD BE ADEQUATE FOR THE PURPOSE AS UNDERSTOOD BY THE
APPRAISER(S), THE APPRAISER(S) COMPENSATION FOR COMPLETING THE ASSIGNMENT, AND THE PROJECTED DELIVERY
DATE, ANG DELIVERY PLACE FOR THE APPRAISAL REPORT.

THE PURPOSE IS TO ESTIMATE MARKET VALUE OF THE FEE SIMPLE INTEREST OF THE SUBJECT DESCRIBED IN THIS
REPORT FOR REAL ESTATE PLANNING DECISIONS ONLY.

THIS APPRAISAL HAS BEEN COMPLETED AT THE REQUEST OF THE CLIENT AND iS INTENDED FOR THEIR SOLE USE. THIS IS
A SUMMARY APPRAISAL REPORT, WITH ADDITIONAL INFORMATION IN THE APPRAISERS' FILE. THIS APPRAISAL REPORT HAS
BEEN COMPLETED WITHIN USPAP GUIDELINES.

CONSIBER THE DATA NEEDED: A VARIETY OF DATA WAS NEEDED TO UNDERTAKE THE ASSIGNMENT INCLUBING GENERAL
DATA ABOUT THE NATION, THE REGION, THE GOVERNING AUTHORITY AND THE MARKET AREA, AS WELL AS DATA ABCUT
THE SUBJECT SITE AND IMPROVEMENTS. DATA RELEVANT TO EACH APPROACH TO VALUE YWAS DEVELOPED FOR COSTS,
SALES, INCOME, AND EXPENSES.

DATA UTILIZED IN THIS REPORT WAS ASSEMBLED USING THE FOLLOWING SOURCES; PUBLIC RECORD, REGORDS
MAINTAINED BY AND INTERVIEWS GRANTED BY MARKET PARTICIPANTS, RECORDS OF LOCAL BOARDS OF REALTY AND
MULTIPLE LISTING SERVICES, DATA SITES MAINTAINED 8Y CITY, COUNTY, REGIONAL, AND STATE GOVERNMENT, DATA
SITES MAINTAINED BY SERVICE AND BUSINESS GROUPS SEARCHED AT THIS TIME AND PREVIQUSLY. RESULTS WERE BOTH
SELECTED AND EDITED AGAINST A STANDARD OF PROVIDING AN ADEQUATE LEVEL OF REPORTING TO SUPPORT THE
ANALYSIS AND CONCLUSIONS DEVELOPED, WITH AN EYE ON THE AGREEMENTS MADE WITH THE CLIENT AND OUR
RESPONSIBILITIES UNDER USPAP.

INSPEGT THE PROPERTIES: THE APPRAISER CONDUCTED AN INSPECTION OF THE EXTERIOR OF THE SUBJECT PROPERTY
ONLY, AND AN INSPECTION OF THE EXTERIOR OF THE COMPARABLE PROPERTIES. TRE APPRAISER HAS PROVIDED A
SKETCH IN THIS APPRAISAL REPORT TO SHOW THE APPROXIMATE DIMENSIONS OF THE SUBJECT IMPROVEMENTS WHICH
WERE ESTBLISHED FROM UTILZING CONSTRUCTION PLANS AND A PRIOR APPRAISAL REPORT BOTH OF WHICH WERE
PROVIDED BY IRVING ZARETSKY. IT IS INCLUDED ONLY TO ASSIST THE READER IN VISUALIZING THE PROPERTY AND
UNDERSTANDING THE APPRAISER'S DETERMINATION OF ITS SIZE. THE APPRAISER 1S NOT AN EXPERT IN SURVEYING.

HYPOTHETICAL CONDITION/EXTRAORDINARY ASSUMPTIONS: THE SUBJECT, AT THE TIME OF THE INSPECTION, ISNOT INA
LIVABLE CONDITION AFTER PARTIAL CONSTRUCTION WORK HAULTS MANDATED BY THE CITY ACCORDING TO THE
NEIGHBOR, IRVING ZARETSKY. THE APPRAISED VALUE IS BASED ON THE HYPOTHETICAL CONDITION THAT THE UNIT HAS
BEEN COMPLETED TO A MINIMAL LIVING STANDARD, 1S VACANT ANG 1S A TIC UNIT WITHIN A 2-UNIT BUILDING. THE
EVALUATION AS A 2-UNIT BUILDING 1S CONSIDERED APPROPRIATE TO ANALYZE THE VALUE OF THE BUILDING'S UNITS SO
THAT THE MARKET VALUE OF EACH UNIT CAN BE ESTIMATED FROM MARKET DATA.

SHOULD THE VALUE OF THE BUILDING REQUIRE TO BE ESTABLISHED AS A WHOLE 2-UNIT BUILDING OR SINGLE FAMILY
HOME, OR THE TIC UNIT FEATURES BE DIFFERENT FROM THE SKETCHES PROVIDED BY IRVING ZARETSKY, THE APPRAISED
VALUE WOULD BE AFFECTED AND THE APPRAISER WOULD NEED TO BE HIRED TO OETERMINE ANY CHANGE IN VALUE.

DETERMINE THE HIGHEST AND BEST USE: THE APPRAISERS IDENTIFIED THE PERTINENT FACTORS APPLICABLE TO THE
SUBJECT PROPERTY “AS-IF" IT LACKED IMPROVEMENTS BUT WAS READY FOR DEVELOPMENT. THEY FORMED AN OPINION
OF THE REASONABLE, PROBABLE, AND LEGAL USE OF IT AS VACANT LAND OR UNIMPROVED PROPERTY WITH THE
INTENTION THAT THIS USE MUST MEET THE STANDARDS OF LEGAL PERMISSIBILITY, PHYSICAL POSSIBILITY, FINANCIAL
FEASIBILITY AND MAXIMUM PRODUCTIVITY.

IN KEEPING WITH THE PURPOSE OF THIS APPRAISAL AND THE REQUIREMENTS OF THE CLIENT, THE BUILDING WAS
ANALYSED AS 2 TIC UNITS & LIMITED DEGREE OF RESEARCH AND ANALYSIS WAS INVESTED IN THE "AS-IF* VACANT AND
READY FOR DEVELOPMENT HIGHEST AND BEST USE. A MUCH HIGHER DEGREE OF RESEARCH AND ANALYSIS WOULD BE
REQUIRED TO FIRST PREDICT THE CONSEQUENCES OF DEMOLISHING THE SUBJECT IMPROVEMENTS AND THEN TO
VISUALIZE WHAT IMPROVEMENTS WOULD BE MOST LIKELY TO MEET THE "AS-IF" VACANT AND READY FOR DEVELOPMENT
HIGHEST AND BEST USE CRITERIA. THAT STUDY WAS CONSIDERED BEYOND THE SCOPE OF THIS REPORT, HENCE A
PRELIMINARY FINDING WAS OFFERED HERE FOR THE "AS-IF" VACANT AND READY FOR DEVELOPMENT HIGREST AND BEST
USE.

THE EXISTING IMPROVEMENYS UPON COMPLETION ARE CONSIDERED TO REPRESENT THE *AS IS" HIGHEST AND BEST USE
£OR THE SUBJECT, AS IMPROVED. THE IMPROVEMENTS ARE QUITE FUNCTIONAL AND IN REASONABLE CONDITION, AND
THE CURRENT USE CONFORMS TO THE SURROUNDING USES IN THE SUBJECT'S NEIGHBORHOGCD.
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ADDENDUM

Clienl: (RVING ZARETSKY File No.: 14K007CTL
Property Address: 2857 SRODERICK STREET Case No.: RES
Cily: SAN ERANCISCO State: CA Zip: 94123

DETERMINE THE APPROPRIATE APPROACHES TO VALUE: THE THREE APPROACHES TCO VALUE WERE CONSIDERED: THE
COST APPROACH, THE SALES COMPARISON APPROACH, AND THE INCOME APPROACH. THE APPROPRIATE APPROACHES
TO VALUE WERE SELECTED AND DEVELGPED. WHEN AN APPROACH WAS OMITTED AN EXPLANATION WAS PRESENTED.
UNLESS OTHERWISE SPECIFICALLY STATED, THE THREE APPROACHES TO VALUE WERE ALL FOUND TO BE APPROPRIATE.

ELECTRONIC SIGNATURE DISCLOSURE:IF THIS REPORT HAS BEEN SIGNED WITH A DIGITAL SIGNATURE THEN IT 1S
PASSWORD PROTECTED, THE SOFTWARE UTILIZED BY APPRAISER TO GENERATE THE APPRAISAL PROTECTS SECURITY
BY MEANS OF A DIGITAL SIGNATURE SECURITY FEATURE FOR EACH APPRAISER SIGNING THE REPORT, AND EACH
APPRAISER MAINTAINS CONTROL OF THEIR RELATED SIGNATURE THROUGH A PASSWORD, HARDWARE DEVICE, OR OTHER
MEANS.

Tenancy in Common Introduction

FOR PURPCSES OF THIS APPRAISAL, TENANCY IN COMMON IS DEFINED AS THE CO-OWNERSHIP OF MULTI-UNIT PROPERTY
BY CO-OWNERS WHO EACH WISH TO HAVE EXCLUSIVE USAGE RIGHTS TO A PARTICULAR AREA OF THE PROPERTY. TIC
OWNERS OWN PERCENTAGES IN AN UNDIVIDED PROPERTY RATRER THAN PARTICULAR UNITS OR APARTMENTS, AND
THEIR DEEDS SHOW ONLY THEIR OWNERSHIP PERCENTAGES. THE RIGHT OF A PARTICULAR TIC OWNER TO USE A
PARTICULAR DWELLING COMES FROM A WRITTEN CONTRACT SIGNED BY ALL CO-OWNERS (OFTEN CALLED A "TENANCY IN
COMMON AGREEMENT"), NOT FROM A DEED, MAP OR OTHER DOCUMENT RECORDED IN COUNTY RECORDS. THIS TYPE OF
TENANCY IN COMMCN CO-OWNERSHIP SHOULD NOT BE CONFUSED WATH THE LEGAL SUBDIVISIONS KNOWN AS THE
"CONDOMINIUM" AND THE “STOCK COOPERATIVE".

THE TERM "TIC UNIT" WILL BE USED TO DEFINE A CO-OWNERSHIP OF A SINGLE RESIDENTIAL UNIT AS TENANCY IN
COMMON.

THE CONDOMINIUM CONVERSION LOTTERY REFORM AND BYPASS LEGISLATION (NOW CALLED THE “EXPEDITED
CONVERSICN PROGRAM") HAS BEEN APPROVED, AND APPLICATICNS FOR CONVERSIONS UNDER THE PROGRAM WERE
ACCEPTED BEGINNING JULY 29, 2013.

THE FOLLOWING EXCERPT IS FROM AN ARTICLE BY ANDY SIRKIN WRITTEN ON 07/20/2013.

ALL BUILDINGS THAT PARTICIPATED UNSUCCESSFULLY IN THE 2012 OR 2013 CONVERSION LOTTERY WILL BE ALLOWED TQ
CONVERT PROVIDED THEY SATISFY OWNER-OCCUPANCY REQUIREMENTS. CURRENT TIC BUILDINGS {MEANING THERE ARE
MULTIPLE OWNERS WHO HAD A SIGNED TIC AGREEMENT iN PLACE BEFORE APRIL 15, 2013) THAT DID NCT PARTICIPATE IN
THE 2012 OR 2013 LOTTERY, AND SOME BUILDINGS (N ESCROW TO BE SOLD AS TICS AS OF APRIL 15, 2013, WILL ALSQ BE
PERMITTED TO CONVERT IF THEY SATISFY OWNER OCCUPANCY REQUIREMENTS. AS UNDER CURRENT LAW, ALL
CATEGCRIES OF BUILDINGS MAY BE DISQUALIFIED 8Y PRIOR EVICTION HISTCRY.

FOR 2-4 UNIT BUILDINGS, AT LEAST ONE UNIT MUST BE CCCUPIED CONTINUGUSLY FOR THE REQUIRED
CWNER-OCCUPANCY PERICC (SPECIFIED IN THE PRECEDING SECTION) BY AN CWNER OF RECORD THAT USES THE UNIT
AS HIS/HER PRINCIPAL RESIDENCE. FOR 5-6 UNIT BUILDINGS, AT LEAST THREE UNITS MUST BE OCCUPIED CONTINUGUSLY
FOR THE REQUIRED OWNER-OCCUPANCY PERIOD 8Y SEPARATE OWNERS OF RECORD, EACH OF WHOM USES HISIHER

+ UNIT AS HISTHER PRINGIPAL RESIDENCE.

NG BUILDINGS WILL BE PERMITTED TC CONDO-CONVERT UNDER THE NEW PROGRAM IF ANY OF THE FOLLOWING WERE
TRUE: {1} THERE WAS A *NO FAULT" EVICTION AFTER MARCH 31, 2013; (If) THERE WAS A *NO FAULT" EVICTION OF A
*PROTECTED TENANT" AFTER NOVEMBER 18, 2004; OR (Iif) THERE WERE TWO OR MORE *NO FAULT” EVICTIONS AFTER MAY
1, 2005. WITH REGARD TO THE LAST SITUATION (TWO OR MORE "NO FAULT" EVICTIONS AFTER MAY 1, 2005), THE
NO-CONVERSION RULE WILL NOT APPLY IF ALL UNITS WERE OWNER-OCCUPIED BY APRIL 4, 2006, OR IF 50% OF THE UNITS
HAVE BEEN OWNER-OCCUPIED CONTINUQUSLY FOR 10 YEARS AT THE TIME OF APPLICATION. AN EVICTION 1S “NO-FAULT"
IF THE GROUNDS STATED IN THE EVICTION NOTICE WAS OWNER MOVE IN, RELATIVE TO MOVE N, UNIT DEMOLITION,
RENOVATION/REHABILITATION, OR REMOVAL FROM THE RENTAL MARKET (AN “ELLIS ACT EVICTION®). THERE ARE SOME
EXCEPTIONS TO THESE DISQUALIFICATION RULES, AND READERS SHOULD REFERENCE THE WEBSITE BELOW BEFORE
CONCLUDING THAT A BUILDING 1S DISQUALIFIED UNDER THESE RULES.

THE NEW LAW WILL HAVE NO EFFECT ON THE EXISTING RULE ALLOWING TWO-UNIT BUILDINGS TO CONVERT WHEN BOTH
UNITS HAVE BEEN OCCUPIED BY SEPARATE OWNERS FOR AT LEAST ONE YEAR, AND THESE BUILDINGS WILL NOT PAY ANY
OF THE FEES IMPOSED BY THE NEW LAW.

THE CONDOMINIUM CONVERSION LOTTERY WILL BE SUSPENDED FOR 10-12 YEARS. THE EXACT LENGTH OF THE
SUSPENSION WILL DEPEND ON HOW MANY BUILDINGS CONVERT UNDER THE BYPASS SYSTEM AND HOW MANY NEW UNITS
ARE CONSTRUCTED WATH THE MONEY GENERATED THROUGH BYPASS FEES. WHEN THE LOTTERY RETURNS, IT WILL NO
LONGER BE POSSIBLE FOR PROPERTIES WITH MORE THAN FOUR RESIDENTIAL UNITS TO CONVERT TO CONDOMINIUMS,
EXCEPT FOR CERTAIN 5-6 UNIT THAT WERE PREVENTED FROM USING THE EXPEDITED CONVERSION PROGRAM OUE TO
EVICTION HISTCRY. THE OWNER-OCCUPANCY REQUIREMENTS FOR ENTERING THE CONDO LOTTERY WILL ALSO
INCREASE: THREE-UNIT BUILOINGS WILL NEED AT LEAST TWO OWNER-OCCUPIED UNITS, AND FOUR-UNIT BUILDINGS WILL
NEED AT LEAST THREE OWNER-OCCUPIED UNITS. EVEN ONE "NO-FAULT" EVICTION WILL PREVENT A BUILDING FROM
ENTERING THE LOTTERY FOR AT LEAST SEVEN YEARS.,
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ADDENDUM

Clienl; IRVING ZARETSKY ) . Fite No.: 14K007CTL
Property Address: 2857 BRODERICK STREET Gase No.: RES
Cily: SAN FRANCISGO State: CA Zip: 94123

FOR BUILGINGS SUCH AS THE SUBJECT THAT HAVE BYPASSED THE PRIOR LOTTERY AND ENTERED THE NEW 'EXPEDITED
CONVERSION PROGRAM THERE ARE MANDATES FOR ACTIONS FOR TENANT QCCUPIED BUILDINGS SUCH AS THE SUBJEGT.
THE FOLLOWING 1S A Q & A EXTRACTION FROM THE SAN FRANCISCO APARTMENT ASSOCIATION WEBSITE ON SUCH
CONDITIONS.

Q. WHAT HAPPENS {F THERE ARE TENANTS IN THE BUILDING?

A. AS REQUIRED BY EXISTING LAW, OWNERS WILL HAVE TO OFFER EACH RENTAL TENANT THE RIGHT TO 8UY HISIHER
UNIT (REGARDLESS OF WHETHER THE OWNER WISHES TO SELL}. THE OWNER CAN SET THE PRICE AS RIGH AS HE/SHE
WISHES, AND DOES NOT HAVE TO BASE IT ON THE MARKET VALUE OF THE APARTMENT. HOWEVER, IF THE TENANT
DECIDES NOT TO BUY, HE/SHE MUST BE OFFERED A LIFETIME, RENT-CONTROLLED LEASE UNDER WHICH HE/SHE CANNOT
BE EVICTED EXCEPT FOR NONPAYMENT OF RENT OR OTHER LEASE VIOLATIONS. (THIS MEANS NO OWNER MOVE-IN,
RELATIVE MOVE-IN, RENOVATION, OR ELLIS ACT EVICTION OF THE LIFETIME LEASE TENANT BY THE CURRENT OWNERS OR
SUBSEQUENT OWNERS). EVERY NONPURCHASING TENANT IS OFFERED A LIFETIME LEASE, REGARDLESS OF HIS/IHER AGE
OR DISABILITY STATUS. BUILDINGS THAT PARTICIPATED IN THE 2013 LOTTERY FOLLOWING SEVEN PRIOR LOTTERY
LOSSES ARE NOT REQUIRED TO OFFER LIFETIME LEASES AS DESCRIBED IN THIS SECTION.

Q. WHAT IF THERE IS MORE THAN ONE RENTER LIVING IN AN APARTMENT? DOES EACH TENANT OR ROOMMATE GET A
LIFETIME LEASE?

A. THE NEW CONDO CONVERSION LAW DOES NOT CONTAIN DETAILS ON HOW THE LIFETIME LEASE REQUIREMENT WILL
APPLY WHEN THERE ARE MULTIPLE TENANTS OR ROOMMATES LIVING IN A UNIT, AND THE COURTS WILL ULTIMATELY HAVE
TO RESOLVE THE ISSUE. THE MOST LIKELY INTERPRETATION IS THAT A LIFETIME LEASE MUST BE OFFERED TO ALL THE
PEOPLE LIVING IN THE UNIT ON THE DATE OF CONVERSION APPLICATION EXCEPT FOR THOSE THAT WOULD NOT BE
ENTITLED TO EVICTION CONTROL PROTECTIONS UNDER THE RENT CONTROL LAW.

MORE SPECIFICALLY, THE EXCLUBED GROUP WOULD CONSIST OF OCCUPANTS WHO MOVED IN AFTER THE TENANCY
BEGAN WHO RECEIVED A TIMELY NOTICE FROM THE OWNER THAT THEY COULD BE EVICTED AFTER THE LAST OF THE
ORIGINAL TENANTS VACATED. THE GROUP OF TENANTS ENTITLED TO LIFETIME TENANCY WOULD ALL BE NAMED
COLLECTIVELY AS THE TENANT ON ONE SINGLE LIFETIME LEASE.

Q. COULD A LIFETIME LEASE TENANT ASSIGN OR SUBLEASE THE APARTMENT? COULD THE TENANT MOVE OUT AND STILL
COLLECT RENT FROM THE APARTMENT?

A.THE NEW CONDO CONVERSION LAW DOES NOT CONTAIN DETAILS ON THE ABILITY OF A LIFETIME LEASE TENANT TO
ASSIGN OR SUBLEASE HISHHER APARTMENT, AND THE COURTS WILL ULTIMATELY HAVE TO RESOLVE THE (SSUE. THE
MOST LIKELY INTERPRETATION IS THAT THE ASSIGNMENT/SUBLETTING RESTRICTIONS {N A PARTICULAR TENANT'S
LIFETIME LEASE WILL BE THE SAME AS THOSE THAT APPLY TO HIS/HER EXISTING TENANCY. FOR EXAMPLE, F THE
TENANT'S EXISTING TENANCY 1S SUBJECT TO A LEGALLY ENFCRCEABLE ABSOLUTE BAN ON ASSIGNMENT/SUBLETTING,
THAT BAN CAN ALSO 8E PLACED IN HISHER LIFETIME LEASE, NOTE, HOWEVER, THAT SUCH BANS ARE ONLY
ENFORCEABLE IF THEY MEET CERTAIN VERY SPECIFIC REQUIREMENTS IN THE SAN FRANCISCO RENT BGARD
REGULATIONS, AND EVEN THEN DO NOT APPLY WHEN AN ORIGINAL TENANT IS REPLACING A DEPARTING CO-QCCUPANT
WITH A NEW OCCUPANT. AS A PRACTICAL MATTER, THIS MEANS THAT LIFETIME LEASE TENANTS WILL BE ABLE TO
ASSIGNISUBLEASE SO LONG AS AT LEAST ONE OF THE TENANTS NAMED ON THE LIFETIME LEASE CONTINUES TO RESIDE
IN THE UNIT.

MOREOVER, IT HAS BEEN VERY DIFFICULT FOR OWNERS TO SUCCESSFULLY EVICT OCCUPANTS BASED ON THE FACT
THAT THE LAST "ORIGINAL TENANT" BAS VACATED, BECAUSE THE TENANT OFTEN CLAIMS THAT HE/SHE 1S STILL LIVING IN
THE UNIT OR {S JUST AWAY TEMPORARILY. .

OWNERS SHOULD EXPECT THIS PRCBLEM TO CONTINUE, OR EVEN WORSEN, IN THE CONTEXT OF A LIFETIME LEASE
TENANT WHO IS LIVING ELSEWHERE WHILE STILL CLAIMING TO OCCUPY THE OWNER'S CONDOMINIUM.

ARELATED QUESTION IS WHETHER A LIFETIME LEASE TENANT CAN CONTINUE TO PAY HIS/HER LOW RENT TO THE CONDO
QWNER WHILE CHARGING A HIGHER AMOUNT TO THE “SUBTENANTS" OR “ROOMMATES” LIVING IN THE LIFETIME LEASE
UNIT. SAN FRANGISCO RENT CONTROL LAW PROHIBITS THIS BY REQUIRING RENT-CONTROL TENANTS TO CHARGE
SUBTENANTS/ROOMMATES NO MORE THAN A PRO RATA SHARE OF WHAT THE TENANT IS PAYING TO THE OWNER. THIS
SAME LIMITATION CAN PROBABLY BE INCLUDED IN THE LIFETIME LEASE; HOWEVER, IN PRACTICE, IT IS CLOSE TO
{MPOSSIBLE FOR AN OWNER TO KNOW OR PROVE HOW MUCH THE SUBTENANT/ROCMMATE IS ACTUALLY PAYING THE
ORIGINAL TENANT.

Neighborhood Description

THE SUBJECT 1S LOCATED IN THE "COW HOLLOW" DISTRICT OF SAN FRANCISCO, AN URBAN RESIDENTIAL ENVIRONMENT
COMPOSED OF ABOVE AVERAGE TO GOQD QUALITY SINGLE AND MULTI-FAMILY RESIDENCES AND NEIGHBORHOOD
SERVING COMMERCIAL USES. THE PROPERTY MIX IS COMPATIBLE WITH THE NEIGHBORHBOCO. ACCESS TO SHOPPING,
TRANSPORTATION, SCHOOLS AND EMPLOYMENT IS CONSIDERED TO BE AVERAGE.

ACCESS TO INTERSTATE HIGHWAYS 1, 101, INTERSTATE 80 AND INTERSTATE 280 ARE ALL WITHIN 2 MILES OF THE
SUBJECT. THESE FREEWAYS CONNECT TO THE GREATER BAY AREA AND BEYCOND. THE SAN FRANCISCO FINANCIAL
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CENTER IS WITHIN 2 MILES OF THE SUBJECT, THIS WAS ACCESSIBLE VIA MUNICIPAL TRANSIT LINES LOCATED NEAR THE
SUBJECT'S BLOCK . ACCESS FOR THE SUBJECT IS RATED GOGD WHEN COMPARED TO OTHER COMPETING PROPERTIES IN
THE MARKET AREA. THE SUBJECT'S LOCATICN IS ASSIGNED AN AVERAGE OVERALL RATING FOR EXPOSURE FOR THE
PROPERTY WHEN COMPARED TO OTHER COMPETING PROPERTIES IN THE MARKET AREA.

Neighborhood Market Conditions

OPEN MARKET SALES WITH CONVENTIONAL FINANCING AND NG SIGNIFICANT CONCESSIONS ARE THE NORM IN THIS
MARKET. TYPICAL TERMS ARE 80% LOANS WITH ALL CASH TO SELLER. IN SOME INSTANCES, THE SELLER MAY CARRY BACK
A SMALL SECOND LOAN, 2008 AND 2008 SAW A DECREASE {N MARKET VALUES THROUGHOUT THE BAY AREA AND THE
NATION DUE TO INCREASING LOAN DEFAULTS. A GENERAL WEAKENING OF THE ECONOMY COUPLED WITH FALLING
PRICES IN THE NATIONAL HOUSING MARKET HAVE ALSO TIGHTENED LENDING STANDARDS IN GENERAL, HOWEVER
FINANCING iS STILL AVAILABLE FOR QUALIFIED BUYERS. SAN FRANCISCO, IN GENERAL, HAD FOLLOWED THIS DOWNWARD
TREND THROUGH 2010 AND SHOWED EVIDENCE OF STABILIZATION IN MANY NEIGHBORHOODS THROUGHOUT 2041 AND
INTO 2012. 2013 SAW A STABLE INCREASE IN PROPERTY YALUES THROUGHOUT THE BAY AREA WHICH CONTINUED INTO
2014 ALTHOUGH HAS STABILZED IN THE LATER PORTION OF THE YEAR. THE SUBJECT'S DISTRICT IS BEST DESCRIBED AS
INCREASING BETWEEN THE PERICD OF 12/2012 AND 12/2013.

MARKET FLUCTUATIONS AND LIST PRICES MAY VARY SIGNIFICANTLY AND DO NOT SHOW A CONSISTENT PERCENTAGE OF
LIST PRICE TO SALE PRICE. DUE TO THE MARKET CHALLENGES OF SELLING AN ENTIRE BUILDING OF TENANCY IN COMMON
UNITS, OFFERS MAY COME IN AT PRICES HIGHER OR LOWER THAN PRIOR UNITS SOLO WITHIN THE PAST SIX MONTHS. THIS
DOES NOT INGICATE A HIGHER MARKET AS VALUES ARE STILL FLUCTUATING.

IN ADDITION TO THE PRESSURE PRESENTED 8Y THE CURRENT ECONOMIC CONDITION TO THE OVERALL REAL ESTATE
MARKET, THE TIC MARKET S AFFECTED 8Y TS OWN SPECIFIC SET OF GIRCUMSTANCES. TIC FINANCE OPTIONS ARE VERY
LIMITED. DUE TO A LAGK OF A SECONDARY MARKET FOR THESE PRODUCTS, TERMS FOR FRACTIONAL INTEREST LOANS
ARE NOT CURRENTLY COMPETITIVE WITH CONVENTIONAL MORTGAGES PUTTING FURTHER PRESSURE ON TiC VALUES.

MARKET DATA IS CONSIDERED TO PROVIDE APPROPRIATE INDICATIONS OF THE CURRENT MARKET ENVIRONMENT;
HOWEVER, THE APPRAISER NOTES THAT CURRENT AND RECENT SALE DATA PROVIDE NO INDICATIONS OF VALUE FOR THE
SUBJECT IN THE FUTURE.

Condition of Project
THE PROJECT 1S GOMPRISED OF A FOUR-STORY BUILDING WiTH PARTIAL GARAGE.

THE SUBJECT UNIT HAS BEEN (DENTIFIED AS THE UPPER 2 FLOORS OF THE BUILDING WITH A SINGLE GARAGE SPACE, THE
3RD FLOOR WILL CONSIST Of A LARGE LIVING ROOM, KITCHEN WITH BREAKFAST AREA, DINING ROOM, 1 BEDROOM, AND 4
BATHROOM. THE UPPER 4TH FLOOR CONTAINS 3 BEDROOMS AND 2 BATHROCMS AS APPROVED BY THE CITY PLANNING
DEPARTMENT. THIS UPPER FLOOR HAS PARTIAL GITY AREA VIEWS.

Gomments on Sales Comparison

DUE TO THE LACK OF RECENT SALES OF SIMILAR TiC UNITS IN THE SUBJECT'S DISTRICT THE SEARCH PARAMETERS WERE
EXPANDED TO INCLUDE THE SIMILAR ADJACENT DISTRICTS WITHIN THE AREA. THE SUBJECT UNIT IS LOCATED IN A
DESIRABLE AREA WITH LIGHT LEVELS OF TRAFFIC, THIS {S CONSIDERED SUPERIOR TQ PROPERTIES IN THE SAME
DESIRABLE AREAS, BUT LOCATED ON STREETS WITH GREATER LEVELS OF TRAFFIC AND NOISE. AN UPWARD ADJUSTMENT
HAS BEEN MADE TO COMPARABLE 3 TO ACCOUNT FOR THIS ACCORDINGLY.

ATIME OF SALE ADJUSTMENT HAS NOT BEEN UTILIZED OR APPLIED TO THE SALES AS ALL HAVE CLOSED INSIDE A
FINANCIAL QUARTER OF THE EFFECTIVE DATE OF THE REPORT AND ARE CONSIDERED TO REFLECT THE MARKET
CONDITIONS OF THAT TIME.

ALL OF THE COMPARABLES SELECTED ARE TIC UNITS POSITIONED WITHIN SMALL BUILDINGS, HOWEVER, AN ADJUSTMENT
iS WARRANTED TO ACCOUNT FOR THE LIKELIHOOD OF CONDQC CONVERSION ELIGIBILITY OF 2 UNIT BUILDINGS, AS IS THE
SUBJECT, CONSIDERED SUPERIOR TO BUILDINGS WITH 2+ UNITS. BUILDINGS THAT HAVE 5 OR MORE UNITS OR 8UILDINGS
WITH EVICTION HISTORY ARE NOT TYPICALLY VIABLE FOR CONDO CONVERSION AND UPWARD ADJUSTMENTS HAVE BEEN
MADE ACCORDINGLY TO ACCOUNT FOR EACH BUILDING STATUS AND DENSITY,

THE CONDITION OF THE SUBJECT IS CONSIDERED TO 8E AVERAGE REQUIRED TO BE HABITABLE. THE CONDITION OF THE
KITCHEN AND BATHROOMS HAS BEEN SEPARATED FOR ADDITIONAL CLARITY. ADOITIONAL QUALITY AND CONDITION
ADJUSTMENTS HAVE BEEN MADE FOR THE REFURBISHED UNITS THAT ARE IN 'AS NEW' CONDITION. RARELY BOES A TIC
UNIT SELL ON THE MARKET WITHOUT HAVING BEEN REFURBISHED. NO UN-REFURBISHED COMPARABLES WERE FOUND
WITHIN A REASONABLE TIME FRAME AND 1 MILE RADIUS OF THE SUBJECT.

THE ADJUSTMENTS FOR COMPARABLES 3, 4 AND 5 ARE LARGER THAN TYPICAL DUE TO DIFFERENCES IN SIZE, AND
CONDITION PRIMARILY, THIS SALE HAS BEEN INCLUDED DUE TO A LACK OF MORE APPROPRIATE SALES. IN ADDITION,
COMPARABLE 4 HAS A TENANT THAT WAS VACATING THE UNIT AND A TENANT IN ANOTHER UNIT {N THE BUILDING WHICH
SIGNIFICANTLY AFFECTS THE CONDC CONVERSION PROCESS AND LESSENS THE APPEAL TO A TYPICAL BUYER iN
COMPARISON TO THE SUBJECT'S 2-UNIT AND VACANT STATUS.
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THE SUBJECT PROPERTY HAS BEEN BRACKETED ON VALUE AND SIZE BY FOR BOTH SUPERIOR AND INFERIOR FACTORS OF
THE COMPARABLE SALES TO SUPPORT A FIRM POSITION FOR FINAL VALUE CONCLUSION.

GREATER WEIGHT HAS BEEN GIVEN TO COMPARABLES 1-3 DUE TO OVERALL SIMILARITY IN TERMS OF SIZE AND APPEAL.

Conditions of Appraisal | .

THIS APPRAISAL VALUE HAS BEEN MADE UNDER THE HYPOTHETICAL CONDITION THAT THE PROPERTY HAS BEEN
COMPLETED TO A HABITABLE STANDARD ONLY. NO PERSONAL PROPERTY INCLUDED N THE APPRAISED VALUE. A
CURRENT PRELIMINARY TITLE REPORT WAS NOT REVIEWED. THE ESTIMATE OF VALUE IS MADE UPON THE CONDITION
YHAT TITLE TO THE SUBJECT PROPERTY |S MARKETABLE, AND FREE AND CLEAR OF ALL LIENS, ENCUMBRANCES,
EASEMENT AND RESTRICTIONS EXCEPT THOSE SPECIFICALLY DISCUSSED IN THIS REPORT. ADDITIONALLY, THE ESTIMATE
OF VALUE 1S MADE UPON THE SUBJECT PROPERTY ONLY AS DESCRIBED {N THIS REPORT. THIS IS NOT A HOME
INSPECTION AND SHOULD NOT BE RELIEX UPON TO $ISCLOSE CONDITIONS OF THE PROPERTY. ANY PHYSICAL OR LEGAL
ASPECTS OF THE SUBJECT PROPERTY UNKNOWN TO THE APPRAISER AT THIS TIME MAY REQUIRE FURTHER ANALYSIS.
THE APPRAISERS ARE NOT EXPERTS IN BUILDING CODES. THE APPRAISER SHOULD NOT BE RELIED UPON TG DISCOVER
BUILDING CODE VIOLATIONS. THE APPRAISER DOES NOT HAVE THE SKILL OR EXPERTISE NEEDED TO MAKE SUCH
DISCOVERIES. IT IS ASSUMED BY THE APPRAISERS THAT ALL BUILDING CONSTRUCTION CONFORMS TO CITY BUILDING
CODES. THE APPRAISER ASSUMES NO RESPONSIBILITY FOR THESE ITEMS. THE APPRAISAL HAS BEEN COMPLETEQ TO
ASSIST IN REAL ESTATE PLANNING DECISIONS ONLY, FOR THE SOLE USE OF THE CLIENT LISTED ON PAGE ONE.

FIRREA ADDENDUM/APPRAISER GERTIFICATION
| CERTIFY THAT, TO THE BEST OF MY KNOWLEDGE AND BELIEF:

- THE STATEMENTS OF FACT CONTAINED IN THIS REPORT ARE TRUE AND CORRECT.

- THE REPORTED ANALYSES, OPINIONS AND CONCLUSIONS ARE LIM{TED ONLY BY THE REPORTED ASSUMPTIONS AND
LIMITING CONDITIONS, AND ARE MY PERSONAL, IMPARTIAL, AND UNBIASED PROFESSIONAL ANALYSES, OPINIONS, AND
CONCLUSIONS.

-1 HAVE NC PRESENT OR PROSPECTIVE INTEREST IN THE PROPERTY THAT IS THE SUBJECT OF THIS REPORT, AND NO
PERSCONAL INTEREST WITH RESPECT YO THE PARTIES INVOLVED.

-1 HAVE NO BIAS WiTH RESPECT TO THE PROPERTY THAT IS THE SUBJECT OF THIS REPORT OR TO THE PARTIES
INVOLVED WITH THIS ASSIGNMENT.

- MY ENGAGEMENT IN THIS ASSIGNMENT WAS NOT CONTINGENT UPON DEVELOPING OR REPORTING PREDETERMINED
RESULTS.

- MY COMPENSATION FOR COMPLETING THIS ASSIGNMENT IS NOT CONTINGENT UPON THE REPORTING OF A
PREDETERMINED YALUE OR DIRECTION N VALUE THAT FAVORS THE CAUSE OF THE CLIENT, THE AMOUNT OF THE VALUE
OPINION, THE ATTAINMENT OF A STIPULATED RESULT, OR THE CCCURRENCE OF A SUBSEQUENT EVENT DIRECTLY
RELATED TO THE INTENDED USE OF THIS APPRAISAL.

- MY ANALYSES, OPINIONS AND CONCLUSIONS WERE DEVELOPED, AND THIS REPORY HAS BEEN PREPARED, IN
CONFORMITY WITH THE UNIFORM STANDARDS OF PROFESSIONAL APPRAISAL PRACTICE.

-1 HAVE MADE A PERSONAL. INSPECTION OF THE PROPERTY THAT I8 THE SUBJECT QF THIS REPORT.

- NO ONE PROVIDED SIGNIFICANT PROFESSIONAL ASSISTANCE TO THE PERSON SIGNING THIS REPORT UNLESS
OTHERWISE STATED WITHIN THIS REPORT.

THIS REPORT INTENDS TO COMPLY WITH APPRAISAL STANDARDS OF THE OFFICE OF THRIFT SUPERVISION AND THE
UNIFORM STANDARDS OF PROFESSIONAL APPRAISAL PRACTICE {USPAP) AS ADOPTED BY THE APPRAISAL STANDARDS
BOARD OF THE APPRAISAL FOUNDATION.

THE APPRAISER HAS NOT RESEARCHED THE TITLE REPORT OR ANY EXISTING PERMITS. THE APPRAISER IS NOT QUALIFIED
TO DEYECT STRUCTURAL INSTABILITY, SOIL INSTABILITY, OR INFESTATION,

COMPETENGY OF THE APPRAISER: THE APPRAISER ATTESTS THAT HE OR SHE HAS THE APPROPRIATE KNOWLEDGE AND
EXPERIENCE NECESSARY TO COMPLETE THIS ASSIGNMENT COMPETENTLY.

PURPOSE AND SCOPE OF WORK OF THE APPRAISAL: THIS APPRAISAL REPORT IS INTENDED FOR REAL ESTATE PLANNING
DECISICNS ONLY. THIS REPORT IS NOT INTENDED FOR ANY OTHER USE. THE SCOPE CF THE APPRAISAL INVOLVED AN
INTERIOR AND EXTERIOR INSPECTION AND MEASUREMENT OF THE SUBJECT PROPERTY, A THOROUGH RESEARCHING OF
ALL APPROPRIATE CONVENTIONAL DATA SOURCES, EXTERIOR INSPECTIONS OF COMPARABLE SALES USED, AND THE
PREPARATION OF A FULLY DOCUMENTEC APPRAISAL REPORT CONFORMING TO ALL APPLICABLE STANDARDS. IN
DEVELOFING THIS APPRAISAL, THE APPRAISER(S) IS AWARE OF, UNDERSTANDS, AND HAS CORRECTLY EMPLOYED THOSE
RECOGNIZED METHODS AND TECHNIQUES THAT ARE NECESSARY TO PRODUCE A CREDIBLE APPRAISAL; AND USPAP
SPECIFIC APPRAISAL GUIDELINES FOR DEVELOPING AND REPORTING AN APPRAISAL HAVE BEEN FOLLOWED.
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ENVIRONMENTAL CONDITIONS OBSERVED BY OR KNOWN TO THE APPRAISER: THE VALUE ESTIMATED IN THIS REPORT IS
BASED ON THE ASSUMPTION THAT THE SUBJECT PROPERTY IS NOT NEGATIVELY AFFECTED BY THE EXISTENCE OF
HAZARDOUS SUBSTANCES OR DETRIMENTAL ENVIRONMENTAL CONDITIONS, ROUTINE INSPECTION AND INQUIRIES ABOUT
THE SUBJECT PROPERTY DID NOT REVEAL ANY INFORMATION WHICH WOULD INDICATE ANY APPARENT SIGNIFICANT
HAZARDOUS SUBSTANGES OR DETRIMENTAL CONDITIONS WHICH WOULD NEGATIVELY AFFECT THE SUBJECT. THE
APPRAISER 1S NOT AN EXPERT N THE IDENTIFICATION OF HAZARDOUS SUBSTANCES OR DETRIMENTAL ENVIRONMENTAL
CONDITIONS. :

EXPOSURE TIME FOR THE SUBJECT PROPERTY: THE ESTIMATED EXPOSURE TIME FOR THE SUBJECT PROPERTY UNDER
CURRENT MARKET CONDITIONS 1S APPROXIMATELY 1-3 MONTHS. THIS ESTIMATE IS BASED ON THE ANALYSIS OF CURRENT
MARKET TRENDS iIN THE GENERAL AREA, AND TAKES INTO CONSIDERATION THE SIZE, CONDITION, ANG PRICE RANGE OF
THE SUBJECT AND SURROUNDING PROPERTIES.

APPRAISAL DATE: THIS APPRAISAL IS BASED ON AN ANALYSIS OF THE SUBJECT PROPERTY AS OF THE DATE OF 12/02/2013
ADATE PRIOR TO THE DATE OF INSPECTION ON 1111212014, VALUATION S BASED ON MARKET CONDITIONS AS OF THE
EFFECTIVE DATE CF 12/02/2013 (WITHIN 8 MONTHS PRIOR AND 3 MONTHS POST). DATA AND CONCLUSIONS ARE BASED ON
THIS BRACKET OF TIME UNDER THE ASSUMPTIONS AND CONDITION DISCLOSED IN THE REPORT AS OF THE DATE OF
COMPLETION OF THIS REPORT ON 11/17/2014.

TRISHA CLARK
AG028651

TIMOTHY LITTLE
ARQ44897
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FLOORPLAN SKETCH

Client; IRVING ZARETSKY File No.: 14K0G7CTL
Property Address: 2857 BRODERICK STREET. Case No.: RES

City: SAN FRANCISCO State: CA Zip: 94123
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PLAT MAP

Client: IRVING ZARETSKY File No.: _14K007CTL
Property Address: 2857 BRODERICK STREET. Case No.: RES i
City: SAN FRANCISCQO State; CA Zip; 94123
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LOCATION MAP

Client; IRVING ZARETSKY File No.. 14K007CTL
Property Address: 2857 8RODERICK STREET. Case No.: RES
City: SAN FRANGISCO Slate: CA Zip: 84123
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SUBJECT PROPERTY PHOTO ADDENDUM

Client: IRVING ZARETSKY File No.:  14K007CTL
Properly Address: 2857 BRODERICK STREET Case No.; RES
City: SAN FRANCISCO State: CA Zig: 94123

FRONT VIEW OF
SUBJECT PROPERTY

Appraised Date: December 2, 2014
Appraised Value: $ 1,620,000

REAR VIEW CF
SUBJECT PROPERTY

No Photo Taken

STREEY SCENE




COMPARABLE PROPERTY PHOTO ADDENDUM

Client: JRVING ZARETSKY Flle No.. 14K007CTL
Property Address: 2857 BRODERICK STREET Case No.: RES
City: SAN FRANCISCO State: CA Zip: 94123

COMPARABLE SALE 41

333 SPRUCE STREET

Sale Date: 10/0212013 COE
Sale Price: $ 4,708,000

COMPARABLE SALE #2

3226 OCTAVIA STREET

Sale Date: 01/08/2014 COE
Sale Price: $ 1,695,000

COMPARABLE SALE #3

3132 SCOTT STREET

Sale Date; 03/24/2014 CQE
Sale Price: § 1,600,000




COMPARABLE PROPERTY PHOTO ADDENDUM

Client; IRVING ZARETSKY File No.. 14K007CTL.
Property Address; 2857 BRODERICK STREET Case No.: RES
City: SAN FRANCISCO State: CA Zip: 94123

COMPARABLE SALE #4

3128 WASHINGTON STREET

Sale Date: 10/04/2013 COE
Sale Price: $ 1,270,000

COMPARABLE SALE #5

436 LAUREL STREET

A

Sale Date; 08/16/2013 COE
Sale Price: $ 1,349,000

COMPARABLE SALE #6

Sale Date:
Sale Price; $




APPLICATION FOR

1. Owner/Applicant Information

" PROPERTY OWNER'S NAME:
Pam Whitehead
PROPERTY OWNER'S ADDRESS: T T

2953 Broderick Street

1 og o » "’r iy
© APPLICANT'S NAME: o B
- Stephen Antoharos

| APPLICANT'S ADDBESS:

2261 Market Street #324

e
.} ;.-

A / ,z,z’/f / /lL
| CONVAGT FCR PROJECT INFORMATION:

" ADDRESS:

| ADDRESS:

2. Location and Classifice
| STAEET ADDRESS OF PROJECT.

i 2853 - 2857 Broderick Street
| CROSS STREETS:

| Filbert & Union Streets

; ZOMING DISTRICT

RIEZ

| AssESs0RS BLOCKAGT:

| T LOT DIWENSIONS: | LOTAREA (SQFT):
t H H
1 0947 ] G02

34.5x80.0 {2760

[,

Same as Above .[

 TELEPHONE:

@15 ) 864-2261
EM/'\IL

: santonaros@sbcg!obai,net

i

i

%

o g
[@15 ) 250-4057
T c !
l whiteheadwest@msn.com ‘l

Same as Above ‘X:
T TELEPHONE:
o )

T EMAIL:

COMMUNITY LIAISON FOR PROJECT (PLEASE REPORT CHANGES TO THE ZONING ADMINISTRATOR): |

Same as Above |

| TELEPHOME:
( )

P EMAILY

"7 e conE:

! HEIGHT/BULK DISTRICT:




’\E

Pursuant to Planning Code Section 317(e), the merger of residential dwelling-units not otherwise subject to a
Conditional Use Authorjzaiion shall be either subject to a Mandatory Discretionary Review hearing or will qualify for
administrative approval. Administrative review criteria only apply to those Residential Units proposed for Merger
that are (1) not affordable or financially accessible housing are exempt from Mandatory DR {valued by a credible -
appraisal within the past six months to be greater than 80% of combined land and structure value of single-family
homes in San Franciseo); or (2) meet a supermajority of the merger criteria listed below. Please see website under
Publcations for Loss of Dwelling Units Numerical Values.

1. Does the removal of the unit(s) eliminate only owner-occupied housing, and if so, for how long was the
unii(s) proposed to be removed owner-occupied?
Yes, the existing two unit building is entirely occupied, and the unit to be merged or removed is owner
occupied.

2. lsthe removal of the unit(s} and the merger with another intended for owner occupancy?

Yes, the merger is intended to allow the owner 1o occupy the whole building with extended family.

3. Will the removal of the unit{s} bring the building closer inio conformance wiih the prevailing densiiy in its
immediate area and in the same zoning districi?
The removal of the one unit will not bring the building closer or farther from the prevaﬂmg since the
surrounding buildings are a mix of 1 and 2 units buildings with some higher density nearby. But since 1-2
family dwellings are in themselves considered the same dass of building the rernoval of one unit in this two
family dwelling leaves the subject building in the same category as before,

4. Wiltthe removal of the unit(s) bring the bulilding closer into conformance with the prescribed zoning?

The removal of the unit will not affect the building's conformance with the prescribed zoning.

5. s the rernoval of the unii{s) necassary fo correct design or functional deficiencies that cannot be corrected
through interior alterations?
The removal of the unit is not required to correct any design deficiencies.




i1 “1 E
TTOTHIS APPLICATK \l\

=

Proposition M was adopted by the voters on November 4, 1986. It vequires that the City shall find that proposed
alterations and demolitions are consistent with eight yﬂos‘itx policies set forth in Section 101.1 of the Planning Code.
These eight policies are listed below. Please state how the Project is consistent or inconsistent with each policy. Each
statement should refer to specific circumstances or conditions apphmble to the property, Bach policy must have a
response. If a given policy does not apply to your project, explain why it is not applicable.

1. That exisiing neighborhood-serving retail uses be preserved and enhanced and future opportunities for
resident employment in and ownership of such businesses enhanced;

This policy is not applicable since the subject property is not within a neighborhood setving retail zone and
has no retail use currently.

2. That existing housing and neighbarhood character be conserved and protecied in order fo preserve the
culturail and economic diversity of our neighbornoods;

The approval of this application will contribute to improvements in the building facade that will in turn
contribute to improving and preserving neighborhood character so therefore approval of the permit is
consistent with this priority policy

3. That ihe City’s supply of affordable housing be preserved and enhanced;
Since this request for dwelling unit removal does not threaten an affordable unit but instead allows an
extended family a housing option not available othetwise, this policy does not apply.

4. That commuier tfrafiic not impede Muni transit service or overburden our sireeis or neighborhood parking;
This policy is not applicable since the subject property is not within a commercial zone and/or will not impact
transportation services.




5, That a diverse economic base be maintained by proteciing ot industrial and service seciors frorm
dlisplacement due 1o commercial office development, and that future oppoitunities for resident employiment

_ and ownership in these sectors be enhanced;

| This policy does not apply since the subject property is not in an industrial zone nor does it involve

development that generates empioyment opporiunities,

i
H

6. That the City achieve the greatest possible preparedness fo protect against injury and loss of life in an
earihquake;

The removal of the dwelling unit will be part of a larger permit that brings the entire building up to current
earthquake standards therefore this priority policy will be met

7. That landmarks and hisicsic buildings be preserved; and

Refmoval of this dwelling unit is part of a larger alteration that will preserve and enhance the building’s already |
acknowledged role as an historic resource and will contribute to improving the historic character of the
~surrounding neighborhood

8. Thai our parks and open space and thelr access 1o sundight and vistas be profected from development.

H

i

This policy does not apply since the proposal does not involve light o shadow on public pariks nor obstruction ,
i~ of vistas ;
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San Francisco Planning Department
Office of Analysis and Information Systems

PROPERTY INFORMATION REPORT

Block 0947 .ot 002 Census Tract 128 Census Block2002

Site Address: 2853 - 2857 BRODERICK ST
Site Zip Code: 94123

OWNER
PAMELA J WHITEHEAD FAMILY T
PAMELA J WHITEHEAD, TRUSTEE

50 MAGDALENA COURT

MILL VALLEY CA 94941

PHYSICAL CHARACTERISTICS

Lot Frontage Year Built 1900

Lot Depth Stories 3

Lot Area 2757 , Assessor Units 2 h
Bedrooms 0

Lot Shape : Rooms 13

Building Sq.Ft. 2700 Assessor Use

Basement Sq.Ft. O

PLANNING INFORMATION

Zoning RH-2
Height Limit 40-X
Planning District 2
SUD

88D

Comimenis




SAN FRANCISCO
PLANNING DEPARTVIERNT
RECEIRPT . Printed 4/9/2013 ;ﬁ?{g llllggsion St

San Francisco,
CA 94103-2479

Transaction I): T20130848 Date: 04/09/2013 Reception:
415.558.6378
Case Number:  2013.0433D 4/9/2013--2853 BRODERICK 8T Fax:
Account No. 20131363 415.558.6409
Planuing
Information:
Transaction #15.558.6377
Type: Case Intake
Description: Dwelling Unit
Payer: Stephen A Antonaros
Check Number: 3527
Total Charge: $3,587.00
Amount Paid: $3,5687.00

Balance: $0.00

DOCKET COPY

For alf cases other than Discretionary Review Requests filed by individuals, a
Time & Materials fee will be charged if the cost of processing your case exceeds
the initial fee.

Deposit Date:



April 8, 2013
RE: VALUATION OF 2853 & 2857 BRODERICK STREET SAN FRANCISCO, CA

To Whom it May Concern:

My proposed pricing for these two units is as follows:

2853 Broderick: $1,5065,600
2857 Broderick: $1,999,000

Enclosed you will find comparable sales that will support these values. Should you need
anymore informaiion please do not hesitate to contact me.
Best,

Erin Thompson

. (- - o
T
Summit Real Estate Group, Inc.
erinthompsonsf@gmail.corm

(415) 531-9626
Lic #01777525

2095 Van Ness Avenue | San Francisco, CA 94109
T {415) 531-9626 | F (415) 296-6455 | www.summitsf.com
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Condo/Coopl/TIC/Loft Client Brief w-Photo Report

Listings as of 04/08/13 at 3:49pm ' Page ¢
IMLS#: 400993 Condominium Sold 310 Spruce Presidio Heights $ 1,785,000
y D/S:7/C Cross 8t:  Clay City: San Francisco Zip: 94118 OMD: 09/14/1Z
Bloclk/Lot: 101174 Zoning: ~SaFt:2214  Source:Per Appraiser  $/S5gFt:790.42 Yy Buiif:
BD: : 4 BA: 250 Pka: 1 N #Rms:
HOA Dues: 400.00 # Units: 2 Floor #;
Occupant Type: Owner Rent: Type:
DO 58 Probate:No ‘ Crt Conf:No
Brokers Tour: Open: Open:

Marketing Remarks: Upper, two story, four bedroom, 2.5 bath house like condeminium in charming Presidio Heights duplex. Large open
dining/living reom with hardwood floors, working gas fireptace and wall of bay windows. Remodeled kitchen with professional guality appliances and
Carrera marble countertops. Bright familyfplayfhangout reom. Main floor office. In-unit laundry. Two main foor bedrooms. Spacious master
bedroom, remodeled bath, and office/family room are on the upper floor. South facing deck offering fantastic views. One car parking and shared

storage.

Pending Date:  11/09/12 Sold Date: 11/27/12 Sold Price: $ 1,750,000

MLS#: 403099 Condominium Sold 3320 California St #3 Presidio Helghis $ 1,826,000
= 4 DIS:7/C Cross 8t Walnut City: San Francisco Zip: 94118 OMD: 11/231z2

Block/Lot: 1020063 Zoning:Rm-1 ~8dFt:2583 Source:Per Tax Records $/8aFt:716.22 Yr Built:200¢
Bin 4 BA: 3 Pke: 2 N #Rms:11
3 HOA Dues: 585.00 # Units: 4 Floor #:

Occupant Type: Vacant Rent: Type:
DOM: 28 Probate:No Crt Conf’

Brokers Tour: Open: _ : Qpen:

Marketing Rema Four bedroom, three bathroom home with a deck, lovely Southermn outfooks, two-car parking, and a WatkScore of 100! This
recently-built beauty has soaring ceilings, radiant-heated floors, tons of light, and lovely finishes. Stunning great room with a fireplace and a
beautifully-appointed kitchen. Convenient guest room or office on the main level, with a full bathroom. Three bedrooms, including the master suite,
on the upper level, All of this only steps from Laurel Village!

Pending Date: 12/21/12 Sold Date: 01/08/13 Sold Price: $ 1,850,000

402073 Condominium _ Soid 2845 Baker St Cow Hollow $ 1,550,000
s DIS:7/D Cross St Greenwich City: San Francisco Zip: 94123 OMD:  10/12/1Z

1 Block/iLot:0941035 Zoning: ~B0F4: 1767 Source:Per Tax Records $/8dFt:849.46 Yr Built: 1983
BD: 4 BA: 2 Pka: 1 N #Rms!
HOA Dues: 287.00 # Units: 2 Floor #:

I Occupant Type: Vacant Ren{: Type:

DOM: 95 Probate:No Crt Cons:
¢ Brokers Tour: Open: . Open:

Marketing rks: This townhouse condominium is well located in one of the finest parts of Cow Hollow with immediate access to the Presidio
and the Golden Gate Bridge for excellent outdoor recreational opportunities. This is the lower unit in a fwo unit building and is graced by high
ceilings, open plan living/dining and a large walkout deck off of the master suite and den. Direct access to the unit from the garage is convenient as
is the elevator which accesses both levels. The living room is accented with hardwood floors and a wood burning fireplace. The kitchen is open to
the dining area and has abundant counter space and storage. Two bedrooms and a full bath complete this lavel, The lower level consists off the
master suite and a study. One car pkg.
Pending Date:  01/15/13 ’ Sold Date; 01/22/13 Sold Price: $ 1,501,000
Presented By: Erin Thompson (Lic: 01777525) / Summit Real Estate Group, Inc (Lic: 01249361)
All data NOT VERIFIED. Subject to ERRORS, OMISSIONS, or REVISIONS. Prospective Buyers URGED TO
INVESTIGATE. - Copyright: 2013 by 8an Francisco Assoc of REALTORS.
Copyright ©2013 Rapattoni Corporation. All rights reserved.
: U.8. Patent 6,910,045
Equal Opportunity Housing * All information deemed reliable, but not guaranteed,

hitp/ fsfarmls.rapmis.com/scripts fmgrgispi. dIZAPPNAME=Sanfrancisco.. wsLvJWCY%3D8KeyRid= 1&Include_Search_Criteria=&CurrentSID=120094208 Page 2 of 2
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Condo/Coop/TIC/Loft Client Brief w-Photo Report

Listings as of 84/88f13 at 3:4%pm Page 1
[MLS#: 482658 Condominium Sold 2444 Clay Pacific Heighis $ 1,695,000
’ DIS:7/B Cross Bt Webster City: San Franclsco Zip: 94115 OiD:  11/02/12

Block/Lo:0612037  Zoning: Rh2 ~8gFt:2600 Source:Per Owner  $/8gFe:692.31 Yr Built: 1900
BD: 4 BA: 2.50 Pkg: 1 N #Rms:8
HOA Dyes: 344.40 #Units: 3 Floor &

Ococupant ‘ﬁ‘y@e’ Vacant Rent: Typa:

DOk Probate:No Cet Conf:

Brolers Tour Open: Open:

Marketing Remarks: Gorgeous house-like full floor flat w/ beautiful period details thruout. Features 4 bedrooms {4th bedrm, could also be used as
home office with bulit-in desk), 2.5 bathnmns, formal living room with bay windows & fireplace, dining room with fireplace & charming buitt-ins
combined vith a Tamily rcom adiacent to Mifchen, eat-in remoedeled kifchen with Viking stove & bisle DW wian adiacent finished soom that o/b a 2nd
famiy room or kids playroom with access to the stairs down to the deeded patio. Hardwood floors ihroughout 1-car garage parking & exira storage.
Perfectly located just steps to Fillmore S’creet's shops and restaurants & Alta Plaza Park. 1st Open is Sunday, Nov 4th - 2-4pm. Don't miss this
incredible flat at incredible pricelt

Pending Date:  11/10/12 Sold Date: 11/30/12 Sold Price: $ 1,800,000
WMLS#: 40515¢ Condominium Sold 2179 Pacific Ave Pacific Heights . $ 2,280,000
' DIS:7/B Cross 8t:  Buchanan City: San Francisco Zip: 94115 OomMD:  02/22{1¢

Blocklet0590027 Zoning:Rh2  ~SqFt:2740 Sounrce:Per Appraiser $/S8qF2:835.77 Yy Buili: 1902
BD: 4 BA: 2.58 Pkg: 1 N #Rms: 8
HOA Dues: 600.00 # Units: 4 Floor #:
Occupant Type: Vacant Rent: Type:
DOM: 4 Probate:No Crt Conf:
Brokers Tour: Cpen: Open:

e 2
Marketing Remarks: Elegant, remodeled house-like condominium in handsome 4-unit Edwardian building. Situated in prime Pacific Heights
location, this 2 level, TOP FLOOR unit showcases architectural details including beautiful inlaid hardwood floors, fireplaces, crown molding,
wainscoting, builtin cabinetyy in living and formal dining rooms, leaded glass, Balustrade railings, & skylights. Chef's kitchen w/breakfast nook &
quality appliances, adjoining family area w/new deck. Open layout w/ large LR, FDR wibalcony, & gracious entryway - ideal for sophisticated city
fiving. Master suite boasts fireplage, & stunning BAY VIEWS! 3 additional, spacious bedrooms. Remodeled baths w/Waterwork fixtures.
Pending Date: 02/26/13 Sold Date: 03/26/13 Sold Price: $ 2,290,000
MLSE: 4@4‘&9‘5 Mock Cooperative  Sold 2121 Broadway §6 Pacific Helghts $ 2,200,600
D/8:7/8 Cross St:  Webster City: San Francisco Zip: 94115 OMD:  01/18/1<
BlockiLot:580306 Zoning: ~SoFt: Source:Not Available  $/SofFt: Yr Built: 1931
BD: 4 BA: 4 Pkg: 2 N #Rms:
HOA Dues: 1500.00 #Units: 7 Floor #:
Occupant Type: Vacant Rent; Type:
DOM: 11 Probate:No Cirt Cont:
Brokers Towr: Opan: Qpen:

> SRR
I¢] arks: Just a few blocks to the shops and restaurants of upper Fillmore and within walking distance to two of the city's most
exclusive private schools this cooperative residence offers the best of cily living. This full floor apartment is flooded with natural fight and has
stunning views of the Bay and Alcatraz. Located on the 6th floor of a 7 floor bldg the floor plan Is perfect for both entertaining and casual day to day
living. The 4BRs are located at the rear of the building allowing for peace and quiet while the separate den has a lovely £ view of downtown. The
resident manager, additional storage and 2 car prkg make this a great urban retreat. OFFERS due Monday 1/28 by 2:00pm. Please allow at least
72 hours for non-resident seller response.
Pending Date: 01/29/13 Sold Date: 03/06/13 Sold Price: $ 2,520,000
Presented By: Erin Thompson (Lic: 01777525) / Summit Real Estate Group, Inc (Lic: 01249361)
All data NOT VERIFIED. Subject to ERRORS, OMISSIONS, or REVISIONS. Prospective Buyers URGED TO
INVESTIGATE. - Copyright: 2013 by San Francisco Assoc of REALTORS.
Copyright ©2013 Rapattoni Corporation. All rights reserved.
U1.8. Patent 6,810,045
Equat Opportunity Housing * All information deemed refiable, but not guaranteed.

fttp:/ /sfarmis.rapmls.com/scripts/ mgraispl.dlZAPPNAME=Sanfrancisco... wsLyWCY%3D&KeyRid=1&Include_Search_Criteria=&CutrentSID=120094208 Page 1 of 2



Project Information

Case No. 2013.0433

Project Name 2853 BRODERICK ST
Cross Streets Filbert & Broderick Street
Sponsor Stepheh Antonaros

: santonaros@sbcglobal.net
Community Liaison

Description Removing a dwelling unit.

Suffix File Date Case Information

D 04/09/2013 101.1 &317
Planner Supervisor Docket Location

DAVID LINDSAY NORTHWEST

Construction Cost Initial Fee Balance Status
$0.00 $3,687.00 $0.00 Active
Comments

Action Date Action Motion Number




File No, 20131127PW

APPRAISAL OF

LOCATED AT:

2853-2857 Broderick Street
San Francisco, CA 84941

CLIENT:

Pam Whitehead
50 Magdalena Ct
Mill Valley, CA 94941

AS OF;

December 2, 2013

BY:

Roger A. Oslrem




To: Pam Whitehead
Regarding: 2853-2857 Broderick Street, San Francisco Appraisal
Date: 02/11/2014

Pam, A

I recently appraised the property located 2853-2857 Broderick Street in San Francisco for you. The
intended use of the appraisal was to assist in determining whether the 2-unii building could be
converted to a single family house, per the City of San Francisco’s Planning Department guidelines. The
appraisal assignment asked for a separate valuation of each of the building’s two units.

in March 2010 the interior of the house was burned in an arson fire and the interior was gutted as a
resuit of the damage. My appraisal values the property as if it was rebuilt to its original use and then
assigns a separate value to each of the two units. Since 2-unit buildings are not sold as individual units
but rather as one building, the appropriate methodology for valuing each unit in the subject property is
to analyze and assign values to similar 2-unit sales comps with each comp valued as one entire building
rather than as two separate units, since the two units are not sold separately. The two units are then
assumed to each add a contributory value to the total value of the building in an amount equai to the
percentage of space occupied by that unit.

The value of 2853-2857 Broderick, when valued as a 2-unit building, is $3,550,000 as of 12/02/2013
{refer to Reconciliation, page 2 of appraisal report). 2853-2857 Broderick consists of approximately
4,372 sf of space (refer to'AppraisaI Addendum entitled Quality and Condition of Property}). 2853
Broderick occupies approximately 1,882 sf, or 43% of the entire building; 2857 Broderick occupies
approximately 2,490 sf or 57% of the entire building. Each unit provides a contributory value to the
entire building in direct proportion to its percentage of the entire building. Therefore, based on the
percentage of space occupied by each unit, the value for each unit, if valued separately, is:

2853 Broderick: $1,526,500
2857 Broderick: $2,023,500

Using a similar methodology, each of the five comps in the appraisal report can be given a separate unit
value based on their individual percentage of space occupied in the building. Following is a breakdown
of individual unit values for each of the comps, which can then be compared to the subject’s individual
unit values:

2853 Broderick: $1,526,500
Comp 1: 51,480,417 ‘
Comp 2: 51,538,500

Comp 3:$2,221,111

Comp 4: 51,977,083

Comp 5: $1,501,250




2857 Broderick: $2,023,500
Comp 1: 52,072,583
Comp 2: 51,538,500
Comp 3: $1,776,889
Comp 4: 82,767,917
Comp 5: $2,101,750

It can be concluded that the individual values assigned to each unit in the subject property are well
suppoerted in the marketplace.

Roger Ostrem
Greenhill Appraisal
License #AR028299




File No, 20131127PW

December 5, 2013

Pam Whitehead
50 Magdalena Ct
Mill Valley, CA 94941

File Number: 20131127PW

In accordance with your request, | have appraised the reat property at:

2853-2857 Broderick Street

San Francisco, CA 94941
The purpose of this appraisal is to develop an opinion of the defined value of the subject property, as improved.
The property rights appraised are the fee simple interest in the site and improvements.
In my opinion, the defined value of the property as of December 2, 2013 ' is:

$3,650,000
Three Mitlion Five Hundred Fifty Thousand Dollars

The attached report contains the description, analysis and supportive data for the conciusions,
final opinion of value, descriptive photographs, assignment conditions and appropriate certifications.

i Bt

Reger A. Oslrem




Residential Appraisal Report File o. 20131127PW

$ The puspose of Iis appraisal report is 30 provide te client vith a credible opinion of the dafined value of (he subject property, given the intended use of the appraisal,

d Clienl Namefintended User Pam Whitehead £-mait whiteheadwest@msn.com

B Ciicol Address 50 Magdalena Ct Ciy Mill Valley St CA Zip 94941
51 Aduifonal tnteded Userls) Client's designated associates

% Inendes Use Determing the contributory market value of each unit in @ 2-unit house, with the intended puirpose of consolidating the existing

| 2-unit property info a single family house.

A Property Address 2853-2857 Broderick Street City San Francisco State CA Zip 94941

i3 Qunes of Public Record 2853 Broderick LLC . County San Francisco

124 Legat Oescrigtion Refer to preliminary title report

Rt Assessor's Parcet # 0947-002 Tax Yesr 2012 RE Taxes$ 2,131
Map Relerence 647-F4 Census Tract 128.00

Price $1,800,000 Source(s} County Records

¥ Andlysis of prior sale or transfer history of the subject propenty {an comparable sales, i applicable)  WIthin the past 36 months the subject recorded a sale from the
Inger M Conrad Trust 1o the PJ Whitehead Famify Trust, with a sales price of $1,800,000, recorded on 05/30/2012. The subject later
recorded a transfer from the PJ Whitehead Family Trust to 2853 Braderick LLC on 05/09/2013 with no recorded transaction vaiue, The
comps have not recorded additional sales in the 12 months prior to the effective date of this appraisal.

Cfferings, oplions and conlracts as of he effective date of the apprai None

Neighborhood Chacacleristics QOne-UnitHousingTreads One-Unit Housing Presem Land Use %
Location (X Yrban Suburban Rural Propeny Values A Increasing Stable Dacliqin PRICE AGE | One-Unit 50 %
BuiltUp (X[Over26% |_J25-75% & JUnder25% |Oemand/Supply §.jShortage X i Balagce §__JOver Supply | ${000) {yrs) | 2:4Unit 20%
Grovah Rapid, XjSable Slow Matketing Time Under3mihs _L_J3-6mihs Quer Smths 860 tow 5 | Mulli-Famity 20 %
23 Meig dBoundaries Bounded on the north by Lombard Street, on the south by Green Street, | 5,300 High 150 § Commercial 10 %
4 on the east by Van Ness Avenue and on the west by Lyon Street, 2,200 Pred. 85 [Qmer %
4 Neighborkood Descripion  The subject's neighborhood is built out with a mixture of residential land uses including single faraily homes,

condos, TICs and mutti-unit residential buitdings. The neighborhood is very well maintained and many properties in the area have been
remodeled or upgraded. The neighborhood has retall disiricts that sun along Union Street and Fillmore Steeet. The area is within )
walking distance to the Marina Green and the adjacent San Francisco Bay. Al community services are available.

Maskel Conditions finchuding support for Ihe above conclusions) A review of District 7 (Pacific Hts, Presidio Hts, Marina, Cow Hollow) market conditions
for 2-unit houses reveals the following: Over the past 12 months there have been 25 sales; during the same time period median prices
for 2-unit properties increased from $2,000,000 to $2,200 000; the number of days on the market decreased from 30 to 16. Currently
there are 6 listings on the MLS with an average list price of $2,630,000,

Dimensions 34.5 X 80 Ares 2,757 sf Shape Rectangular Viey City Streets
Specific Zoning Classification RH-2 Zoning Description Residential Housing District, 2 Units

Zoning Compliance _{X3leqal Leqat Nonconforming (Grandfathered Use) f §No Zoring § llllcgal(descrme)

Is the highesl and best use of the subject properly as improved {o as proposed per plans ond specifications) the present use? [X] Yes U No I No, descibe. Highest and
best use is conversion 1o a single family house as currenfly being proposed per plans and specs. .

Hiitities Public _ Other{describe} Publle _ Other (describe) Oft-site Improvemems-—Type Public __ Private
Eteciicit Water . Steel Asphalt
Gas X J Sanilary Sewer X Ay None L_J

Site Comments  Subiect site is typical of the neighborhood.

GENERAL DESCRIPTION FOUNDATION EXTERIOR DESCRIPTION materials INTERIOR maledials
uaits_[_Jone [ onewtice wiv (X]2 Concrete Slab_{X)CraviSpace | Foundalion Was  Concrete Flooss Hardwood
#of Stories 4 Full Basement Partial Basement_E Exterior Walls Woett Shingle Walls Sheelrock
T XJDal, % M, | gS@ex.lEnu Unt_f Basement Area O stt. I § Roof Suiface Shingle TrmfFinish \Wood,Paint
Existng__ (. JProposed Under Canst.  Basement Einish 0% | Gutters & Downspouts Galvanized Bawfloor __ Tile
Design (Styte} Traditional [ ]Outside EntrylExit C_}Sumg Pump __ | Windovi Type Single Pane Bath Wainscot_Tile
Year Buill circa 1900 Storm Sash/insulated None Car Storage None
Cilective Age {11} 75 Scieens None [ﬂoﬁveway JofCars O
Atlic None Heating @FWA Iﬁnw ] [_j Radiant | Amenities WogdSlove(s} & Drivevay Surface CONcrete
Orop Sty Stairs [ja;xer {ruei Gas Fireplace(s)# 4 [ _JFence XiGarage _ folCars 2
Fioog Seullle Coaling_ [:]Cez\lral Air Condilioning PatiofDeck Deck Perch Cagpont __ JolCars O
|_JFinished Heated Inlividual Ii Othes None Pool Ciher Al Det, XJBuiltin
Apptiances X I Refriqerator [ X} Range/Oven Rishwiasher %) Disposal X JMicrowave [X] WasherDryer Other {describe)
24 Finistied atea above grade conlaing: 12 Rooms Bedr 5 Bam(s) 4,372 Square Feet of Gross Living Avea Above Grade

Addivonai Feotres 2853 Broderick consists of 1,882 sf {43 % of total space) and has 6 cooms/2 bedrooms/2 baths.
2857 Broderick consists of 2490 sf (57% of total space) and has 7 rooms/4bedrooms/3 baths,

G o ffe Impro See Attached Addendum

A\ serre, D23 1T o0 Thus o Copytoh & 2075 2010 A Ciison ol 150 Ui Sesvies, o PR Rigas Restesed
Page 1ol 4 : PARS} Garzcal Pus yical Report 051201
Sk {PARS Gecera Purposa Rpgtait Repon 81010




Residential Appraisal Report

file Mo, 20131127PW

FEATURE I SUBJECT COMPARABLE SALE NO. COMPARABLE SALE NO.2 COMPARABLE SALE NC. 3
2853-2857 Broderick Strest 2821-2823 Broderick Street 2051-2053 Broadway 2405 Washington Street
Address San Francisco San Francisco San Francisco San Francisco
Proximity ta Subjec) 0.93 miles S 0.75 miles ESE 0.71 miles ESE
Sale Price 3 $ 3,560,000 $ 3,150,000 $ 3,750,000
Sale PriceiGrossLiv. frea [ $ safl is 788 sq.ht. $ 904 so.1t $ 962 sa.h.

Dato Source(s) San Francisco MLS# 306733 _ | San Francisco ML.S# 412369 | San Francisco MLS# 401725
Veiification Source(s) County Docit J517977-00 County Doctt J763571-00 Counly Doc# J532533-00
VALUE ADJUSTMENTS DESCRIPTIGN DESCRIPTION +3 § Adpstncr DESCRIPTION (38 Adustnmnt DESCRIPTION )5 Aostment
Sale of Financing Trust Sale No Concessions No Concessions
Concessions Cash Saie Conventional Convenlional
Date of Sale/Time 054252012 350,000 | 09/27/2013 10/26/2012 375,000
Location Urban Urban Urban Urban
Leasehold!Fee Simple | Fee Simple Fee Simple Fee Simple Fee Simple
2,757 sf 4,097 sf 3,436 sf 3,223 sf
City Streets City Streets City Streets City Streets
s Style) Tradiionat Traditional Traditional Victorian
2 Quality of Construction | Good Good Gaed Goed
i Actua) 1134/~ 104 85 113+/-
g: Congition Fair Average -320,000 { Average -320,000 Average -320,000
[E=% Above Grade Sowt{Bdemsl Bty | Towl [Gamsi  Bows Yot [Bmst  Baths o |8dms]  Bahs
!n foomCount 121 6 ] 216 5 10] 4 4 25,000 91 6 3.1 40,000
<r, GrossLiving Area 4,372 sg it 4,520 sq.. -37.000 3,485 sq 1. 222,000 3,900 sq. 118,000
B Basement & Fiished | None None None None
:8 Rooms Below Gratle None None None None
& Funetional Uit Average Average Average Average
?4: Heating/Ceoling FWA/None FWA/None FWA/None “{FWAJNone
Ener Eflicientiiems [ None None None None :
Garage/Caipio 2 Car Garage 2 Car Garage 2+ Car Garage 1 Car Garage 35,000
PorciPaliofDeck Becks Decks Patio Garden
Unit 1 5 Rm/2 BRI2 BA |5 Rm/2 BR/2 BA 5 Rm/2 BR/2 BA 5 Rm/2 BRI BA
Unit 2 7 Rm/4 BR/3 BA {7 Rm/4 BR/3 BA 5 Rm/2 BR/Z BA 4 Rmi4 BRI2.1 BA
Net Adjustmen) (Total) [:]# [)2} $ 7,600 ] Ixj. s 73,000 [)2}» {—} $ 248,000
Adjusted Sale Price NetAg. -0.2% NetAd. -2.3% NetAd,  6.6%
S of Comparables GrossAdi, 19.9% |3 3,553,000 i GossAdg. 18.0%1$ 3,077,000  Gross A, 23.7%1$ 3,998,000

¥ Summary of Sates Comparison Approach _ See Attached Addendum

COSTAPPROACHTOVALUE

Site Value Comments_ The area is built out and there are no recent land sales of vacant sites to support an estimate of site value using the
sales comparison approach. Site value is determined by aliocation using the county assessor's tax records as a basis for arriving at
results. Per the county assessor, land values in the area are typically high, ranging from 60%-70% of total value. The subject’s land
value is estimated at the high end of the range.

CSTRATED ' REPRODUCTIONOR [J XIREPLACEMENT COST NEW OPINION OF SHEVALUC o1 o.veeesieiiee i rpieeasazneennins 2,485,000
;.<£ Source of cost data Marshall & Swift, Local Contractars Dweling 4372 sa.fL@3 475, 2,076,700
m Quality rating fiom cost servicg 6.0 Effsctive date of cost data_12/02/2013 Sq. L @S
g.:. Cominents an Cost Approach {qross living area caleulations, depreciation, etc,
e See Atizched Addendum GaragefCarort 504 Sp.RL@% 180, . onss. =3 75,800
8 Total Estimate of Cost-Mew ez 8 0 2152 300
tess 150 _ Physical | Functional | Exlesnal
Depreciation 1,130,800 =3${ 1,130,800)
Depreciated COSLOEIMOrOVeMenlS . ...vveueseerasirereeinieneee 8 1,021,500
“Aseis” Value of Sile Inprovements. .oe. e iy oeemoe i aasicagans * 50,080
INDICATED VALUE BY COST APPROACH. .. ovieeseirenneess - =3 3,556,500
NCOME APPROACH TG VALUE
Estimaled Momihly Market Rent $ nfa_ X Gross Rent Multiplier nia_=$ nla_indicated Value by ncoms Agproach

g Summary of lncome Approach fincluding support for market rent and GRM) - Rent control is in effect in San Francisco. Rent conirol reduces the income
potential of 2 property, which results in an artificially lower value for the. property. Therefore, the income approach is not considered fo
be a reliable indicator of value and is not used in this appraisal assignment.
ndicatet Volueby: Sates Compacson Approach $3,550,000 ) CostApproach {if developed) s 3,556,500 Income Approach (i developed} $ &

The recongifed vaiue of the subject is $3,550,000 as of the effective date of this appraisal. Individuat contributory values have been -
assigned to each unit based on the percentage of square footage of each unit, The vaiue for each unit is as foliows:

2853 Broderick: $3,550,000 x 43% = $1,526,500

2857 Broderick: $3,550,000 x 57% = $2,023,500

This appraisal is made 8518, [_j subject to completion per plans and specilications on the basis of a hypothetical condition that the imp

% D subject to he foltowing repairs or alterations an e basis of 2 hypothetical condlition thal Lhe repairs or allerations have been completed

Tts have been compt
Dsubjec{ tolhe [ollovring:

hat is the subject of thisreportis$ 3,550,000 asof 12/02{2013 . whichis the effeclive date of this appraisal,
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Residentiat Appraisal Report

File No. 20131127PW

FEATURE i SUBJECT COMPARABLE SALE NO. 4 COMPARABLE SALE NO. 5 COMPARABLE SALE NO. 8

2853-2857 Broderick Street 2847-2849 Washington St 1655-1657 Beach Street

Address_San Francisco San Francisco San Francisco

Proximity lo Subject 10.48 miles SSE 0.68 miles NE

Sale Price s $ 5300000 s 4,100,600 [s

Sale PricefCrosstiv.fvea {3 sqf 13 976 sq. ML $ 1,005 sq.0 5 sq.0

Oata Source(s) San Francigco MLSH# 405603 | San Francisco MLSH 414385

Vesification Source(s} County Doci# J662136-00 Real Estate Agen

VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION S Adastrment DESCRIPTION +(3S Adosunent DESCRIPTION {35 Adoument

Sale or Financing No Concessions

Concessions Conventional Aclive Listing

Date of Saleffime 05/21/2013 530,000 | 10/18/2013 List

Location Usban Yrban Urban

LeasghatdfFes Simple | Fee Simple Fee Simple Fee Simple

Site 2757 sf 35810 sf 3,436 sf

View City Streets City Streels City Streets

Design {Styte] Traditionat Victorian Spanish Med.

Quality of Constsuction | Good Good Good

Actual Age 113+i- 113+/- 82

Condition Fai V. Good/Remod -820,000 |V, Good/Remod -570,000

Above Grade | Totat FBdms, Saths | Toist |Bdims Bafhs Yool fegmsi  Bahs Iotat {Bdtms) _Bahs

Room Count 1216 5 121 6 5 1216 5

Gross Living ren 4,372 sq.0. 5430 sq.iL -265,000 4,080 sg.0 73,000 s

Basement & Finished None None None

Rooms Below Grade None None None

Functional Ut Average Average Average

Healing/Coolin FWA/None FWA/None FWA/None

Enerqy Efficient liems None None None

Garage/Carport 2 Car Garage 2 Car Garage 2+ Car Garage

Porch/PalialDeck Decks Patio Decks

Unit 1 5 Rm/2 BR/2 BA |5 Rm/2 BR/2 BA 5 Rm/2 8R/2 BA

Unit 2 7 Rmi4 BR/3 BA [7 Rm{4 BRI3 BA 7 Rm/4 BR/3 BA
a3 el Adjusiment (Toa} s Xk Ts 555,000 [(J» IXJ- [s a97,000( IXty [J. Is
< Adjusted Sale Price NetAdi. -10.5% NetAd. ~12.1% NetAd.,  0.0%
g of Comparables GrossAdi, 30.5%13 4,745,000 | Gossadgt. 15.7%13 3,603,000 | Grossnd.  0.0%1$
% Summary of Sales Comparison Approach  See Attached Addendum

'SALES COMPARISON A

AClsciniaee, 200 234 B121 wavxchn

Adiftiandl Compatatios
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Residential Appraisal Report Filo No. 20134127PW

Scope of Work, Assumptions and L:mltmg Conditions

Scope of work is defined i the Uniform Standards of Professional Agpraisal Practice as ” the lype and extent of research and analyses ip an
assighment.” Inshort, scope of work is simply what the appraiser did and did not do during the course of the assigniment. itincludes, butis not
limited to: the extenttowhich the property is identified andt inspected, thetype and extent of data researched, thetype and extent of analyses appliect
to arrive st opinions or conclusions.

The scope of this appraisal and ensuing discussion in this repart are specific to the needs of the client, other identified intended users andto the
intended use of the report. This report was prepared for the sole and exclusive use of the client and olher identified intended users for the identified
intended use and its use by any other parties is prohibitedt. The appraiser is not responsibie for unauthorized use of the report.

The appraiser's certification appearing in this appraisal report is subject to the foljowing conditions and to such ather specific conditions as are
setforthby the appraiser inlhe report. All extraordinary assumptions and hypotheticat conditions are stated in the report and might have affected the
assignment results.

1. Yhe appraiser assumes no responsibiity for matters of @ Jegat nature alfecting Whe property appaised or Utle thereto, nor does the appraiser reader any opinion as o the litle, which is
assumed (e be good and marketable, The properly is appraised as though uater respansible ewnership,

2. Any skelch in this reporl may show approximate dimensions and is included only 10 assistihe readet in visualizing e propesty. The appraiser has made no survey of the propesty.

3. The appraiser is no\ required to give testimony or appeaf i court because of having made the appralsat wilh refererice to the progerly in question, unless arrangements have been
previcusly made therio,

4. Neilher all, nor any part of (e content of this report, copy of other media thereof Gncluding conclusions as to the property value, heidentity of the appraiset, p
or the firm vith which lhe appraiser is connected), shall be used fot any gurposes by anyene bul e client and other intended users as identified in this cegort, nor shall il e conveyed by
anyone o Ihe public trough adventising, public relations, naws, sales, of nther media, without the wiitlen consent of the appraiser.

By

5. The appraiser vill not disclose lhe contents of (s appeaisal report unless required by applicable law or as specified in the Uniform § 45 of P innal Appraisal Practice.
P P ) Y apy ) PP

B. Information, eslimales, and opinions f to the 2py and Contained in the regort, vese oblained from sources considered reliable and befieved 1o be bue and carrecl
toviever, no responsitility for accuracy of suchitems furnished to the appraiser is I by the ang

7. The appraiser assumes that there afe no hidden or unspparent conditions of e propierty, subsoll, o structures, vihich would render it more of Jess valuable, ¥he appraiser ossumes
no sesponsibifity for such conditions, or far eagineering or testing, which might be required lo discover such factors. This appraisatis not an envi of the property and
should nat be: considered as such.

8. The appraiser specializes in the valuation of seal property and is not a home inspecter, building contractor, stuctural enginesr, o simifar exped, unless othenvise noted, The appraiser
dicd aot conduct #he intensive type of field abservalions of the kind intended 1o seek and discover propesty defects. Thie vigwing of the property and any ipravements is lor purposes of
developing an opinion of the defined value of the preperty, glven e {use of his assi Stalements ¢ ing condilion ate based on sudface observalons only, The
appraiser claims no special experlise regarding issues inchuding, but ol limited to: f i I b t moisture prob wood destsoying {orather) insects, pest infestation,
raclon gas, lead based paint, mold ¢f environmiental issues. Unless olhervise indicaled, mechanical syslems viere not activated of tesled,

This appraisal tepon should not be used to distlose the condition of (he properly as il felates Lo Ihe presencefabsence of defects. The client is invited and encouraged to employ qualified
expests Lo inspicl and address sreas of concern. If negalive condilions are discovered, the opinion of value may be affecled),

Unless otherwise noted, the appraiser assumes the components that copstitute the subject property improvement{s) are fJundamentally sound andin
waorking order,

Ray viewing of the properly by (e appraiser vas imited to readity observable areas. Unless othervise nated, atlics and crawi space areas were not accessed. The appraiser did not move
furnsiture, fioor coverings of othes ilems that may resticl the viewing of the praperty.

9. Appraisals involving hypelhelicai conditions related to complelivn of iew constuction, repais or alteration are based on the assumption thal such completion, alteration of fepairs it
be compelently performed.

0. Unless (he intended use of this appraisal specifically includes issues of propesly insurance coverage, Whis appraisal should ol be used! for such purposes. Reproduclion or
Replacement cost figures used in lhe cost approach ate for vahsation p cnly, given the i t use of the assig| The Definition of Value used in (his assignamentis untikely
10 be consistent with the definition of Insurable Value for progerty insurance coverageluse.

11. The ACI General Purpose Appraisai Report (GPAR™}) is not intended for use in transactions that require a Fannie Mae 1004/Freddie Mac 70 form,
also known as the Uniform Residential Appraisal Repoat (URAR),

Additionat Comnments Refated To Scope OfWork, Assumptions and Limsiting Conditions

An on-site inspection of the land and improvements was conducted. The improvements were meastired from approved architect's
plans and a sketch of the floor plan was produced. The condition of the property was analyzed. The neighberhood was inspected.
Regional, city and neighborhood demographic data was analyzed, The current zoning status of the the site was verified with the
applicable city/county planning department. The flood zone status of the property was investigated and reported. Recent,
comparable sales transactions were selected from the subject's neighborhood and analyzed. Data sources include the multiple
listing service, reaitors, and county records accessed through the county assessor's office. Three approaches to value were used, or
considered, to determine an opinion of value. The three approaches include the sales comparison approach, the cost approach and
the income capitalization approach.

The appraiser did not review the itle report and a title report was not made avaitable to the appraiser.
The appraiser inspected visible and accessible areas only.

The appraiser is not a professional home inspector and this appraisal should not be relied upon to disclose possible buiiding defects
that may exist. The appraiser does not guarantee that the house is free of defects. The appraiser recommends the enlisiment of a
qualified home inspector if such an investigation is required.

The appraiser did not conduct an investigation ta discover the presence of mold, asbestos, urea formaldehyde, radon or other
potentially hazardous materials that may affect the property and its value. The appraiser is not qualified to determine the cause of
mold, the type of mold that may be present or whether the mold might pose a risk to the properly or its inhabitants. The appraiser is
not an environmental inspector and is not an expert in the field of hazardous materiat investigation. The appraiser recommends the
enlistment of a qualified expert in the field of hazardous material investigation if such an investigation is required.

The appraiser did not conduct research to uncover information about the location of possible adverse, external conditions in the
neighborhood.
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Residential Appraisal Report Fie No. 20131127PW

Appraiser's Certification
The appraiser{s) certifies that, to the best of the appraiser’s knowledge and belief:
1. The stalements of fact cantained in this repost are bue and coirect.

2. The reported analyses, apinions, and conclusions are liriited only by the reporled assumptions and limiting conditions and are the appraiser’s personal, impartial, and unbiasex!
professional analyses, opiniens, and conclusions.

3. Unlass alhenvise staled, \he appraiser has no present or prospective interest in the properly Yratis the subjacl of s report and has no personal interest wilh respect 1o e parties
involvest.

4. The appraiser has no bias with respect 1o Whe property that is the subject of this report of to e parties involved with 1his assigament.

5, Fhe iser's in this '_, veas niot contingent upon developing or ceporting pred ined resuilts,

PP g
6. The appraisec’s comy ion {or completing s assig is not contingent upan the develop or of a predi ined value or i invalue thal favers the cavse of
the client, the amount of the value opinion, the auammenl of a stiputated zesuit, of the occutrence of 3 subsequemevenl d’ rectly refated to the intendecd use of s appraisal,

el

7. The appraiser’s analyses, opinions, and conclusions vrere developed. and Ihis report hos bieen prepared, in conformity vith the Uniform Standards of Professlonal Appraisal Practice.

8, Unless ohervise noted, the appraiser has made 3 personal inspeclion of the propeity that is the subject of Wis report.
3. Unless noted below, no one provided significant real property appraisal assistance (o the appraiser signing this cerlification. Significant real propesty appraisa) assistance provided by:

Additionas Certifications:

This appraisal is developed and reported in compliance with the Uniform Standards of Professionat Appraisal Practice.

1 certify that, to the best of my knowledge and belief, | have not performed any additienal services regarding the subject propesty, as
an appraiser, or in any other capacity, within the 3 year time period immediately preceding acceptance of this appraisal assignment.

Befinition of Value: Market Value [:3 Other Vatue:
Suurce of Defisition; Appraisal Institute Dicticnary of Real Estate Appeaisal

Market vaiue is defined as the most probabile price which a property should bring in a competitive and open market under afl
conditions requisite to a fair sale, the buyer and seller each acting prudently and knowledgeably and assuming the price is not
affected by undue stimudus. Inflict in this definition is the consummatlon of a sale as of a specified date and the passing of litle from
seller 10 buyer under conditions whereby:

{1) buyer and selier are typically modified,

(2) both parties are well informed and well advised and acting in what they consider their own best interest,

{3) a reasonable time is allowed for exposure in the open market,

(4) payment is made in terms of cash in U.S. dollars or in terras of financial arrangements comparable thereto, and

{5} the price represents the normal consideration of the property sold unaffected by special or creative financing or sales
concessicns granted by anyone associated with the sale.

ADDRESS OF THE PROPERTY APPRAISED:

2853-2857 Broderick Street

San Francisco, CA 94941

EFFECTIVE DATE OF THE APPRAISAL: 12/02/2013
APPRAISED VALUE OF THE SUBJECT PROPERTY $ 3,550,000

APPRAIS{‘ZR SUPERVISORY APPRAISER
Signalure: M- &' Signal
Name: Roger AOstrem Moo
State Certilication 7 ARD28299 State Ceriification #
or Licenise # or License #
or Other {describe): State §: State:
Siate: CA Expitation Date of Cettilication or License:
Expiration Date of Cerlification or License: 09/08/2015 Date of Sig
Daleof Signature and Report:  12/04/2013 Dale of Prapetty Vievsing:
Dale of Property Vievring: 12/02/2043 Degree of property viewing:
Degree of praperty wiewing: D Interiar and Exterior {7 exerior Caly D Did not personally view
[X} Iaterior ang Exterior . D Cxterior Only D Did not parsonally views
P dusteq ACI seerre, 800 2 81, This em Cogeriafh 3 2005- 2010 ACH DAx0n e 150 Cloins Sonvikes. b, AT Rt Ristryed,
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ADDENDUM

Client;_Pam Whitehead File No: 20133127PW
Property Address: 2853-2857 Broderick Street Gase No.:
City: San Francisca State: CA Zip: 94841

Quality and Condition of Property

The subject is & 2-unit house. The lower unit is 2853 Broderick and the upper unit is 2857 Broderick. {n Masch 2010 the
interior of the house was burned in an arson fire and the interior was gutted as a result of the damage. The previous owner
submitied plans to restore the property to its original use. The plans were approved and a permit was issued to rebuild the
interior with an approved budget of $320,000.

The lower unit consists of the originaj 1st floor consisting on 1,170 sf plus an additional 742 sf of space on the garage floor,
now referred to as the 1st floor, The additional 712 sf of space is included in this appraisal as past of the fower unit since it
was part of the plans submitted by the previous owner that were approved and legatly permitted. Additionally, a 2-car
garage was inciuded in the approved plans and is also inckided in this appraisal.

On 05/30/2012 the house was sold to the current owner who Is attempting to reconfigure the house from its original 2-unit
use into a single family house. However, the intent of this appraisal is to value the two units individuaily and attribute a
contributory market value fo each, The appraisal therefore relies on the origirial configuration of the house and not on the
newly proposed single family configuration.

The originat configuration of 2853 Broderick was a 2 bedroom/2bath unit with a kitchen, living room and dining room. The
new 712 sf addition, previously approved, is simply referred to as living space in this appraisal. The totai square footage is
1,882 sf.

The original configuration of 2857 Broderick was 2 4 bedroom/3 bath: unit with a kitchen, fiving room and dining room. The
unit consisted of 1,395 sf on the lower tevel and 1,095 sf on the upper level for a total of 2,490 sf.

The condition of the tiouse is rated fair and the neighborhood standard is rated average. The interior of the house is
currently gutted and, as a result, the condition of the subjectis currently below the neighborhood standard, The original
construction quality of the house is sated good and is simitar to the surrounding neighborhood standard.

Comments on Sales Comparison

The search for comps involved analyzing sales of 2-unit buildings located in District 7. District 7, as defined by the San
Francisco Association of Reaitors, includes Pacific Hts, Presidio Hts, the Marina and the subject's immediate neighborhood
of Cow Hollow. A typical buyer interested in purchasing within the subject's neighborhooed would typically search for
properties throughout District 7. Comps 1-4 are closed sales transactions. Comp 5 is an active listing.

Single family house sales and condo sales dominate the neighborhood sales market and the volume of 2-unit building sales
is low. As a result, it Is necessary to extend the search back in time approximately 18 months in order to have a sufficient
number of similar property sales to analyze to produce a credible result.

Comps 1, 3 & 4 are adjusted for time at the rate of price increase posted for 2-unit buildings over the past 12 months, The 6
month period prior to the most recent 12 months recorded less price appreciation for 2-unit buildings and no additional
adjustment for time is made for that period.

The subject has a typical site for the local market, which is matched by all of the comps. Site sizes differ moderately but ali
of the comps have a narrow street frontage and ail have back yards that add litfle additional utility. Therefore despite
moderate site size differences, the effective ulility of the sites are all considered similar to the subject.

The subject's current condition is rated fair and an across the board line item adjustment has been made in order to bring
the condition of the property bagk to its pre-fire condition of average, and in line with neighborhood standard. The fine item
adjustment is a cost to cure based on the previous owner's approved plans and budget to restore the property's pre-fire
condition. The previous owner's budget was $320,000 to make the restoration.

All of the comp's condition ratings are as of their close of escrow date. Comps 4 & 5 have additional condition adjustments
since their condition exceeds the neighborhood average to which the subject is assumed to be restored to. In addition to the
$320,000 across the board adjustment, Comps 4 and § are adjusted by an additional $500,000 and $250,000, respectively, -
based on budget estimates provided by real estate agents for each property.

Since this appraisal has the intent of determining the contributary value of each of the subject's 2- units, a breakdown of
each of the comps 2-units has been displayed. The comps are generally similar in bedroom/bathroom count as the subject.
Comp 1's room breakdown has heen estimated due to a Jack of available information in the published county records and in
the MLS.

GComp adjustments are based on a combination of matched pair analysis from appraisals done in the subject’s market area
and by relying on the appraiser's data files, which contain market data collected over time.

Primary weight i the sales comparison approach is given to Comp 1 because it is similar to the subject and is located on
the same street and block as the subject; it differs primarily with regard fo time of safe, Comp 1 has an adjusted sale price of
$3,553,000. Comps 1, 2 & 38 are all closed sales transactions with acceptable amounts of adjustment, their average
adjusted sales price is $3,542,000. Comp 4 is given tertiary weight due to its large gross adjustment, which exceeds typical
guidelines. Comp 5 is an active listing that has been added to demonstrate the current asking price for a similar property. It
js given secondary weight since its final sales price is unknown. Placing equal emphasis on both Corap 1, ang on the
average of Comps 1-3, results in-a reconciled value of approximately $3,550,000 for the subject using the sales comparison
approach to value.

Cost Approach Comments

Due to the very low amount of home construction in the area, published cost manuals such as Marshall & Swift, etc. are
generally less reliable than in many otber areas. Cost data from Marshall & Swift is utilized in this report but is augmenied
by cost data collected from local general contraciors and from the appraiser's files.

The age/life method has been used to determine depreciation. Due to updates and good maintenance, the effeclive age of

Ardendurn Page 102




ADDENDUM

Client; Pam Whilehead : File No.: 20131127PW.
Property Address; 2853-2857 Broderick Streat Case No.;
Cily: San Francisco Stale: CA Zip: 94941

the improvements has been lowered.

Any cost approach information contained in this report, including any information provided under the heading "Cost
Approach to Value” has been provided at the request of the clientintended user of this report. The provision of such
information does not change the intended use or the intended client/user of this report. 1t should not be relied upon for the
purpose of determining the amount or type of instirance coverage to be placed on the subject properly. The appraiser
assumes no liability for any insturable value estimate or opinion that is inferred from this information and does not guarantee
that any insurable value estimate or apinion inferred from this report will result in the subject property being fully insured for
any loss that may be'sustained. The appraiser recommends that an insurance professicnal be constlted o determine the
appropriate amount and type of insurance to be placed on the subject premises,

AddenchmiPage 20f 2




SUBJECT PROPERTY PHOTO ADDENDUM

Client: _Pam Whitehead : Fite No.: 20131427PW

Praperly Address: 2853-2857 Broderick Street Case No.

City: San Francisco State: CA Zip: 94941

FRONT VIEW OF
SUBJECT PROPERTY

Appraised Date: December 2, 2013
Appraised Value: § 3,560,000

REARVIEW OF
SUBJECT PROPERTY

STREET SCENE
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COMPARABLE PROPERTY PHOTO ADDENDUM

Client: Pam Whitehead File No.. 20131127PW
Property Address: 2863-2857 Broderick Sireet Case No.:
City: San Francisco Stale: CA Zip; 94941

COMPARABLE SALE #1

2821-2823 Broderick Street
San Francisco

Sale Date: 05/26/2012

Sale Price: $ 3,560,000

COMPARABLE SALE #2

2051-2053 Broadway
San Francisco

Sale Date: 09/27/2013
Sale Price: $ 3,150,000

COMPARABLE SALE #3

2405 Washington Street
San Francisco

Sale Date: 10/26/2012
Sale Price: $ 3,750,000




COMPARABLE PROPERTY PHOTO ADDENDUM

Client: Pam Whitehead File No.: 20131427PW
Property Address: 2853-2857 Broderick Street Case No.:
City: San Francisco . Stale: CA Zip: 94941

COMPARABLE SALE #4

2847-2849 Washington St
San Francisco

Sale Date: 05/21/2013

Sate Price: $ 5,300,000

COMPARABLE SALE #5

1655-1657 Beach Street
San Francisco

Sate Date; 10/18/20%3 List
Sale Price: $ 4,100,000

COMPARABLE SALE #6

Sale Date:
Sale Price: $
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Client: Pam Whitehead File No.. 20131127Pwy
Propesly Address: 2853-2857 Broderick Street Case No..
City: San Francisco Stale; CA Zip: 94941 )
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Client: Pam Whitehead

File No.:  20131127PW

Property Address: 2853-2857 Broderick Street

Case No.:

Ciy: San Francisco

State;

CA
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FLOORPLAN SKETCH

Client: Pam Whitehead File No..  20131127PW
Property Addrass: 2853-2857 Brodesick Street Case No.:
City: San Francisco State: CA Zip: 94941
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FLOORPLAN SKETCH

Client; Pam Whitehead File No..  20131127PW

Property Address: 2853-2857 Broderick Sireet Case No.:
City: San Francisco State; CA Zip: 94941
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WALKUP CLARK & ASSOCIATES
QUALITY REAL ESTATE APPRAISALS

RES
Fite No. 14K0D8CTL

APPRAISAL OF

A RESIDENTIAL UNIT HELD tN TENANCY COMMON OWNERSHIP

LOCATED AT:

2853 BRODERICK STREET
SAN FRANCISCO, CA 94123

CLIENT:
IRVING ZARETSKY

2845-2847 BRODERICK STREET
SAN FRANCISCO, CA 94123

AS OF:

December 2, 2013

BY:

TIMOTHY A LITTLE

2332 TARAVAL STREET #1, SAN FRANCISCO, CA 94116 PHONE 415-731-8601 FAX 415-731-5815




WALKUP CLARK & ASSOCIATES RES

Individual Condominium Unit Appraisal Report File No. 14KO06CTEL.
The purpose of this appraisa) (2porLis to provide the client with a credible opiran of the defined value of the sbject preperty, given the intended use of the apprasal.
w Cientame RVING ZARETSKY E-mait 7445 15@GMAIL.COM
i) clie Adress 2845-2847 BRODERICK STREET ciy SAN FRANCISCO Stae CA Zip 94117

0!

o,

Additional Intended User(s) IRVING ZARETSKY'S DELEGATED ASSOCIATES.

Intended Use ASSET EVALUATION OF HYPOTHETICAL TIC UNIT DIVISION,

Propesy Address 2853 BRODERICK STREET ciry SAN FRANCISCO Stte CA 2ip 94123

Owner of Pulilic Record WHITEHEAD PAMELA J FAMILY TRUST County SAN FRANCISCO

Leqal Deseapton LOT 2, BLOCK 0847 (SEE PRELIMINARY TITLE REPORT FOR A FULL LEGAL DESCRIPTION) #2853

] Assessors Parcet # 0947 - 002 (UNIT#2853) Tax Year 2013 RE, Taxes$ PROP 13
R ueioibormood Name COW HOLLOW Map Refetence 647/F4 Census Tract 0128.00

Properly Ruhis Appraised | Fee Simple | JLeasehold X jOther (desenbe} FEE SIMPLE W/PARTIAL INTEREST AS TENANCY IN COMMON

My sesearch .m did not reveal any prior sales of kansfers of the sublect propesty for the ihree years pror to the effective date ol this apprassal,

Priot SalefTransler.  Dale Pirce, Source(s) MLS/NDCDATA

Analysis of prior sale or wransfer history ofihe subjext praperly (ang comparable sales, if apgli THE SUBJECT UNIT LAST SCLD AS A WHOLE FOR
$1,800,000 ON 05/30/2012 (DOC#0J42200809). NO SALES FOR THE SUBJECT UNIT WERE NOTED IN THE PAST 36 MONTHS.

NO ADDITIONAL PRIOR TRANSFERS WERE NOTED FOR THE COMPARABLE SALES WITHIN THE PAST 12 MONTHS.

SALES HISTORY

Offetngs, options and contracis as of the eflective date of the

Nelghuorhicod Charactaristics Condominiunt Unit Hotising Trends Condominlum Houslng | . ProsoptlandUsess
Location $X]Utban Subucban | jRural | Property Values | X |increasing Stable Daclining PHICE AGE__{One-Uni 40 %
BuitUp (X {Over75% | ]25-75% Under 25% | Demand/Supply LX) Shottage InBalance | jOver Supply | ${000) {ys) {24 Unit 25%
Gropah Rapid X|stable Slow Marketing Time _{X}Under3nhs | }3-6mihs Over 6 mihs 220 Low O ] Muli Fansiy 20 %
hborhood Bound LOMBARD TO THE NORTH, GREEN TQ THE SOUTH, LYON TO THE 3,900 High 110 | Commereiat 12%
WEST, AND VAN NESS TG THE EAST, 750 Preg. 80 | Other 3%

Newghborhoad Desctpion  SEE ATTACHED ADDENDUM,

NEIGHBORHOOD

Market Condifions {(mcluding suppoit for the above eonclusions})  SEE ATTACHED ADDENDUM.

Topogtaphy SLOPED Swe 2757 SF Pensty 2 UNITS view NONE
Specilic Zoning Classiication RH2 Zoning Deseripton RESIDENTIAL: TWO FAMILY DWELLING
Zoning Compliance _L_egal Nonconforang DNo Zomng Dllbe@ (desciive}

g Is the ghest and hest use of lie subject propesty as muproved {or as proposed per plans and specifications) the present use? Yes C]No 1fNg, descrine.
A
] Public  Other(describe) Public  Othar{descrihe] Ot-site Improvements—Type Public  Private
é Eleclacity i Water . Steet ASPHALT X
a ixi Sanitary Sewet %] Alley  NONE
Site C THE SUBJECT IS A TYPICAL INTERIOR SITE ON A RESIDENTIAL STREET STREET WITH LIGHT LEVELS OF

TRAFFIC. THE SITE TOPOGRAPHY 1S SLIGHTLY SLOPED, NO APPARENT ENCROACHMENTS, EASEMENTS OR ADVERSE
SITE FACTORS NOTED.

Data source(s) for project mformation MLS, REAL ESTATE AGENT
Project Description Delached Gargen

High-Rise [Y]O:heqdescribe) -LOW RISE

- ER General Description :- . " 2. :- Gendral Destripion ... =2 . ." ~ Geneval Deserighion. - General Desetiplion~ - - |- - Projedtinfe s
E # 9l Stones 3 Elecve Age 10 YRS Extenor Walls WD,SD/AVGH [ Rano (spacestunis) 1/1 # of Unils 2

g # of Etevators 0 . Exising - Proposed RoofSutace TAR & GRVL. | Type GARAGE # of Uauis Completed 2

g Year Buiit 1800 | Junder Construction Totat # Parking 2 GuestParking NONE # o Unlts Rented 4]

2% escribe the condidon of ie project and quality of censtruciion. SEE ATTACHED ADDENDUM

:

&

o,

Describe the common and janatfaciines. GARAGE, & REAR YARD

. . GENERALDESCRIPTION :. - [INTERIOR .- *::.0 mamrials = - lei o AMENSTIES - . |- - -APPUANCES .  §. -:.. CARSTORAGE...
floor ¥ 1ST/ZND/MID Floors HDWD/AVGH Frreplace(s} # O X | Refngarator }None
# ot Levels 2 Walls SHTRKIAVG+ Waodstove(s) 5 0 X | Range/Oven X]caage { [Covered Open|
weanng fype FAU _ Fuel GAS | TamvFimmsh WD/PNTD/AVGH Deckipatio 0 Xinisp [XiMicowave j#alCars 1

z [. CemalAC__ | individual AC Bath Wainseol TILE/AVG+ PorchiBalzony O X { mishwasher uAssigtled [ Jowned

1 [ Jome: (destiibe) NONE poors HLLOW CORE/AVG+ Other O XiwasheriDyee Paiking Spage #

% Finishe aren above grade contains; 5 Rooms 2 Bediooms 2.0 Bath(s) 2,007 Square Feet of Gross Living Area Abave Grade

i C on the THE SUBJECT UNIT IS THE 1ST/2ND/MID FLOOR UNIT THAT IS TC 8E FINISHED TO AN AVERAGE

5 STANDARD CONTAINING 3 BEDROOMS, A DINING ROOM AND 2 BATHROOM WITH A LARGE RECREATICN ROOM ON THE

3 LOWER FLOQOR.

S

THE UNIT WILL BE ELIGIBLE FOR STREAMLINED CONDOMINIUM CONVERSION AS A 2-UNIT BUILDING. THIS iS OF
BENEFICIAL STATUS WITH REGARD TO TIG PROPERTY VALUE, 8UT 1S STILL CONSIDERED INFERIOR TO CONDOMINIUMS
UNTIL THE SUBJECT 1S OFFICIALLY CONVERTED TO CONDOMINIUM OWNERSHIP BY THE CITY.

Torxestusng ACH stiwae, B0 23¢ 3127 vwir diieh 4o AE 0052419 A1 D SO Serices, ¢, K Rabis Regeond
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RES
FllaNo. 14K006CTL

WALKUP CLARK & As§oélATEs_
Individual Condominium Unit Appraisal Report

FEATURE ‘ SUBJECT COMPARABLE SALENQ. 1 COMPARABLE SALE NO. 2 COMPARABLE SALE NO. 3
noress 2853 BRODERICK STREET 333 SPRUCE STREET 3226 OCTAVIA STREET 3132 SCOTT STREET
and SAN FRANCISCO SAN FRANCISCO SAN FRANCISCO SAN FRANGISCO
Units - : -~ - -
ProjeciMame ang  2853-2857 BRODERICK ST | 331-335 SPRUCE STREET 3224-3228 OCTAVIA STREET {3132 SCOTT STREET
Phase 1 1 1 1
Proxiuty o Sulsect : 0 81 MILES SW 0.87 MILES NE 0.26 MILES NE
Sale Prce ; +|s 1,708,000} 1,695,000, i ]s 1,600,000
Sale PrceiGross Liv. Aren S 923.74 sq.0u b o K 1059 38 se. !L AT s _677.97 sq ARRRSIRE I
Daty Souree(s) | SEMLS#410799 DOM:73 SFMLS#MAJSJS DOM 14 SFMLS#416224  DOM:23
Vetilicapon Source(s) | NDG/DQCHOJ76500639 NDC/DOCHOJ82200332 NDC/DOCHOJBE500349
VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION ) S Arfusiment DESCRIPTION 18 Mfustmen DESCRIPTION H)'S Adustment
Sale of Financing HARMLTH ARMLTH ARMLTH
Cougessions | CONV;O CASH;0 CONV;0
Date of Safe/Time - : 110/02/2013 CCOE 01/08/2014 COE 03/24/2014 COE
i GOQb GooDh GQoD GOODINOISE 80,000
LeasehaldiFee Smple | FEE SIMPLE FEE SIMPLE FEE SIMPLE FEE SIMPLE
HOA Mo. Assessment $0 $350 $267 $451
Comnion Elements NONE NONE NONE ROOF DECK -20,000
and Rec. Fagiities YARD YARD NONE 5,000 | YARD
Floor Location 1ST/2ND/MID 2ND/MID 1ST/2NDIMID 1ST/ZNDIMID
View NONE PRT.CITY/AREA -42,700 [ NONE NONE
i TRADITIONAL | TRADITIONAL TRADITIONAL TRADITIONAL
AVERAGE+ GOOD -85,400{ GQOD -84,750{GOOD -80,000
1800 1905 1923 1942
4 Conditon AVERAGE GOgD -85,400| GOOD -84,750: GOCD -80,000
g Ahove Grade Totat |Boums Baths. | ey jesms) Dahs Tosdt Jowms Gaths. ot {Okms: Caits
by Hoom Count 62 ‘ 2 613 25 7500i6[3] 2 7{3{ 25 +7,500
L3 Grosstwng Aea 175 2,007 sq.t 4,849 sq. 0. 27,700 1,600 sq.41. 71,300 2,360 s, fr, -81,700
3 Basement & Fshed | NONE NONE NONE NONE .
'é Roons Below Grade STORAGE STORAGE STORAGE STORAGE
I Funciional Uritity AVERAGE/TIC | AVERAGEITIC AVERAGE/TIC AVERAGE/TIC
% Healing/Caoling: FAU/NONE FAU/NONE FAUINONE FAUNONE
8 Energy Elficient llems STANDARD STANDARD STANDARD STANDARD
".’;i Gasage(Catpost 1. CAR GARAGE |1 CAR GARAGE 1 CAR GARAGE 2 CAR GARAGE -41,000
[ PorchipatoiDeck NONE DECK -10,000[L.YARD -15,000 [ NONE
KITCHEN/BATH [ REMOD/AVG+ | REMDLD/GOOD -40,000 | REMODIGOOD -40,000 | REMOD/GOQD -40,000
DENSITY/OCPNT | 2 UNIT/OWNER | 3 UNIT/QWNER 85,4002 UNIT/OWNER 5 UNIT/OWNER 160,000
Net Adjustment (Total) P s 17,8008 [+ X s 148,200] {]e [X]- s 89.200
Adjusied Sate Price I Netadh  -9.2% NetAdj,  +B.7% Natadl  -5.6%
ol Comparables GrssAdi, 22.5% 1S 1,550,100 | Glossadh._17.7%6($ 1,946,800 | Grossad._35.6%$ 1,510,800

Summary of Sales Compansen Appronch THE COMPARABLE SALES ARE THE MOST RECENT AND APPROPRIATE SALES AVAILABLE

FROM CONVENTIONAL MARKET DATA SOURCES. THE DATA SOCURCES CONSULTED WERE OFFICE FILES, THE MULTIPLE

LISTING SERVICE, L OCAL REAL ESTATE AGENTS, NDCDATA AND EXTERIOR INSPECTION, THE GROSS LIVING AREA IS

ADJUSTED AT $175 PER SQUARE FOOT AND ROUNDED TO THE NEAREST HUNDRED, FOR DIFFERENCES OVER 100

SQUARE FEET. LOCATICN, APPEAL AND CONDITION ADJUSTMENTS ARE MADE AS A PERCENTAGE OF RESPECTIVE SALES

PRICE. DIFFERENCES IN ROOM COUNT ARE INCLUDED IN GROSS LIVING AREA ADJUSTMENTS. FULL BATHROOMS ARE

ADJUSTED AT $15,000 AND HALE BATHS ARE ADJUSTED AT $7,500. ALL OTHER ADJUSTMENTS ARE MADE ON A LUMP SUM

BASIS.

A FOCUS WAS PLACED ON FINDING COMPARABLE TIC UNITS TO COMPARE TO THE SUBJECT AS OPPOSED TO SPLITTING

THE VALUE OF A 2-UNIT APARTMENT BUILDING CR USING CONDOMINIUM COMPARABLES. THIS IS CONSIDERED TO BE

CRUCIAL (N ACCURATELY REPRESENTING THE SUBJECT'S VALUE AND IS CONSIDERED HIGHEST AND BEST USE OF THE

SUBJECT BUILDING,

SEE ATTACHED ADDENDUM FOR ADDITICNAL COMMENTS.

INCOME ABPROACH TO VALUE. "

indicated Valise by Salss Com| ansonA roachs 1,500, 000

Estimated Monthly Market Renl $

N/A X Gros sﬂem Mulnpllw

N/A =3

y of Income Apps

z AREA ARE PRIMARILY OWNER OCCUPIED AND NOT UTILIZED FOR INCOME PRODUCTION. A CREDIBLE RESULT CAN BE
OBTAINED WITHOUT THE USE OF THIS APPROACH TO VALUE,

N/A _indicated Valte by Income Approach
h (including support for market rentand GRM)  THE INCOME APPROACH 1S NOT USED AS SIMILAR PROPERTIES IN THE

indicatad Value by:

Sales Comparison Approach § 1,600,000

Incame Approach (it developed)s N/A

THE SALES COMPARISON APPRCACH 1S THE MOST RELIABLE MARKET VALUE INDICATOR AS IT BEST REFLECTS BUYER

AND SELLER ACTIONS. THE COST APPRCACH 1S NOT APPLICABLE FOR COMMON INTEREST OWNERSHIP BUE TO THE

DIFFICULTY IN VALUING INDIVISIBLE INTERESTS. THE INCOME APPROAGCH 1S NOT USED AS SIMILAR PROPERTIES N THE

AREA ARE PRIMARILY OWNER OCCUPIED AND NOT UTHIZED FOR INCOME PRODUCTION.,

This appraisal ismade | J"as1s”

{:] subjact fo completion per plans and specificalions on the hasis of a hypothetical condit
subject to e lolfiowing repans or ateralions on the dasss of 2 hypothelical condition that the repairs o alterations hiave heen completed
SEE ATTACHED ADDENDUM

thatife imp

have heen Y

¥

subject to the folloying:

RECONCIL(ATIdN

8ased on the scope of work,
thatis the subject of this report rs$ 1,500, 000

plians, fimiti

asof 12/02/2013

ditions and appraiser’s certification, rmy {our} opinion of the defined value of the real property
which s the effective date of this appraisal.
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WALKUP CLARK & ASSOCIATES RES

Individual Condominium Unit Appraisal Report fite o, 14K006CTL
FEATURE [ SUBJECT COMPARABLE SALE NO. 4 COMPARABLE SALE NO.5 COMPARABLE SALE NO. &
Address 2853 BRODERICK STREET [3128 WASHINGTON STREET {436 LAUREL STREET
and SAN FRANCISCO SAN FRANCISCO SAN FRANCISCO
unit# - - A
PofecNamaang  2853-2857 BRODERICK ST | 3124-3134 WASHINGTON STF1432-436 LAUREL STREET
Phase 1 1 1 :
Proximity { Subiect Lot Lo scn o 10.44 MIBES SW 0.73 MILES SW
Sale Price s R ls 1,270,000 cues 1,349,000 o ls
Sele Pricefioss L Area |S 0.00 sq.li. |s_738.37 sg.iijire nints|$4,226.36 sq.hu) cils sa.h]:
Data Source(s] SEMLS#407455  DOM:154 [SFMLS #410719  DOM:27
Vetificaion Source(s) NOC/DOC#0S76600444 NOC/BOCH0J73100421
VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION WS Adustmest DESCRIPTION v S Adustinent DESCRIPTION W9 Aisted
Sale ot Financing ARMLTH ARMLTH
Concessions CONV:0 CONV:0
Date of $aleiTime 10/04/2013 COE 08/16/13 COE
GOOD GOCD Goob
teasehokd/Fee Simple FEE SIMPLE FEE SIMPLE FEE SIMPLE
HOA Mo, Assessmient 30 $375 $250.00
Comnten Elements NONE NONE NONE
and Rec, Faciites | YARD NONE 5,000 [NONE
flaot bocalion 18T/2ND/IMID 2NDITOP 1ST/2ND/B8OT
View NONE NONE NONE
Bestn (Site) TRADITIONAL | TRABITIONAL TRADITIONAL
Quality of Construction AVERAGE+ AVERAGE+ GoopR -67,450
Aclual Age 1300 1900 1900
Conditon AVERAGE - |AVERAGE GoOb -67,450
Above Grade { Tl B Baths Yol {8cims| Paths Tota} 18dums| Baths wx_%’mms By
Room Count 62 2 [} { 3 1 2 613 ' 3 -15,000 E
Grossving ea 175 2,007 sq.f 4,720 sq.it. 50,300 1,100 sq.h. 158.800 5q. 1
Basement & Fimshed | NONE NONE NONE
Rooms Below Grade STORAGE STORAGE STORAGE
| Functional Utlity AVERAGE/TIC AVERAGE/TIC AVERAGE/TIC
Heating/Coaling FAUINONE FAU/NONE FAU/NONE
P Cnergy Etficient fiems STANDARD STANDARD STANDARD
4 Garage/Carpon 1 CAR GARAGE |1 CAR OFF 8T 10,000 |1 CAR GARAGE
8 PorciiPatioieck | NONE DECK -10.000 | GARDEN -15,000
g KITCHEN/BATH | REMOD/AVGH REMOD/GOQD -40,000 | REMOD/GO0OD -40,000
Z DENSITY/OCPNT |2 UNIT/OWNER |6 UNITAVVACANT 127,00014 UNIT/OWNER 67,450
17}
2 NelAdusiment (Tolal) X+ T1J Is 142,3001 [X]+ [ ] s 21,350] X+ [} s 0
Y Adjusted sate Prce NetAd,  11.2% NetAd.,  1.6% NetAg.  0.0%
b5 of Comparabies CE T N  rossady 19.1%3s 1,412,300 [Gossag 32.0%1S 1,370,350 Gossad, 0.0% s 0
g Summary of Sales Companisan Appreach_ SEE ATTACHED ADDENDUM.
n

- ; tsohure, O 234ATE: i3 lorm Cepygri s 2005 3010 ALY S0 Ty Sensces, b,
dhricoq) Compasaties PARIY) Gerial Purpose Appaisss Repod 8502010
pal ’ s oPAR) > wc‘r';nmﬁocs;smo




L WALKUP GLARK & ASSOCIATES RES
Individual Condominium Unit Appraisal Report File No. 14K006CTL

Scope of Work, Assumptions and Limiting Conditions

Scope of wark is defined in the Unifarm Standards of Professionat Appraisal Practice as " the type and extent of research and analyses inan
assighment,” Inshort, scope of work is simply what the appraiser did and did not do during the course of the-assignment. tincludes, butis not
fimited 10: the extent to which the property is identified and inspected, the type and extent of dala researched, the type and extent of analyses applied
10 arrive at opinions or conciusions.

The scape of this appraisat and ensuing discussion in this report are specific to the needs of the client, other identitied Intended users and to the
intended use of the report. This repartwas prepared for the sole and exclusive use of the client and other identified intended users for the identified

infended use and its use by any other partiesis pr ited. The appraiseris not resg ihle for unauthorized use of the report,
The appraiser’s certification appearing in this appraisal report is subject to the l‘oﬂowmg conditions and to such other specitic conditions as are
set forth by the appraiser in the report. A extraordinary ptions and hypotk litions are stated in the report and might have affected the

assignment results.

1. The appratser assumes no respansibility for matlers of 2 legal aature aflecting the propatty appraised or litte Mereto, nor does the appraiser render any opinian as to the tile, which is
assumed fo be good and markelable. The property is appraised as though uader responsible ownership.

2. Any sketct in (his repart may show approximate dimensions and is included only to assist the reader m visualizng the property. The appraiser has made no survey of the property.

3. The apprasser is not required (o give testimony or appear in coun because of havmg made (he appraisal vath ceference (o the property i question, unless arrangemenis have been
previousty ntade thereto.

4. Neiher all, nor any pai( of the content of this report, capy of tther media thereof {including conclusions as lo the prapery vaiue, the identity of the agf

or Ihe firm wath wihich the appraiser is connected), shall be tsed lor any purposes by anyone butthe client and other intended users as wlentified in this repast, ot shall be convey&d by
anyore to the public through advertising, public relations, nevss, sales, or other media, withou! the walten consent of the appraiser,

1

5. The appiaiser vilt not disclose ke contents of ltus appraisat epotl unless required by applicable faw of as specified in the Uniform Standards of Prol pprasal Praclice.

B. e i and oputions furmshed (o the apy , and ined i the repott, were ablamed frons sources considered tefiable and helieved 1o e ke and correci.
However, np respansibility for accuracy of such ilems furnished t© the appraiser is d by the apprai

7. Ihe appraser assumes thatthare are no huiden of unapparen condiions of the property, subson, or siruciures, which vould render 1t more or less varuable The appraiser assumes
ne ibility tor such conditions, or for engi g of testing, winch might e requced to discover such faclors. This appraisal 1s not an ot the propery and
should not be consderer as such,

8. The appraiser specializes In 1he valuation of real praperty and s not a home msy building ! engineer, or smilar expetd, unless othervase noted, The appraiser

did nol conduct the mtensive type of field observations of the kind intended to seek and discover properly defects. The viewing of the propenty and any improvements 15 far purposes of
devalopnyg an opinion of the defined value of the prapesy, siven the siendad use of s assighment, Stalements regarding conditon are based on surlace. cbsenvalions oaly, The
appratser Clalms no special exp garding 1ssues meliding, but not fimied 0; b. maistue protilems, woad desteoying {or other) wsecis, pestinfestaiton,
radoh gas, lead based pant, mold or enwcnmenml issues. Uniess 3, h syslems were not acli of testad,

This appraisal repart should not be used to disclose the condition of ke property as il relates lo the presencefabsence of defects. The clientss imvited and encoutaged to employ qualified
expels (o inspect and addzess areas of concem. If negalive contitions are discovered), the opinion of value may he affected.

Unless otherwise noted, the apprail the comg ihat canstitute the subject property impravemeni(s) are fundamentally sound andin
warking order,

Any viewing of the praperty by the appeaiser was limited to readly observable areas. Unless olhervise noted, attics and craw] space areas were not accessed, The appraiser did not move
Temure, ﬂoor coveangs of oter items thal may testnct the viewing ol the property.

9. Is mvolving h i dibions refated to conpletion of nevr repais or are based onthe thal such leti of sepairs wil
be competently peiformed. -

1. Unless the mtended use of this appraisal specnﬁcaﬂy includes lssues of property coverage, this apy Fshowtd not be used for such purposes, Reproduclion o
Replacement cost fi igures: used In fhe costag hare for val purposes caly, given the intended use of the assigament. The Defletion of Value used in Yus assignment s smlikely
10 be consistent vith the definition of { le Value for propely Insurance coveragefuse.

%1, The ACIGeneral Purpose Apprmsal Report (GPAR™} is notintended for use in fransactions that require a Fannie Mae 1073/Freddie Mac 465 form,
atsoknown as the IndividuatC initen Unit Appraisal Report (Condo).

Additional Comments Related To Scope Of Work, pti and Limiting C:
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» WALKUP CLARK & ASSOCIATES RES
Individual Condominium Unit Appraisal Report Fiie No. 14K00BCTL

Appraiser’s Certification )
The appraiser(s) certifies that, tothe best of the appraiser’s knowledge and helief:
1. The statemanis ol {act contained in thns report are e and correct,

2. The reported analyses, amnions, ant conchusions are limited only by the 1epocted assumptions and limiing condiians and are the appraiser’s personal, impartial, and unbiased
fessional anal opions, and concjusi

F
3, Unless othehwise stated, the appraiser has no present or prospective interest in the property that s the subject of this tepart and has no persenal interest with respect to the pariies
involved.

4. The appraiser has no biag vath respect to the property thal is the subjectof this fepoi o1 o the parizs Javalved suth tis assignment.

$. Yhe apprawer's angagement in tis assig) was aal £onti upon loping of fef gp 1 tesults.

6. The apr S oMy for compieting tiis 1snot gent upon the develoy or tggoning ol a predl Jvatue or direclion in value that favors the cause of
the client, the amount ol the value opimion, the attainment of a stipufated result, or the accurrence of a subsequent event directly refaled to the inteaded use of s appraisal.

7. The appratser's anal apimons, and d viere developed, and ius report has been prepared, 1 conformity with the Uniform s of P i ppraisal Pracice,
P

8. Unless othenvase noted, the appraises tas made a peesonal inspection of the property (hal is the subject of this repart,

9, Unless noted helow, no one provided sigmficant real property appraisal assi tothe app signing this centification. real property appraisal provided by:
10. | have perfarmed NO other services, regarding the property that is the subject of the work under review within the three-year
period immediately preceding acceptance of this assignment.

it

Additional Cenlifications:

Definition of Value:  [X]tarketvalue [ ]other value:
Souree of Definwon: USPAP 2012-2013

A type of value, stated as an opinion, thal presumes the transter of a property (i.e., a right of ownership or a bundie of such rights),
as of a certain date, under specific conditions set forth in the definition of the term identitied by the appraiser as applicable in an
appraisal.

ADDRESS OF THE PROPERTY APPRAISED:

2853 BRODERICK STREET

SAN FRANGISCO, CA 94123

EFFECTIVE DATE OF THE AFPRAISAL: 12/02/2013
APPRAISED VALUE OF YHE SUBJECT PROPERTY $ 1,500,000

APPRAISER SUPERVISORY APPRAISER

Signature: [ e 5 Signalure:

Mame, THMOTHY ALITTLE wame; TRISHA L. CLARK

Stale Cerfification ¢ ARD44897 State Certifcanan#  AGO28651

or License # or License #

of Qther {descrise): suate# CA Sate: CA

state: CA i Date of Cestif orLicense:  04/26/2016
Expiration Date of Ceniification or License: 10/1$/2015 Date of 13/17/2014

Date of Signature and Report, - 11/17/2014 Date of Property Viewy:

Date of Property Vievang: 11122014 Degree of property viewing:

Degree of propesty vievang: Dlnlenuf and Exterior D Exterrat Qnly Ditf nal persorally view

G Interior and Exierior Extetior Only G 01t 1101 personally vievs

Predszed unag ACLakadee, RO 235 BRI were ne ¢dm Thskeem Cegyioht S 2003:2010 ACHDsen o SO Clas Sevdes, ¢, KR Resesied
aned ot d

4
r‘ Paned ARV) Generad utpase Appeaisal Repon 152010
%‘gpa * e s ”c.rmwm’ﬁr’os?s?m
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ADDENDUM

Client: IRVING ZARETSKY : File No.:_14K008CTL
Praperly Address: 2853 SRODERICK STREET Case No.; RES
City: SAN FRANCISCO State: CA Zip: 94123 -

NOTE THAT THE APPRAISER WAS NOT PROVIDED WITH A LICENSE CONTRACTOR'S ESTIMATE OF THE CONSTRUCTION
NEEDED TO BRING THE SUBJECT UP TO THE HABITABLE AND REFURBISHED CONDITION THAT IS BEING CONSIDERED IN
THIS APPRAISAL. THE APPRAISER WAS NOT ABLE TO VIEW THE INTERIOR OF THE PROPERTY AT ANY TIME. SHOULD THE
ACTUAL CONDITION AND CONSTRUCTION COST BE DIFFERENT THAT WHAT IS ASSUMED TYPICAL AND THUS USED IN THIS
ANALYSIS, THEN THE APPRAISER WOULD NEED TO BE REHIRED TO DETERMINE ANY EFFECT ON THE VALUE
CONCLUSIONS.

SCOPE OF WORK
THE FOLLOWING 1S A DESCRIPTICN dF THE WORK UNDERTAKEN IN THE COURSE OF COMPLETING THIS APPRAISAL:

STATE THE PROBLEM: AN APPRAISAL ASSIGNMENT WAS NEGOTIATED BETWEEN THE APPRAISER(S) AND THE CLIENT. THE
ASSIGNMENT REQUIRED AGREEMENT BETWEEN THE PARTIES ON THE PURPOSE OF THE APPRAISAL, THE TYPE OF
APPRAISAL AND THE TYPE OF REPORT THAT WOULD BE ADEQUATE FOR THE PURPOSE AS UNDERSTOCD BY THE
APPRAISER(S), THE APPRAISER(S) COMPENSATION FOR COMPLETING THE ASSIGNMENT, AND THE PROJECTED DELIVERY
DATE, AND BELIVERY PLACE FOR THE APPRAISAL REPORT,

THE PURPOSE 1S TO ESTIMATE MARKET VALUE OF THE FEE SIMPLE INTEREST OF THE SUBJECT DESCRIBED IN THIS
REPORT FOR REAL ESTATE PLANNING DECISIONS ONLY.

THIS APPRAISAL HAS BEEN COMPLETED AT THE REQUEST CF THE CLIENT AND IS INTENDED FOR THEIR SCLE USE. THIS IS
A SUMMARY APPRAISAL REPORT, WITH ADDITIONAL INFORMATION IN THE APPRAISERS' FILE. THIS APPRAISAL REPORT HAS
BEEN COMPLETED WITHIN USPAP GUIDELINES.

CONSIDER THE DATA NEEDED: A VARIETY OF DATA WAS NEEDED TO UNDERTAKE THE ASSIGNMENT INCLUDING GENERAL
DATA ABOUT THE NATION, THE REGION, THE GOVERNING AUTHORITY AND THE MARKET AREA, AS WELL AS DATA ABOUT
THE SUBJECT SITE AND IMPROVEMENTS. DATA RELEVANT TO EACH APPROACH TO VALUE WAS DEVELOPED FOR COSTS,
SALES, INCOME, AND EXPENSES.

DATA UTILIZED IN THIS REPORT WAS ASSEMBLED USING THE FOLLOWING SOURCES; PUBLIC RECORD, RECOROS
MAINTAINED BY AND INTERVIEWS GRANTED BY MARKET PARTICIPANTS, RECORDS OF LOCAL BOARDS OF REALTY AND
MULTIPLE LISTING SERVICES, DATA SITES MAINTAINED BY CITY, COUNTY, REGIONAL, AND STATE GOVERNMENT, DATA
SITES MAINTAINED 8Y SERVICE AND BUSINESS GRCUPS SEARCHED AT THIS TIME AND PREVIOUSLY. RESULTS WERE BOTH
SELECTED AND EDITED AGAINST A STANDARD OF PROVIDING AN ADEQUATE LEVEL OF REPORTING TO SUPPORT THE
ANALYSIS AND CONCLUSIONS DEVELOPED, WITH AN EYE ON THE AGREEMENTS MADE WITH THE CLIENT AND OUR
RESPONSIBILITIES UNDER USPAP,

INSPECT THE PROPERTIES: THE APPRAISER CONDUCTED AN INSPECTION OF THE EXTERIOR OF THE SUBJECT PROPERTY
ONLY, AND AN INSPECTION OF THE EXTERIOR OF THE COMPARABLE PROPERTIES. THE APPRAISER HAS PROVIDED A
SKETCH IN THIS APPRAISAL REPORT TO SHOW THE APPROXIMATE CIMENSIONS OF THE SUBJECT IMPROVEMENTS WHICH
WERE ESTBLISHED FROM UTILZING CONSTRUCTION PLANS AND A PRIOR APPRAISAL REPORT BOTH OF WHICH WERE
PROVIDED BY {RVING ZARETSKY. 1T 1S INCLUDED ONLY TO ASSIST THE READER IN VISUALIZING THE PROPERTY AND
UNDERSTANDING THE APPRAISER'S DETERMINATION OF 1T°S SIZE. THE APPRAISER 1S NOT AN EXPERT IN SURVEYING,

HYPOTHETICAL CONDITION/EXTRAORDINARY ASSUMPTIONS: THE SUBJECT, AT THE TIME OF THE INSPECTION, ISNOT IN A
LIVABLE CONDITION AFTER PARTIAL CONSTRUCTION WORK HAULTS MANDATED BY THE CITY ACCORGING TO THE
NEIGHBOR, IRVING ZARETSKY. THE APPRAISED VALUE IS BASED ON THE HYPOTHETICAL CONDITION THAT THE UNIT HAS
BEEN COMPLETED 7O A MINIMAL LIVING STANDARD, 1S VACANT AND IS A TIC UNIT WITHIN A 2-UNIT BUILDING. THE
EVALUATION AS A 2-UNIT BUILDING IS CONSIDERED APPROPRIATE TO ANALYZE THE VALUE OF THE BUILDING'S UNITS SO
THAT THE MARKET VALUE OF EACH UNIT CAN BE ESTIMATED FROM MARKET DATA.

SHOULD THE VALUE OF THE BUILDING REQUIRE TO BE ESTABLISHED AS A WHOLE 2-UNIT BUILDING OR SINGLE FAMILY
HOME, OR THE TIC UNIT FEATURES BE DIFFERENT FROM THE SKETCHES PROVIDED 8Y IRVING ZARETSKY, THE APPRAISED
VALUE WOULD BE AFFECTEC AND THE APPRAISER WOULD NEED TO BE HIRED TO DETERMINE ANY CHANGE IN VALUE.

DETERMINE THE HIGHEST AND BEST USE: THE APPRAISERS IDENTIFIED THE PERTINENT FAGTORS APPLICABLE TO THE
SUBJECT PROPERTY "AS-IF" IT LACKED IMPROVEMENTS BUT WAS READY FOR DEVELOPMENT. THEY FORMED AN OPINION
OF THE REASONABLE, PROBABLE, AND LEGAL USE OF [T AS VACANT LAND OR UNIMPROVED PROPERTY W(TH THE
INTENTION THAT THIS USE MUST MEET THE STANDARDS OF LEGAL PERMISSIBILITY, PHYSICAL POSSIBILITY, FINANCIAL
FEASIBILITY AND MAXIMUM PRODUCTIVITY.

IN KEEPING WITH THE PURPOSE OF THIS APPRAISAL AND THE REQUIREMENTS OF THE CLIENT, THE BUILDING WAS
ANALYSEC AS 2 TiC UNITS & LIMITED DEGREE OF RESEARCH AND ANALYSIS WAS INVESTED IN THE "AS-F" VACANT AND
READY FOR DEVELOPMENT HIGHEST AND BEST USE. A MUCH HIGHER DEGREE OF RESEARCH AND ANALYSIS WOULD BE
REQUIRED TO FIRST PREDICT THE CONSEQUENCES OF DEMOLISHING THE SUBJECT IMPROVEMENTS AND THEN TO
VISUALIZE WHAT IMPROVEMENTS WOULD BE MOST LIKELY TO MEET THE "AS-IF" VACANT AND READY FOR DEVELOPMENT
HIGHEST AND BEST USE CRITERIA. THAT STUDY WAS CONSIDERED BEYOND THE SCOPE OF THIS REPORT, HENCE A
PRELIMINARY FINDING WAS OFFERED HERE FOR THE "AS-F" YACANT AND READY FOR DEVELOPMENT HIGHEST AND BEST
USE.

THE EXISTING IMPROVEMENTS UPON COMPLETION ARE CONSIDERED TO REPRESENT THE "AS IS° HIGHEST AND BEST USE
FOR THE SUBJECT, AS IMPROVED. THE IMPROVEMENTS ARE QUITE FUNCTIONAL AND IN REASONABLE CONDITION, AND
THE CURRENT USE CONFORMS TO THE SURROUNDING USES IN THE SUBJECT'S NEIGHBORHOCD.
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ADDENDUM

Clienk:_IRVING ZARETSKY i File No.: 14K00SCTL
Property Address: 2853 BRODERICK STREET Case No.: RES
Cily: SAN FRANCISCO Stale: CA Zip: 94123

DETERMINE THE APPROPRIATE APPROACHES TO VALUE: THE THREE APPROACHES TO VALUE WERE CONSIDERED: THE
COST APPROACH, THE SALES COMPARISON APPROACH, AND THE INCOME APPROACH. THE APPROPRIATE APPROACHES
TO VALUE WERE SELECTED AND DEVELOPED. WHEN AN APPROACH WAS OMITTED AN EXPLANATION WAS PRESENTED.
UNLESS OTHERWISE SPECIFICALLY STATED, THE THREE APPROACHES TO VALUE WERE ALL FOUND TO BE APPROPRIATE.

ELLECTRONIC SIGNATURE DISCLOSURE:(F THIS REPCRT HAS BEEN SIGNED WITH A DIGITAL SIGNATURE THEN IT)S
PASSWORD PROTECTED. THE SOFTWARE UTILIZED BY APPRAISER TO GENERATE THE APPRAISAL PROTECTS SECURITY
8Y MEANS OF A DIGITAL SIGNATURE SECURITY FEATURE FOR EACH APPRAISER SIGNING THE REPORT, AND EACH
APPRAISER MAINTAINS CONTROL OF THEIR RELATED SIGNATURE THROUGH A PASSWORD, HARDWARE DEVICE, CR OTHER

MEANS.

Tenancy in Common introduction

FOR PURPOSES OF THIS APPRAISAL, TENANCY iN COMMON IS GEFINED AS THE CO-OWNERSHIP OF MULTI-UNIT PROPERTY
BY CO-OWNERS WHO EACH WISH TO HAVE EXCLUSIVE USAGE RIGHTS TO A PARTICULAR AREA OF THE PROPERTY. TIC
OWNERS OWN PERCENTAGES IN AN UNDIVIDED PROPERTY RATHER THAN PARTICULAR UNITS OR APARTMENTS, AND
THEIR DEEDS SHOW ONLY THEIR OWNERSHIP PERCENTAGES. THE RIGHT OF A PARTICULAR TIC GWNER TO USE A
PARTICULAR DWELLING COMES FROM A WRITTEN CONTRACT SIGNED BY ALL CO-OWNERS (OFTEN CALLED A "TENANCY IN
COMMON AGREEMENT"), NOT FROM A DEED, MAP OR OTHER DOCUMENT RECCRDED IN COUNTY RECORDS. THIS TYPE OF
TENANCY IN COMMON CO-OWNERSHIP SHOULD NOT 8E CONFUSED WITH THE LEGAL SUBDIVISIONS KNOWN AS THE
“CONDOMINIUM" AND THE "STOCK COOPERATIVE",

THE TERM "TIC UNIT" WILL BE USED TO DEFINE A CO-OWNERSHIP OF A SINGLE RESIDENTIAL UNIT AS TENANCY IN
GCOMMON.

THE CONDOMINIUM CONVERSION LOTTERY REFORM AND BYPASS LEGISLATION (NOW CALLED THE “EXPEDITED
CONVERSION PROGRAM"} HAS BEEN APPROVED, AND APPLICATIONS FOR CONVERSIONS UNDER THE PROGRAM WERE
ACCEPTED BEGINNING JULY 28, 2013.

THE FOLLOWING EXCERPT IS FROM AN ARTICLE 8Y ANDY SIRKIN WRITTEN ON 07/20/2013.

ALL BUILDINGS THAT PARTICIPATED UNSUCCESSFULLY IN THE 2012 OR 2013 CONVERSION LOTTERY WILL BE ALLOWED TO
CONVERT PROVIDED THEY SATISFY OWNER-CCCUPANCY REQUIREMENTS. CURRENT TIC BUILDINGS (MEANING THERE ARE
MULTIPLE OWNERS WHO HAD A SIGNED TIC AGREEMENT IN PLACE BEFORE APRIL 15, 2013) THAT DID NOT PARTICIPATE N
THE 2012 OR 2013 LOTTERY, AND SOME BUILDINGS IN ESCROW TG BE SOLD AS TICS AS OF APRIL 15, 2013, WILL ALSO BE
PERMITTED TO CONVERT I THEY SATISFY OWNER OCCUPANCY REQUIREMENTS, AS UNDER CURRENT LAW, ALL
CATEGORIES OF BUILDINGS MAY BE DISQUALIFIED BY PRIOR EVICTION HISTORY.

FCR 2-4 UNIT BUILDINGS, AT LEAST ONE UNIT MUST BE OCCUPIED CONTINUOUSLY FOR THE REQUIRED
OWNER-OCCUPANCY PERIOD (SPECIFIED IN THE PRECEDING SECTION) BY AN OWNER OF RECORD THAT USES THE UNIT
AS HISHER PRINCIPAL RESIDENCE. FOR 5-6 UNIT BUILDINGS, AT LEAST THREE UNITS MUST 8E OCCUPED GONTINUQUSLY
FOR THE REQUIRED OWNER-OCCUPANCY PERIOD BY SEPARATE OWNERS OF RECORD, EACH OF WHOM USES HISIHER
UNIT AS HIS/HER PRINCIPAL RESIDENCE.

NO BUILDINGS WILL BE PERMITTED TO.CONDQ-CONVERT UNDER THE NEW PROGRAM IF ANY OF THE FOLLOWING WERE
TRUE; (1} THERE WAS A *NO FAULT" EVICTION AFTER MARCH 31, 2013; {Il) THERE WAS A “NO FAULT" EVICTION OF A
"PROTECTED TENANT” AFTER NOVEMBER 186, 2004; OR (I1f) THERE WERE TWO OR MORE "NO FAULT" EVICTIONS AFTER MAY
1, 2005, WITH REGARD TO THE LAST SITUATION (TWC OR MORE “NO FAULT" EVICTIONS AFTER MAY 1, 2005), THE
NC-CONVERSION RULE WILL NOT APPLY IF ALL UNITS WERE OWNER-OCCUPIED BY APRIL 4, 2008, OR F 50% OF THE UNITS
HAVE BEEN OWNER-OCCUPIED CONTINUQUSLY FOR 10 YEARS AT THE TIME OF APPLICATION. AN EVICTION 1S *NO-FAULT
IF THE GROUNDS STATED [N THE EVICTION NOTICE WAS OWNER MOVE IN, RELATIVE TO MOVE IN, UNIT BEMOLITICN,
RENOVATION/REHABILITATION, OR REMOVAL FROM THE RENTAL MARKET (AN "ELLIS ACT EVICTION'). THERE ARE SOME
EXCEPTIONS TO THESE DISQUALIFICATION RULES, AND READERS SHOULD REFERENCE THE WEBSITE BELOW BEFORE
CONCLUDING THAT A BUILDING 1S DISQUALIFIED UNDER THESE RULES.

THE NEW LAW WILL HAVE NO EFFECT ON THE EXISTING RULE ALLOWING TWC-UNIT BUILDINGS TO CONVERT WHEN BOTH
UNITS HAVE BEEN OCCUPIED BY SEPARATE OWNERS FOR AT LEAST ONE YEAR, AND THESE BUILDINGS WILL NOT PAY ANY
OF THE FEES IMPOSED BY THE NEW LAW.

THE CONDOMINIUM CONVERSION LOTTERY WILL BE SUSPENDED FOR 10-12 YEARS. THE EXACT LENGTH OF THE
SUSPENSION WILL DEPEND ON ROW MANY BUILDINGS CONVERT UNDER THE BYPASS SYSTEM ANO HOW MANY NEW UNITS
ARE CONSTRUCTED WiTH THE MONEY GENERATED THROUGH BYPASS FEES. WHEN THE LOTTERY RETURNS, IT WILL NO
LONGER BE POSSIBLE FOR PROPERTIES WiTH MORE THAN FOUR RESIDENTIAL UNITS TO CONVERT TO CONDOMINIUMS,
EXCEPT FOR CERTAIN 5-6 UNIT THAT WERE PREVENTED FROM USING THE EXPEDITED CONVERSION PROGRAM DUE TO
EVICTION HISTORY. THE OWNER-QCCUPANCY REQUIREMENTS FOR ENTERING THE CONOO LOTTERY WILL ALSO
INCREASE: THREE-UNIT BUILDINGS WILL NEED AT LEAST TWO GWNER-CCCUPIED UNITS, AND FCUR-UNIT BUILDINGS WILL
NEED AT LEAST THREE OWNER-QCCUPIED UNITS. EVEN ONE “NO-FAULT" EVICTION WILL PREVENT A BUILDING FROM
ENTERING THE LOTTERY FOR AT LEAST SEVEN YEARS.

Addendum Page 2 of 6




ADDENDUM

Client: {RVING ZARETSKY. File No.: 14K006CTL
Properly Address: 2853 BRODERICK STREET Case No.: RES
City: SAN FRANGISCO State: CA - Zip: 94123

FOR BUILDINGS SUCH AS THE SUBJECT THAT BAVE BYPASSED THE PRIOR LOTTERY AND ENTERED THE NEW 'EXPEDITED
CONVERSION PROGRAM' THERE ARE MANDATES FOR ACTIONS FOR TENANT OCCUPIED BUILDINGS SUCH AS THE SUBJECT.
THE FOLLOWING IS A Q & A EXTRACTION FROM THE SAN FRANCISCO APARTMENT ASSOCIATION WEBSITE ON SUCH
CONDITIONS. .

Q. WHAT HAPPENS I THERE ARE TENANTS IN THE BUILDING?

A. AS REQUIRED BY EXISTING LAW, OWNERS WILL HAVE TO OFFER EACH RENTAL TENANT THE RIGHT TO BUY HIS/HER
UNIT {REGARDLESS OF WHETHER THE OWNER WISHES TO SELL). THE OWNER GAN SET THE PRICE AS HIGH AS HE/SHE
WISHES, AND DOES NOT HAVE TO BASE IT ON THE MARKET VALUE OF THE APARTMENT. ROWEVER, IF THE TENANT
DECIDES NOT 70 BUY, HE/SHE MUST BE OFFERED A LIFETIME, RENT-CONTROLLED LEASE UNDER WHICH HE/SHE CANNOT
BE EVICTED EXGEPT FOR NONPAYMENT OF RENT OR OTHER LEASE VIOLATIONS. (THIS MEANS NO OWNER MOVE-(N,
RELATIVE MOVE-{N, RENOVATION, OR ELLIS ACT EVICTION OF THE LIFETIME LEASE TENANT BY THE CURRENT OWNERS OR
SUBSEQUENT OWNERS). EVERY NONPURCHASING TENANT IS OFFERED A LIFETIME LEASE, REGARDLESS OF HIS/HER AGE
OR DISABILITY STATUS. BUILDINGS THAT PARTICIPATED IN THE 2013 LOTTERY FOLLOWING SEVEN PRIOR LOTTERY
LOSSES ARE NOT REQUIRED TO OFFER LIFETIME LEASES AS DESCRIBED IN THIS SECTION.

Q. WHAT IF THERE IS MORE THAN ONE RENTER LIVING N AN APARTMENT? DOES EACH TENANT OR ROOMMATE GET A
LIFETIME LEASE?

A THE NEW CONDO CONVERSION LAW DOES NOT CONTAIN DETAILS ON HOW THE LIFETIME LEASE REQUIREMENT WILL
APPLY WHEN THERE ARE MULTIPLE TENANTS OR ROOMMATES LIVING [N A UNIT, AND THE COURTS WILL ULTIMATELY HAVE
TO RESOLVE THE ISSUE. THE MOST LIKELY INTERPRETATION IS THAT A LIFETIME LEASE MUST 8E OFFERED T0 ALL THE
PEOPLE LIVING IN THE UNIT ON THE DATE OF CONVERSION APPLICATION EXCEPT FOR THOSE THAT WOULD NOT BE
ENTITLED TO EVICTION CONTROL PROTECTIONS UNDER THE RENT CONTROL LAW.

MORE SPECIFICALLY, THE EXCLUDED GROUP WOULD CONSIST OF OCCUPANTS WHO MOVED IN AFTER THE TENANCY
BEGAN WHO RECEIVED A TIMELY NOTICE FROM THE OWNER THAT THEY COULD 8E EVICTED AFTER THE LAST OF THE
ORIGINAL TENANTS VACATED. THE GROUP OF TENANTS ENTITLED YO LIFETIME TENANCY WOULD ALL BE NAMED
COLLECTIVELY AS THE TENANT ON ONE SINGLE LIFETIME LEASE.

Q. COULD A LIFETIME LEASE TENANT ASSIGN OR SUBLEASE THE APARTMENT? COULD THE TENANT MOVE OUT AND STILL
COLLECT RENT FROM THE APARTMENT?

A. THE NEW CONDO CONVERSION LAW BOES NOT CONTAIN DETAILS ON THE ABILITY OF A LIFETIME LEASE TENANT TO
ASSIGN OR SUBLEASE HIS/HER APARTMENT, AND THE COURTS WILL ULTIMATELY HAVE TO RESOLVE THE ISSUE. THE
MOST LIKELY INTERPRETATION IS THAT THE ASSIGNMENT/SUBLETTING RESTRICTIONS IN A PARTICULAR TENANT'S
LIFETIME LEASE WILL BE THE SAME AS THOSE THAT APPLY TO HIS/HER EXISTING TENANCY. FOR EXAMPLE, IF THE
TENANT'S EXISTING TENANCY (S SUBJECT TO A LEGALLY ENFORCEABLE ABSOLUTE BAN ON ASSIGNMENT/SUBLETTING,
THAT BAN CAN ALSO BE PLACED IN HIS/HER LIFETIME LEASE. NOTE, HOWEVER, THAT SUCH BANS ARE ONLY
ENFORCEABLE IF THEY MEET CERTAIN VERY SPECIFIC REQUIREMENTS IN THE SAN FRANCISCO RENT BOARD
REGULATIONS, AND EVEN THEN DO NOT APPLY WHEN AN ORIGINAL TENANT IS REPLACING A DEPARTING CO-CCCUPANT
WITH A NEW OCCUPANT. AS A PRACTICAL MATTER, THIS MEANS THAT LIFETIME LEASE TENANTS WILL BE ABLE TO
ASSIGN/SUBLEASE SO LONG AS AT LEAST ONE CF THE TENANTS NAMED ON THE LIFETIME LEASE CONTINUES TO RESIDE
IN THE UNIT.

MOREQVER, IT HAS BEEN VERY DIFFICULT FOR OWNERS TO SUCCESSFULLY EVICT CCCUPANTS BASED ON THE FACT
THAT THE LAST “ORIGINAL TENANT" HAS VACATED, BECAUSE THE TENANT OFTEN CLAIMS THAT HE/SHE IS STILL LIVING IN
THE UNIT OR 1S JUST AWAY TEMPORARILY.

OWNERS SHOULD EXPECT THIS PROBLEM TO CONTINUE, OR EVEN WORSEN, IN THE CONTEXT OF A LIFETIME LEASE
TENANT WHO 1S LIVING ELSEWHERE WHILE STILL CLAIMING TO OCCUPY THE OWNER'S CONDOMINIUM.

A RELATED QUESTION IS WHETHER A LIFETIME LEASE TENANT CAN CONTINUE TO PAY HIS/HER LOW RENT TO THE CONDO
OWNER WHILE CHARGING A HIGHER AMOUNT TO THE “SUBTENANTS" OR “ROOMMATES" LIVING IN THE UFETIME LEASE
UNIT. SAN FRANCISCC RENT CONTROL LAW PROHIBITS THIS BY REQUIRING RENT-CONTROL TENANTS TO CHARGE
SUBTENANTS/ROOMMATES NO MORE THAN A PRO RATA SHARE OF WHAT THE TENANT IS PAYING TO THE OWNER. THIS
SAME LIMITATION CAN PROBABLY BE INCLUDED IN THE LIFETIME LEASE; HOWEVER, IN PRACTICE, IT IS CLOSE TO
IMPOSSIBLE FOR AN OWNER TO KNOW OR PROVE HOW MUCH THE SUBTENANT/ROOMMATE IS ACTUALLY PAYING THE
ORIGINAL TENANT,

Neighborhood Description

THE SUBJECT IS LOCATED IN THE "COW HOLLOW" DISTRICT OF SAN FRANCISCO, AN URBAN RESIDENTIAL ENVIRONMENT
COMPOSED OF ABOVE AVERAGE TO GOOD QUALITY SINGLE AND MULTI-FAMILY RESIDENCES AND NEIGHBORHOOD
SERVING COMMERCIAL USES. THE PROPERTY MIX IS COMPATIBLE WITH THE NEIGHBORHOOD. ACCESS TO SHOPPING,
TRANSPORTATION, SCHOOLS AND EMPLOYMENT {S CONSIDERED TO 8E AVERAGE,

ACCESS TO INTERSTATE HIGHWAYS 1, 101, INFERSTATE 80 AND INTERSTATE 280 ARE ALL WITHIN 2 MILES OF THE
SUBJECT. THESE FREEWAYS CONNECT TO THE GREATER BAY AREA AND BEYOND, THE SAN FRANCISCO FINANCIAL
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Properly Address; 2863 BRODERICK STREET Case No.: RES
City: SAN FRANCISCO State: CA Zip: 94123

CENTER IS WITHIN 2 MILES OF THE SUBJSECT. THIS WAS ACCESSIBLE VIA MUNICIPAL TRANSIT LINES LOCATED NEAR THE
SUBJECT'S BLOCK . ACCESS FOR THE SUBJECT IS RATED GOOD WHEN COMPARED TO OTHER COMPETING PROPERTIES IN
THE MARKET AREA. THE SUBJECT'S LOCATION IS ASSIGNED AN AVERAGE OVERALL RATING FOR EXPOSURE FOR THE
PROPERTY WHEN COMPARED TO OTHER COMPETING PROPERTIES IN THE MARKET AREA. .

Neighborhood Market Conditions

OPEN MARKET SALES WITH CONVENTIONAL FINANCING AND NO SIGNIFICANT CONCESSIONS ARE THE NORM IN THIS
MARKET. TYPICAL TERMS ARE 80% LOANS W{TH ALL CASH TO SELLER. (N SOME INSTANCES, THE SELLER MAY CARRY
BACK A SMALL SECOND LOAN. 2008 AND 2009 SAW A DECREASE IN MARKET VALUES THROUGHOUT THE BAY AREA AND
THE NATION OUE TO INCREASING LOAN DEFAULTS. A GENERAL WEAKENING OF THE ECONOMY COUPLED WiTH FALLING
PRICES IN THE NATIONAL HOUSING MARKET HAVE ALSO TIGHTENED LENDING STANDARDS IN GENERAL, HOWEVER
FINANCING IS STILL AVAILABLE FOR QUALIFIED BUYERS. SAN FRANCISCO, IN GENERAL, HAD FOLLOWED THIS DOWNWARD
TREND THROUGH 2010 AND SHOWED EVIDENCE OF STABILIZATION IN MANY NEIGHBORHOQDS THROUGHOUT 2011 AND
INTO 2012. 2013 SAW A STABLE INCREASE IN PROPERTY VALUES THROUGROUT THE BAY AREA WHICH CONTINUED INTO
2014 ALTHOUGH HAS STABILZED {N THE LATER PORTION QF THE YEAR. THE SUBJECT'S DISTRICT IS BEST DESCRIBED AS
INCREASING BETWEEN THE PERIOD OF 12/2012 AND 12/2013.

MARKET FLUCTUATIONS AND LIST PRICES MAY VARY SIGNIFICANTLY AND DO NOT SHOW A COMSISTENT PERCENTAGE OF
LIST PRICE Y0 SALE PRICE. DUE TO THE MARKET CHALLENGES OF SELLING AN ENTIRE BUILDING OF TENANCY IN COMMON
UNITS, OFFERS MAY COME IN AT PRICES HIGHER OR LOWER THAN PRIOR UNITS SOLD WITHIN THE PAST SIX MONTHS, THIS
DOES NOT INDICATE A HIGHER MARKET AS VALUES ARE STILL FLUCTUATING.

IN ADDITICN TO THE PRESSURE PRESENTED BY THE CURRENT ECONOMIC CONDITION TO THE OVERALL REAL ESTATE
MARKET, THE TiC MARKET IS AFFECTED BY ITS OWN SPECIFIC SET OF CIRCUMSTANCES, TIC FINANCE OFTIONS ARE VERY
LIMITED. DUE TO A LACK OF A SECCNDARY MARKET FOR THESE PRODUCTS, TERMS FOR FRACTIONAL INTEREST LOANS
ARE NOT CURRENTLY COMPETITIVE WITH CONVENTIONAL MORTGAGES PUTTING FURTHER PRESSURE ON TIC VALUES.

MARKET DATA IS CONSIDERED TO PROVIDE APPROPRIATE INDICATIONS OF THE CURRENT MARKET ENVIRONMENT;
HROWEVER, THE APPRAISER NOTES THAT CURRENT AN RECENT SALE DATA PROVIDE NG INDICATIONS OF VALUE FOR THE
SUBJECT IN THE FUTURE.

Condition of Project
THE PROJECT IS COMPRISED OF A FOUR-STORY BUILDING WITH PARTIAL GARAGE,

THE SUBJECT UNIT HAS BEEN IDENTIFIED AS THE LOWER 2 FLOORS OF THE BUILDING WITH A SINGLE GARAGE SPACE, THE
GROUND FLOOR WiLL CONSIST OF A LARGE RECREATION ROOM. THE UPPER FLOOR CONTAINS 3 BEDROOMS AND 2
BATHROOMS, A LIVING RCOM, DINING ROOM AND KITCHEN AS APPROVED BY THE CITY PLANNING OEPARTMENT.

Comments on Sales Comparison -

DUE TO THE LACK OF RECENT SALES OF SIMILAR TIC UNITS IN THE SUBJECT'S DISTRICT THE SEARCH PARAMETERS WERE
EXPANDED TO INCLUDE THE SIMILAR ADJAGENT DISTRICTS WITHIN THE AREA. THE SUBJECT UNIT IS LOCATED IN A
DESIRABLE AREA WITH LIGHT LEVELS OF TRAFFIC. THIS IS CONSIDERED SUPERIOR TO PROPERTIES (N THE SAME
DESIRABLE AREAS, BUT LOCATED ON STREETS WITH GREATER LEVELS OF TRAFFIC AND NOISE. AN UPWARD ADJUSTMENT
HAS BEEN MAOE TO COMPARABLE 3 TO ACCOUNT FOR THIS ACCORDINGLY.

A TIME OF SALE ADJUSTMENT HAS NOT BEEN UTILIZED OR APPLIED TO THE SALES AS ALL HAVE CLOSED INSIDE A
FINANCIAL QUARTER OF THE EFFECTIVE OATE OF THE REPORT AND ARE CONSIDERED TO REFLECT THE MARKET
CONDITIONS OF THAT TIME.

ALL OF THE COMPARABLES SELECTED ARE TIC UNITS POSITIONED WITHIN SMALL BUILDINGS. HOWEVER, AN ADJUSTMENT
IS WARRANTED TO ACCOUNT FOR THE LIKELIHOOD OF CONDO CONVERSION ELIGIBILITY OF 2 UNIT BUILDINGS, AS 1S THE
SUBJECT, CONSIDERED SUPERIOR TO BUILDINGS WITH 2+ UNITS. BUILDINGS THAT HAVE 5 OR MORE UN{TS OR BUILDINGS
WITH EVICTION HISTORY ARE NOT TYPICALLY VIABLE FOR CONDO CONVERSION AND UPWARD ADJUSTMENTS HAVE BEEN
MADE ACCORDINGLY TO ACCOUNT FOR EACH BUILDING STATUS AND DENSITY.

THE CONDITION OF THE SUBJECT IS CONSIDERED TO BE AVERAGE REQUIRED YO BE HABITABLE. THE COMDITION OF THE
KITCHEN AND BATHROOMS HAS BEEN SEPARATED FOR ADDITIONAL CLARITY. ADDITIONAL QUALITY AND CONDITION
ADJUSTMENTS HAVE BEEN MADE FOR THE REFURBISHED UNITS THAT ARE IN 'AS NEW CONOITION, RARELY DOES A TIC
UNIT SELL ON THE MARKET WITHOUT HAVING BEEN REFURBISHED. NO UN-REFURBISHED COMPARABLES WERE FOUND
WITHIN A REASONABLE TIME FRAME ANG 1 MILE RADIUS OF THE SUBJECT.

THE ADJUSTMENTS FCR COMPARABLES 3, 4 AND 5 ARE LARGER THAN TYPICAL DUE TO DIFFERENCES IN SIZE, AND
CONDITION PRIMARILY. THIS SALE HAS BEEN INCLUDED DUE TO A LACK OF MORE APPROPRIATE SALES. (N ADDITION,
COMPARABLE 4 HAS A TENANT THAT WAS VACATING THE UNIT AND A TENANT IN ANOTHER UNIT IN THE BUILDING WHICH
SIGNIFICANTLY AFFECTS THE CONDO CONVERSION PROCESS AND LESSENS THE APPEAL TO A TYPICAL BUYER IN
COMPARISCN TC THE SUBJECT'S 2-UNIT AND VACANT STATUS.

THE SUBJECT PROPERTY HAS BEEN BRACKETED ON VALUE AND SIZE BY FOR BOTH SUPERIOR AND INFERIOR FACTORS OF
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THE COMPARABLE SALES TO SUPPORT A FIRM POSITION FOR FINAL VALUE CONCLUSION.
GREATER WEIGHT HAS 8EEN GIVEN TO COMPARABLES 1-3 OUE TO OVERALL SIMILARITY N TERMS OF SIZE AND APPEAL.

Conditions of Appraisal
THIS APPRAISAL VALUE HAS BEEN MADE UNDER THE HYPOTHETICAL CONDITION THAT THE PROPERTY HAS BEEN

COMPLETED TO A HABITABLE STANDARD ONLY. NO PERSONAL PROPERTY INCLUDED IN THE APPRAISED VALUE. A
CURRENT PRELIMINARY TITLE REPORT WAS NOT REVIEWED. THE ESTIMATE OF VALUE IS MADE UPON THE CONDITION
THAT TITLE TO THE SUBJECT PROPERTY IS MARKETABLE, AND FREE AND CLEAR OF ALL LIENS, ENCUMBRANCES,
EASEMENT AND RESTRICTIONS EXCEPT THOSE SPECIFICALLY DISCUSSED IN THIS REPORT. ADDITICNALLY, THE ESTIMATE
OF VALUE S MADE UPON THE SUBJECT PROPERTY ONLY AS DESCRIBED IN THIS REPORT. THIS IS NOT A HOME
INSPECTION AND SHOULD NOT BE RELIED UPON TO DISCLOSE CONDITIONS OF THE PROPERTY. ANY PHYSICAL OR LEGAL
ASPECTS OF THE SUBJECT PROPERTY UNKNOWN TO THE APPRAISER AT THIS TIME MAY REQUIRE FURTHER ANALYSIS.
THE APPRAISERS ARE NOT EXPERTS N BUILDING CODES. THE APPRAISER SHOULD NOT 8& RELIED UPON TO BISCOVER
BUILDING CODE VIQLATIONS. THE APPRAISER DOES NOT HAVE THE SKILL OR EXPERTISE NEEDED TO MAKE SUCH
DISCOVERIES. T IS ASSUMED 8Y THE APPRAISERS THAT ALL BUILDING CONSTRUCTION CONFORMS TO CITY BUKDING
CODES. THE APPRAISER ASSUMES NO RESPONSIBILITY FOR THESE ITEMS. THE APPRAISAL HAS BEEN COMPLEYED TC
ASSIST iN REAL ESTATE PLANNING DECISIONS ONLY, FOR THE SOLE USE OF THE GLIENT LISTED ON PAGE ONE.

FIRREA ADDENDUM/APPRAISER CERTIFICATION
| CERTIFY THAT, TO THE BEST OF MY KNOWLEDGE AND BELIEF:

- THE STATEMENTS QF FACT CONTAINED IN THIS REPORT ARE TRUE AND CORRECT.

- THE REPORTED ANALYSES, OPINIONS AND CONCLUSIONS ARE LIMITED ONLY BY THE REPORTED ASSUMPTIONS AND
LIMITING CONDITIONS, AND ARE MY PERSONAL, IMPARTIAL, AND UNBIASED PROFESSIONAL ANALYSES, OPINIONS, AND

CONCLUSIONS.

- HAVE NO PRESENT OR PROSPECTIVE INTEREST IN THE PROPERTY THAT IS THE SUBJECT OF THIS REPORT, AND NO
PERSONAL INTEREST WITH RESPECT TO THE PARTIES INVOLVED.

- | HAVE NO BIAS WITH RESPECT TO THE PROPERTY THAT IS THE SUBJECT OF THIS REPORT OR TO THE PARTIES
INVOLVED WITH THIS ASSIGNMENT.

- MY ENGAGEMENT IN THIS ASSIGNMENT WAS NOT CONTINGENT UPON DEVELOPING OR REPORTING PREDETERMINED
RESULTS.

- MY COMPENSATION FOR COMPLETING THIS ASSIGNMENT IS NOT CONTINGENT UPON THE REPCRTING OF A
PREDETERMINED VALUE OR DIRECTION IN VALUE THAT FAVORS THE CAUSE OF THE CLIENT, THE AMOUNT OF THE VALUE
QPINION, THE ATTAINMENT OF A STIPULATED RESULT, OR THE OCCURRENGE OF A SUBSEQUENT EVENT DIRECTLY
RELATED TO THE INTENDED USE OF THIS APPRAISAL.

- MY ANALYSES, OPINIONS AND CONCLUSIONS WERE DEVELOPED, AND THIS REPORT HAS BEEN PREPARED, IN
CONFORMITY WITH THE UNIFORM STANDARDS OF PROFESSIONAL APPRAISAL PRACTICE.

~ | HAVE MADE A PERSONAL INSPECTION OF THE PROPERTY THAT IS THE SUBJECT OF THIS REPCRT.

- NO ONE PROVIDED SIGNIFICANT PROFESSIONAL ASSISTANCE TO THE PERSON SIGNING THIS REPORT UNLESS
OTHERWISE STATED WITHIN THIS REPCRT.

THIS REPORT INTENDS TO COMPLY WITH APPRAISAL STANDARDS OF THE OFFICE OF THRIFT SUPERVISION AND THE
UNIFORM STANDARDS OF PROFESSIONAL APPRAISAL PRACTICE (USPAP) AS ADOPTED BY THE APPRAISAL STANDARDS
BOARD OF THE APPRAISAL FOUNDATION.

THE APPRAISER HAS NOT RESEARCHED THE TITLE REPORT OR ANY EXISTING PERMITS. THE APPRAISER (S NOT QUALIFIED
TO DETECT STRUCTURAL INSTABILITY, SOIL INSTABILITY, OR INFESTATION.

COMPETENCY OF THE APPRAISER: THE APPRAISER ATTESTS THAT HE OR SHE HAS THE APPROPRIATE KNOWLEDGE AND
EXPERIENCE NECESSARY TO COMPLETE THIS ASSIGNMENT COMPETENTLY,

PURPOSE AND SCOPE OF WORK OF THE APPRAISAL: THIS APPRAISAL REFCRT 1S INTENDED FOR REAL ESTATE PLANNING
DECISIONS ONLY. THIS REPORT IS NOT iINTENDED FOR ANY OTHER USE. THE SCOPE OF THE APPRAISAL INVOLVEC AN
INTERIOR AND EXTERIOR INSPECTION AND MEASUREMENT OF THE SUBJECT PROPERTY, A THOROUGH RESEARCHING OF
ALL APPROPRIATE CONVENTIONAL DATA SOURCES, EXTERIOR INSPECTIONS OF COMPARABLE SALES USED, AND THE
PREPARATION OF A FULLY DOCUMENTED APPRAISAL REPORT CONFORMING TO ALL APPLICABLE STANDARDS. IN
DEVELOPING THIS APPRAISAL, THE APPRAISER(S) IS AWARE OF, UNDERSTANDS, AND HAS CORRECTLY EMPLOYED THOSE
RECOGNIZED METHODS AND TECHNIQUES THAT ARE NECESSARY TO PRODUCE A CREDIBLE APPRAISAL; AND USPAP
SPECIFIC APPRAISAL GUIDELINES FOR DEVELOPING AND REPORTING AN APPRAISAL HAVE BEEN FOLLOWED.

ENVIRONMENTAL GONDITIONS OBSERVED BY OR KNOWN TO THE APPRAISER: THE VALUE ESTIMATED IN THIS REPORT IS
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BASED ON THE ASSUMPTION THAT THE SUBJECT PROPERTY IS NOT NEGATIVELY AFFECTED 8Y THE EXISTENCE OF
HAZARDOUS SUBSTANCES OR DETRIMENTAL ENVIRONMENTAL CONDITIONS. ROUTINE INSPECTION AND INQUIRIES ABOUT
THE SUBJECT PROPERTY DID NOT REVEAL ANY INFORMATION WHICH WOULD INDICATE ANY APPARENT SIGNIFICANT
HAZARDOUS SUBSTANCES OR DETRIMENTAL CONDITIONS WHICH WOULD NEGATIVELY AFFECT THE SUBJECT. THE
APPRAISER S NOT AN EXPERT iN THE IDENTIFICATION OF HAZARDOUS SUBSTANCES OR DETRIMENTAL ENVIRONMENTAL

CONDITIONS.

EXPOSURE TIME FOR THE SUBJECT PROPERTY: THE ESTIMATED EXPOSURE TIME FOR THE SUBJECT PROPERTY UNDER
CURRENT MARKET CONDITIONS IS APPROXIMATELY 1-3 MONTHS. THIS ESTIMATE IS BASED ON THE ANALYSIS OF CURRENT
MARKET TRENDS IN THE GENERAL AREA, AND TAKES INTO CONSIDERATION THE SIZE, CONDITION, AND PRICE RANGE OF
THE SUBJECT AND SURROUNDING PROPERTIES.

APPRAISAL DATE: THlS APPRAISAL {S BASED ON AN ANALYSIS OF THE SUBJECT PROPERTY AS OF THE DATE OF 12/02/2013
A DATE PRIOR TO THE DAYE OF INSPECTION ON 11/12/2014. VALUATION IS BASED ON MARKET CONDITICNS AS OF THE
EFFECTIVE DATE OF 12/02/2013 (WITHIN 6 MONTHS PRICR AND 3 MONTHS POST). DATA AND CONCLUSIONS ARE BASED ON
THIS BRACKET OF TIME UNDER THE ASSUMPTIONS AND CONDITION DISCLOSED IN THE REPORT AS OF THE DATE OF
COMPLETION OF THIS REPORT ON 11/17/2014,

TRISHA CLARK
AG028651

TIMOTHY UTTLE
AR044897
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FLOORPLAN SKETCH

6.5'

7.8

7.5

8.5'

Living Room

4.5

-Client; IRVING ZARETSKY File No.: 14K008CTL
Praperty Address: 2853 BRODERICK STREET Case No.; RES
Cily: SAN FRANCISCO State: CA Zip; 94123
1st Floor 2nd Floor
10.5' w 8!
D pree——————————
4 18.5'
Bath
19}
21.5 Bedroom
Rec Room
Kitchen
38,5
| 4.51 Dining Room
50 Bedroom
Garage 13.5°

Stk by Afox Hodina™

Comments;

- UAREACALCULATIONS. SUMMARY. .. - - © LIVING AREA BREAKDOWN. . " .
C scription: - “ - NetSke Not Totals . Breakdawn : ©  Subtotals -

GLAL Fixst Floow 712.5 Ti2.5 First Floor
GLAZ Sacond Floox 1294.7 1294.7 4.0 x r.0 4.0
6.5 7.5 418.8
4.5 x 5.9 72.5
7.5 x 9.0 7.5
1.0 % 5.5 5.5
20,5 x 24,5 502.3
0.5 % 1.0 % 4.0 2.0

Sacond Floor
8.0 x 4.0 32.0
26.5 x 18.0 477.0
8.5 x 23.0 126.5
1.5 » 26.5 39.8
7.6 x 24.0 168.0
4.5 x 26.5 319.3
4.% = 28.5 128.3
0.5 x 21.0 10,5
0.5 x 3.0 = 2.0 3.0
0.5 x 2.0 x 3.0 3.0
0.5 x 3.0 x 2.0 3.0
1.0 = 7.8 7.5
7.5 % 22.0 165.0
4.5 x 2.0 9.9
2.0 x 3.0% 3.0
Net LIVABLE Area {rounded) 2007 22 ltems (rounded) 2007




PLAT MAP

Client. IRVING ZARETSKY. File No.: 14K006CTL
Property Address: 2853 BRODERICK STREET Case No.: RES
City: SAN FRANCISCO State: CA Zin: 94123
K CORYRQ)IY BRN ERANCISG
CIFY $ COUNTY Absmson 199 9 4 ? W
WA BLK 550
PEVISED *73
2
" K
u 88
g ’ﬁ&
n 'ﬂﬁ
w
A CONDIMINIY i
JAL UNIL | %% COMSANY,
REEDG % WE‘,!IARM
M Ry £33
FILBERY s
RS !J.maa B[S R (BGH ST T HIF [ 33 [200 | ¢ it
<l 28] 24AS 2
g
3
2 2R gz
oy E) § .
R S g
ik
5 26| 20| 30| @l sala . ¥ 2
§ 33 o ni‘(};\;'“ FEFON . Z
@ T 2 . B
9A ‘“}:. !
; - fa%n 4
0 12903 e PRI o) SR S .
9~ { o g & AR »
3 ¢ | ¥ T og Y s
3 3 2 i 8t ? o o
~ | . i
. ¥ E o 1 I TR T Y27 S {
o boe Jar bar [2e d2s t2d |25 |28 |25 Liseany s44r re =3
o
UNION
2760 UNION STREEY 780-27 ON_ST. 2700-06 UNION 5T,
A _GONDOMINIUM, CONROMIA A_CONDOMINIUM
LO’: NO. um: Buo. _':6_5:_0,52_&9&;&5!15\,. !j_%f UM.T mi%!gon tfg; g" "'%%“g“é"’f
33 2787 X0
3; Z?M o 43 2752 85,78 33 2700 24
37 2750 42,560 14 T80 44.22 39 27102 (6
40 2704 20
2174 UNION ST 41 2706 {9
A __CONDDMINIUM RV 85T, 42 2709 . 1Y
LOT UMIT %COMM AREA Loy
47 1 43,788 R Y 4
48 2 18307 5 ¥ =
9% 3 18.275
50 4 19633




LOCATION MAP

Client. {RVING ZARETSKY . File No..  14K008CTL
Properly Address: 2853 BRODERICK STREET Case No.; RES
City: SAN FRANCISCO State: CA Zip: 94123

Manria Green

¥ ‘Comparable Sate 2 :
+ 3228 QCTAVIA STREET ¥
© SAN FRANCISCD

(K 87 miles HE

o v

* Comparablz Sate 3

. 3132 SCOTT STREET ©
. SANFRANCISCO
T 825 miles NE

Walk !):-"z“{
Ay Museury . .
) .
.(‘O’f)

mard 5V

Subject @3 k
2853 BRODER ICK STREET

SAH FRANCISTO, CA4ZS -

Rt 54

20 adw 2y St

Ccmpamble S:!c- o, e
. L 318 WASHIMGTON STREEY
. ¥ SAM FRANCISCD
DA pmiles S

Ve

i Kabn Pagl =
Comparable Sale 1
333 SPRUCE STREET

1$E I5Y Comparble $ale 5
g@’: :u?e’;”;ﬂ! co . 43% LAUREL STREET

SAH FRANSISCO

&
o
4

e st 0.73 mifes 5y paitos RAR
¥ : sday T Coam D
,:\ P . P st
2 " agraminsto B . o
34 e 4 s
o g\\fﬁfn"‘ La BUs
v pine B '
o " ganer B
push &t corter 1 N .

pantBl A

. A
oy VS
7t
AR
¢
tork St
ave R

Godon B4

Yo

K3

s B %iap data Go014.GubYE




SUBJECT PROPERTY PHOTO ADDENDUM

File No.: 14K006CTL

Client JRVING ZARETSKY
Case No.: RES

Property Address: 2853 BRODERICK STREET
State: CA Zip; 94123

City: SAN FRANCISCO

FRONT VIEW OF
SUBJECT PROPERTY

Appraised Date: December 2, 2013
Appraised Value: $ 1,500,000

REARVIEW OF
SUBJECT PROPERTY

No Photo Taken

STREET SCENE




COMPARABLE PROPERTY PHOTO ADDENDUM

Client: IRVING ZARETSKY File No.: 14K006CTL
Properly Address: 2853 BRODERICK STREET Case No.: RES
City: SAN FRANCISCO, State: CA Zip: 94123

COMPARABLE SALE #1

333 SPRUCE STREET

Sale Date: 10/02/2013 COE
Sale Price: § 1,708,000

COMPARABLE SALE 42

3226 OCTAVIA STREET

Sale Date; 01/08/2014 COE
Sale Price: $ 1,695,000

COMPARABLE SALE #3

3132 SCOTT STREET

Sale Data: 03/24/2014 COE
Sale Price: $ 1,600,000




COMPARABLE PROPERTY PHOTO ADDENDUM

Client: IRVING ZARETSKY File No.: 14KOD6CTL
Property Address: 2853 BRODERICK STREET Case No.: RES
Cily: SAN FRANCISCO State; CA Zip: 94123

COMPARABLE SALE #4

3128 WASHINGTON STREET
SAN FRANCISCO

Sale Date: 10/04/2013 COE
Sale Price: $ 1,270,000

COMPARABLE SALE #5

436 LAUREL STREET
SAN FRANCISGO

Sale Date: 08/16/13 COE
Sale Price: $ 1,349,000

COMPARABLE SALE #6

Sale Date:
Sale Price: $




