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FILE NO. 170522° RESOLUTION NO.

[Real Property Acquisition - 772 Pacific Avenue - Shew Yick Trust One, Robert Yick Trust
Two, and Robert Yick Non-Exempt Assets Trust - Affordable Housing PrOJect Below Fair
Market Value Purchase of $5,000 ,000]

Resolution authorizing the Real Estate Division, on behalf of the Mayor’s Office of
Housing and Community Deve‘lopment, to acquire Real Property located at 772 Pacific
Avenue from Shew Yick Trust One (Trustees Robert Yick and Andy Ting), Robert Yick
Trust Two (Trustee Joseph Yick) and Robert Yick Non-Exempt Assets Trust (Trustee
Mark Shustoff), for the purchase at below fair market value of $5,000,000 for use in

constructing affordable housing for San Franciscans.

WHEREAS, The Mayor’s Office of Housing and Community Development (‘MOHCD") is
responsible for the funding and development of affordable housmg in the Clty of and County of
San Francisco; and ‘

WHEREAS, The City has been offered an opportunity to purchase real property, located
at 772 Pacific Avenue (the "‘Property”)‘, for purposes of building affordable housing on the
Property; and .

WHEREAS, The burchase price for the Property (Five Million Dollars ($5,000,000)) is |
below the current appraised fair mérkét value; the curreht written appraisal is on file with the Clerk
of the Board of Supervisors in File No. 170522; and

WHEREAS, MOHCD has evaluated the Property and confirmed that it can utilize the
Property for development of permanently affordable housing; a letter from MOHCD dated
April 4, 2017, supporting the purchase is on file with the Clerk of the Board of Supervisors in File
No. 170522; and

WHEREAS, The Property currently contains a public restaurant Lessee,

| paying $22,500/month in rent through December 31, 2021 (“Rental Income”); and

Mayor Lee; Supervisor Peskin
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WHEREAS, The Rental Income through the lease term can be used to support the future

construction of affordable housing on the Property; now, therefore, be it
RESOLVED, That MOHCD has legal authority, is willing, and is in a position financially and

otherwise to assume immediate care and maintenance of the property, and that the Director of

MOHCD, and the Director of the Real Estate Division of the City's General Services Agency,

*are hereby authorized, for and on behalf of the Board of Supervisors to do and perform any

and all acts and things which m'éy be necessary to carry out the foregoing resolution,
including thé preparing, making, and filing of plans, applications, reports, and other
documents; the execution, acceptance, delivery, and recordation of agreements, deeds and
other instruments pertaining to the transfer of said property; and the payment of any and all
sums necessary on account of the purchase price thereof, including fees or costs incurred in
connection with the transfer of said property for surveys, title searches, appraisals,

recordation of instruments, or escrow costs.

$5,000,000 available
Index Code: MYRZSNDFAHF
Project Code: PMOIRR ‘

Ben Rosenfield
Controllgr
RECOMMENDED%
John'Updike
Director of Property

0o, —olbe

Olson Lee, Director
Mayor's Office of Housing and Community Development

Mayor Lee; Supervisor Peskin
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BUDGET AND FINANCE SUB-COMMITTEE MVEETING May 18,2017

Item 7 Department: Real Estate Division
File 17-0522 Mayor’s Office of Housing and Community Development

Legislative Objectives

e The proposed resolution would authorize the Real Estate Division, on behalf of the
‘Mayor’s Office of Housing and Community Development (MOHCD), to acquire real
property located at 772 Pacific Avenue from Shew Yick Trust One (Trustees Robert Yick
and Andy Ting), Robert Yick Trust Two (Trustee Joseph Yick) and Robert Yick Non-Exempt
Assets Trust (Trustee Mark Shustoff), for the purchase at below fair market value of
$5,000,000 to develop affordable housing. '

Key Points

e The City was approached by the current owners of the property who offered to sell it at
below market rate. MOHCD evaluated. the property and found that it was suitable for
affordable housing. MOHCD is anticipating the property would be developed for
approximately 60 permanently affordable housing units. Housing construction is
anticipated to begin in early 2022.

o Prior to development of the affordable housing, the property will continue to be used for
a restaurant, which will remain in operation until the end of the restaurant lease on
December 31, 2021. '

e The City will take the property “as-is.” A 1,000-gallon gasoline underground storage tank
remains on the site. No testing of the tank or soils has occurred to determine whether it
has leaked. When construction begins in 2022, the City will be taking on the potentlal for
any future remediation related to the tank and its removal.

Fiscal Impact

e The appraisal reports a fair market value of $5,400;000. The appraisal notes that this value
assumes that there is no soil remediation required and that the cost of removal of the tank
is fairly nominal as part of the demolition of the larger improvements on the site.

e The City will receive monthly rent of $22,500 from the on-site restaurant, which will total
$1,237,500 over the remainder of the lease.

Policy Consideration

e Remediation costs for a potential leak in the underground storage tank vary widely
depending on the extent of the contamination but could add $150,000 or more (including
the cost of removal and disposal of the storage tank) to the construction costs. Assuming
remediation costs of $150,000, the total cost to the City for this acquisition, including
purchase costs, is $5,170,000 which is $230,000 below the appraised market rate of
$5,400,000.

Recommendation
» Approve the proposed resolution.

SAN FRANCISCO BOARD OF SUPERVISORS BUDGET AND LEGISLATIVE ANALYST
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BUDGET AND FINANCE SUB-COMMITTEE MEETING May 18, 2017

MANDATE STATEMENT

City Administrative Code Section 23.3 states that before the Board of Supervisors approves any
acquisition of real property, the Director of Real Estate shall determine the fair market value of
such real property based on a review of available and relevant data. If the fair market value
exceeds $10,000, the Director of Real Estate shall obtain an appraisal of the subject property. If
the appraisal determines the fair market value of the real property exceeds $200,000, the
Director of Real Estate shall obtain an appraisal review for such appraisal. Both the appraisal
and appraisal review shall have effective dates not earlier than nine months before the
legislation to acquire the subject property is submitted to the Board of Supervisors.

BACKGROUND

The property at 772 Pacific Avenue, owned by Shew Yick Trust One (Trustees Robert Yick and
Andy Ting), Robert Yick Trust Two (Trustee Joseph Yick) and Robert Yick Non-Exempt Assets
Trust (Trustee Mark Shustoff),is located on the north side of Pacific Avenue between Stockton
Street and Grant Avenue in the Chinatown neighborhood of San Francisco. The property
consists of a single parcel of land totaling 9,219 square feet. The property was formerly used to
house an auto garage and a stainless steel fabrication shop. The property currently consists of
a one-story plus mezzanine building which was built in 1919, and is now the site of the New
Asia restaurant. The property is zoned Chinatown Residential - Neighborhood Commercial
District and it sits on a block with both residential and commercial uses.

According to Ms. Sandi Levine, Project Manager in the City’s Real Estate Division, the property
came to the City’s attention for possible purchase when the owners approached City officials
and offered to sell it at below market rate. The property is located across the street from two
other affordable housing projects which are currently managed by Chinatown Community
Development Corp. :

According to Ms. Mara Blitzer, Director of Housing Development for the Mayor’s Office of
Housing and Community Development (MOHCD), an evaluation was made of the property, its
zoning and prior land use as well as the financing needs of the proposed project. The analysis
found that the property would be suitable for affordable housing. MOHCD is anticipating the
property would be developed for approximately 60 permanently affordable housing units at the
location. The New Asia restaurant has a lease with the property owner through December 31,
2021 and will be allowed to continue operations until that time.

Construction on the affordable housing project is scheduled to occur in early 2022 shortly after
the restaurant lease ends. Ms. Blitzer notes that in order to secure a property in a location
where MOHCD would like to make an investment but for which no funds are available to begin
construction right away, MOHCD is willing to “land bank” sites until such construction funds
become available. Ms. Blitzer added that the terms of the existing lease with the New Asia
restaurant and the estimates of availability of future funds aligned well in the case of this
property.

SAN FRANCISCO BOARD OF SUPERVISORS BUDGET AND LEGISLATIVE ANALYST
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BUDGET AND FINANCE SUB-COMMITTEE MEETING May 18, 2017

According to Ms. Blitzer, the future housing construction assumes a building eight stories in
height with residential uses on the 2nd through 8th floors and ground floor commercial. This
also assumes a granting of the affordable housing density bonus. Housing is estimated to be a
mix of 60 percent studio and 40 percent 1-bedroom units with their own bathroom and kitchen.

 The building would house approximately 150 people depending on the individual housing mix
and assuming a maximum household size of 2 persons in a studio and 3 persons in a 1-
bedroom. There will be on-site open space on the roof and a second floor terrace. There will
be no parking.

~ The San Francisco Planning Department found this project, on balance, to be in conformity with
the City General Plan.

DETAILS OF PROPOSED LEGISLATION

The proposed resolution would authorize the Real Estate Division, on behalf of the Mayor’s

~ Office of Housing and Community Development, to acquire 772 Pacific Avenue from Shew Yick
Trust One (Trustees Robert Yick and Andy Ting), Robert Yick Trust Two (Trustee Joseph Yick) and
Robert Yick Non-Exempt Assets Trust (Trustee Mark Shustoff), for the purchase price of
$5,000,000 for use in constructing affordable housing for San Franciscans.

The New Asia restaurant currently on site will remain in operation until the end of its lease on
December 31, 2021.

Prope rfy Appraisal

In a report dated April 19, 2017, R. Blum + Associates (retained by the San Francisco Real Estate
Division) appraised the fair market value of the property at $5,400,000, or $400,000 more than
the property purchase price of $5,000,000. The appraised value was established by sales
comparisons with six properties across an area bounded by Franklin Street to the West, Filbert
Street to the North, Columbus Avenue and Kearny Street to the East and Market Street to the
South. The appraisal concludes that the purchase price of $5,000,000 would be slightly under
the estimated market value of $5,400,000.

. Mateo Advisors, LLC (retained by the San Francisco Real Estate Division), performed an
appraisal review dated May 9, 2017. The review concluded that the appraisal value is
reasonable and supported based on the analysis performed. It also found that the appraisal
conformed to the Uniform Standards of Professional Appraisal Practice of the Appraisal
Foundation. ‘

SAN FRANCISCO BOARD OF SUPERVISORS : BUDGET AND LEGISLATIVE ANALYST
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FISCAL IMPACT

Total estimated costs to the City to purchase the property are $5,020,000 as shown below.
According to Mr. Benjamin McCloskey, Deputy Director of Finance and Administration of
MOHCD, the source of the funds for purchase and any closing costs is inclusionary housing
fees.

Source of Funds

Inclusionary Housing Fees $5,020,000
Use of Funds

Property Purchase ‘ $5,000,000
Title Insurance, Escrow Fees & Other Miscellaneous 20,000
Total $5,020,000

Restaurant Income

The New Asia restaurant is to pay monthly rent to the City over the remainder of its lease
through December 31, 2021. The current monthly rent is $22,500, amounting to a total income
to the City of $1,237,500 over the 55 months remaining in the lease period. There are no
contractual provisions for the rent rate to be increased during the remaining lease period.

Real Property Transfer Taxes and Property Taxes

According to the appraisal, the 2016-2017 taxes for the property are $35,853. According to Mr.
John Updike, Director of Real Estate, the restaurant will owe City Possessory lnterest Taxes
post-acquisition.

The'seller will pay the Real Property Transfer Tax, estimated to be $112,500.

POLICY CONSIDERATON

Possible Site Contamination from Underground Storage Tank

The appraisal report by R. Blum + Associates notes in its “Extraordinary Assumption” section
that the subject property is impacted by an underground storage tank (UST). According to the
Phase | environmental assessment of the site prepared by EBI Consulting on November 21,
2016, San Francisco Fire Department records indicate that a 1,000-gallon gasoline UST was
installed in 1953 and permitted for continued operation in 1965. There were no records of its
removal.’ A site assessment dated March 15, 2017 by TR&A, Inc. (a construction and claim
consultant retained by one of the current property owners) found a hinged fuel tank fill under
the sidewalk in front of the property suggesting that the UST was abandoned in place (the tank,
itself, was not seen). The appraisal notes that no testing of the tank or soils has occurred to
determine whether it has leaked. The estimated market value of $5,400,000 stated in the

' p.24.

SAN FRANCISCO BOARD OF SUPERVISORS BUDGET AND LEGISLATIVE ANALYST
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éppraisal report assumes that there is no soil remediation required and that the cost of removal
of the tank is fairly nominal as part of the demolition of the larger improvements on the site.

The property is being sold to the City in “as is” condition. When construction on the affordable
housing begins in 2022, the City will be responsible for any future remediation costs related to
the tank and its removal.

According to Mr. Stanley DeSouza, Division Manager for the Site Assessment and Remediation
Division of the Departmeht of Public Works, there is a likelihood that there is some sort of
leakage considering the age of the UST and the fact that it would have been single-walled. The
extent of any leaks would determine the need for remediation and monitoring measures which
would affect the overall cost. Mr. DeSouza said that UST extractions and disposals, by
themselves, can cost anywhere from $30,000 to $80,000. The cost of additional site
remediation needs due to a leak from a UST can vary widely but have the potential to bring
costs up to around $150,000 or more (including the cost of UST removal and disposal),
depending on the extent of the contamination.’

If the eventual remediation cost were $150,000, the total cost to the City for this acquisition,
including purchase costs, is $5,170,000, $230,000 less than the appraised value of $5,400,000.

RECOMMENDATION

Approve the proposed resolution.

? These are generalized estimates to aid in consideration of the possible fiscal impacts of the presence of the UST
in this proposal. They are in no way specific to the conditions and circumstances of the property at 772 Pacific
Avenue, which have not been fully evaluated. The estimates also do not consider other possible sources of
contamination.

SAN FRANCISCO BOARD OF SUPERVISORS BUDGET AND LEGISLATIVE ANALYST
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SAN FRANCISGO
PLANNING DEPARTMENT

1650 Mission St.

General Plan Referral L

San Francisco,
: . CA 94103-2479
Date: May 1, 2017 Reception:
Case No. Case No. 2017-004234GPR 415.558.6378
City Purchase of 772 Pacific Avenue for Fax:
Use by the Mayor’s Office of Housing and _ 415.558.6409
Community Development ' Planning
Information:
Block/Lot No.:  0161/015 415.950.6377

Project Sponsor: ~ John Updike, Director of Real Estate
City and County of San Francisco, Real Estate Division
25 Van Ness Ave. Suite 400 ‘

San Francisco, CA 94102
~ Applicant: Same as Above
- Staff Contact: Jessica Look — (415) 575-6812

jessica.look@sfgov.org

Recommendation: = Finding the project, on balance, is in conformity with
the General Plan

Recommended
By:

PROJECT DESCRIPTION

The Project is the City’s proposed purchase and acquisition of a privately owned real estate
parcel located at 772 Pacific Avenue that currently contains an established restaurant on the site
for the purpose of developing affordable housing by the Mayor’s Office of Housing and
Community Development (MOHCD). MOHCD will allow the restaurant to continue operations
through the end of their lease which terminates on 12/31/21. During the lease term, MOHCD
will be planning the project and the build will commence in early 2022. MOHCD is aware of the
presence of an underground fuel storage tank from previous land use, and intents to remove it
as part of the anticipated future development of the site.

If the project is approved, MOHCD anticipates that it can develop the site with approximately
60 units of affordable housing. The mission of the Housing Division of the Mayor’s Office of
Housing and Community - Development is to provide financing for the development,
rehabilitation and purchase of affordable housing in San Francisco. The site has been offered for
purchase by the City, at below fair market value, with the intention that affordable housing may
be built on the site at the end of the lease term of the existing commercial occupant. The

www.sfplanning.org




GENERAL PLAN REFERRAL ” CASE NO. 2017-004234GPR
CITY PURCHASE OF 772 PACIFIC AVENUE
STREET FOR USE BY MOHCD

submittal is for a General Plan Referral to recommend whether the Project is in conformity with
the General Plan, pursuant to Section 4.105 of the Charter, and Section 2A.52 and 2A.53 of the
Administrative Code.

ENVIRONMENTAL REVIEW

On April 10, 2017, the Environmental Planning division of the Department determined that the
Project (City acquisition of AB 0161/015) is not defined as a project under CEQA Guidelines
Sections 15060(c) and 15378 because it does not result in a physical change in the environment.

GENERAL PLAN COMPLIANCE AND BASIS FOR RECOMMENDATION

The Project is the City’s proposed purchase and acquisition of property containing an existing
structure with the intention of developing affordable housing by the Mayor’s Office of Housing
and Community Development. The Project is consistent with the Eight Priority Policies of
Planning Code Section 101.1 as described in the body of this letter and is, on balance, in-
conformity with the following Objectives and Policies of the General Plan:

HOUSING ELEMENT

OBJECTIVE 1
IDENTIFY AND MAKE AVAILABLE FOR DEVELOPMENT ADEQUATE SITES TO MEET
'THE CITY’S HOUSING NEEDS, ESPECIALLY PERMANENTLY AFFORDABLE HOUSING.

POLICY 1.3 :
Work proactively to identify and secure oppor’cumty sites for permanently affordable
housing.

The proposed acquisition of the site will allow for 60 new affordable housing units.

POLICY 1.10
Support new housing projects, especially affordable housing, where households can easily
rely on public transportation, walking and bicycling for the majority of daily trips.

The proposed property is located in a transit-rich and walkable neighborhood.
OBJECTIVE 8
BUILD PUBLIC AND PRIVATE SECTOR CAPACITY TO SUPPORT, FACILITATE,

PROVIDE AND MAINTAIN AFFORDABLE HOUSING.

POLICY 8.1

SAN FRANGISCO . 2
PLANNING DEPARTMENT i



GENERAL PLAN REFERRAL . : CASE NO. 2017-004234GPR
CITY PURCHASE OF 772 PACIFIC AVENUE
STREET FOR USE BY MOHCD

Support the production and management of permanently affordable housing.
The proposed acquisition will allow for the productidn of a permanently affordable hoi{sing project.

CHINATOWN AREA PLAN
Policy 3.2
Increase the supply of housing.

The Project, which includes the acquzsztwn of 772 Paczfzc Avenue for development of affordable housing,
is consistent with this policy.

PROPOSITION M FINDINGS — PLANNING CODE SECTION 101.1

Planning Code Section 101.1 establishes Eight Priority Policies and requires review of
discretionary approvals and permits for consistency with said policies. The Project is found to
be consistent with the Eight Priority Policies as set forth in Planning Code Section 101.1 for the
following reasons:

Eight Priority Policies Findings
The subject project is found to be consistent with the Eight Priority Policies of Planning Code
Section 101.1in that: -

The proposed project is found to be consistent with the eight priority policies of Planning Code
Section 101.1 in that: o

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

The Project would have minimal adverse effect on neighborhood serving retail uses or opportunities.
for employment in or ownership of such businesses. The existing restaurant use may be eligible for
relocation benefits, and the funding source for said benefits, if applicable, would be rental revenues

post-acquisition,

2. That existing housing and neighborhood character be conserved and protected in order to
preserve the cultural and economic diversity of our neighborhood.

The project would have a positive effect on the City's housing and neighborhood character, by
adding 60 permanently affordable units of housing.

3. That the City’s supply of affordable housing be preserved and enhanced.

~ The Project would have a positive effect on the City's supply of affordable housing.

SAN FRANCISCO 3
PLANNING DEPARTMENT :




’GENERAL PLAN REFERRAL CASE NO. 2017-004234GPR
CITY PURCHASE OF 772 PACIFIC AVENUE
STREET FOR USE BY MOHCD

4. That commuter tfraffic not impede MUNI transit service or overburden our streets or
neighborhood parking.

The project will have no adverse on Muni services as it is centrally located in high service corridors
and minimal auto parking.

5. That a diverse economic base be maintained by protecting our industrial and service
sectors from displacement due to commercial office development, and that future
opportunities for residential employment and ownership in these sectors be enhanced.

The Project would have no adverse effect the existing economic base in this area.

6. That the City achieve the greatest possible preparedness to protect against injury and loss
of life in an earthquake. '

The Project would not adversely aﬁeét achieving the greatest possible ﬁrepa_redness against injury
and loss of life.in an earthquake.

7. That landmarks and historic buildings be preserved.
The project will not have an impact on historic resources.

8. That our parks and open space and their access to sunlight and vistas be protected from
development.

The Project would have no adverse effect on parks and open space or their access to sunlight and vista

RECOMMENDATION: Finding the Project, on balance, in-conformity

with the General Plan
Attachments:
Location Map

Low Oblique Aerial Photo
cc: Sandi Levine, Real Estate

I:\Citywide\General Plan\General Plan Referrals\2017\2017-004234GPR - 772 Pacific Avenue\2017-004234GPR - 772 Pacific

Avenue_01jl.docx
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AGREEMENT OF PURCHASE AND SALE FOR REAL ESTATE
: ‘(772'Paclﬁc Avenue San Franmsco)

THT,S AGREEMENT OF PURCHASE AND SALEFOR REAL ESTA’IE (’fhls

: s for reference; pyrposes orily as-of March 23, 2017 #5 by and between Robiegt
Vick.and Andy Trustees of Shew: Yick Trusf One, and. J’ose;thick and Marl:Shustoff,
a8 Tiustess-of Robeit Yick Trast Tivo &

Tristees OfRﬂbert Yick Non-Bxempt Assets. Trusf
E"Sellef") and t‘h' :CITY AND COUNTY OF SAN FRA

NCISCO; amimnicipal corporation

IWLEPGE THE EXCHANGE.OF SUEE ICIENT
‘eceipt hisherehy aclmowledged by Selles; afid the -

Lk, . X 4 c £ Is
tegpecuVe ag;reémcnts co faing ,,hcrambclow, Sellepan City agree as follows:
L. PURCHASE AND SALE.

11 Property Inchuded in Saler

6516 5ell and gonyey 1o-Cil
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2.3 Piirchase Price

“Elie fotal purchase price for the Properfy is RIVE MILIION Dgllats ($5 @OO 000) {the
"Purchase Piieg"): ‘ .

22 Paynient.
. OutheClosg Date: (as definad m,SectL@n 6.2, City:shall pay-the Paxchase Price;.
adjuisted Pursuant to:the, provisions of Arficle. 7 fExpeﬂses -arid Teges], and reduced by any

credlits due City herevnder,

{ "bamlegal teniderofhie Fiifted States
fi e‘transfer ofi nnmealatsly Fvalabe:

3. TITLETO THEPROPERTY
81 Conveyance of Tiflefo the: Property

4.2 Title In,‘svmﬁéﬁ;
‘ Diglirzary: of fitfedt accordance wifh the preceding Section shall be evidenced hythe:
TitHe co. comm1tment of ey 3 (ﬂle“"]hﬂ 1 Q Clty‘
StewarT TrHe. |

L THISE, MG *rtgages

Eeite : 'gh‘ts of fenants ot other:
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P
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3.3 INTENTIONALLY OMITTED
34 Assignient of Lpase
At thie Closinig:Selfes ghall transfﬁr its fitle to the Lease by 4 asslgnmeiitof Lease:in fhie”
foim attached hereto as Bxhibit I (the "Assignitiefit of: Lieate', sudhititle to-befres of, ary*
Tiens, encupibrances:or 1ntcrcsts, except for the-Accepted:Conditions of Title;
o BUYER'S 1318} 04 B]LIGENCE N VESTIGATIONS

4,1 D, D]hgence and Thing forSatisaction of dondrtmns

ill be given before the.end of the DueDﬂ1gence Petiod (a8
¥ to investigate the:-Property, eithier independbs fg;ly or’ through
; it ludmg, }?vﬁhpu Hmital 1 ’

terminate ﬂus Agreemén 1y firie dUmn ’ﬂhe Due D*h Peér
Seller, Upon:such termi nither Cﬁymﬁ S e%er:sha]lha ' a.n
] ls :d het

ing] o] ‘,ﬂns Agremneqt] ‘ o

Duringithe Due. Dihgence ‘Petiod:and et all ines priorfo: the Closmg Date:Sefler shafl
afford:City-and its Agents) reasanableaccess to theProperty-for the: purposes ‘of satisfyifig Cit

With gesp
and tha satista i
Wells and the.taking of soil Boiinps. - .
ﬂom any damage.or injuty: o perséns: or property caised iy any adt oromission of C £y ot
ating any such-entries-onfo the Property-prioxto the Clesing, except to.the-extent: such
11 sed by the‘ac Or Qmissions; of"-' eller or-any:ofits Apents; The: foregomg

mn'camed herem

enwronmental G0 nditions ot thenoii- neghgent AEETE e _
conditions.on, if, undet/ of about'the Property;: mcludlng thi tiproyeinen ;
Agpreementis terminated for any reason other.-than Seller's defaultbereunder Clty shall res’c@re
the ?Iop er:y to substan’aal}y the condifion;it was found subject-to: apphcable laws This




mdemmty shall survive the termination of thig Agfeame;;t ot the-Closing, #s apph,cable, prtmded

that Seller must:glve siotioeof sny claim it may Have agamst Cityund
vipnths of suéh termination 1 the claimi is brought by third party-a airist Sellat of:

3 i) . (3) siiths of Shch ietinstion or the- Clogitig Date; as pghcable ifithe claim

ird: paliy dgatnst the:

@y w;
m‘?rolves damdge to- Seller‘sfroperty or-any-oither:claimnot breught bya
Seller ’ L

SiClty's Conditions fo Closing,

The foﬂovvmg are.conditions: precedent o Cﬁy s obligation to pmchase the Property:
(collsctively, "Conditions Frecedent™:

i (o) ity shell Bava voviged e approved il to feifroport, a8
follows; o P petty,
© Wi i) diis after e dato City-and Selfer executestiis

Aptepment City:shall .obtain a.curren xtended coyerage preliminaty report:on th .Real .
' “Title: Companyb wanied by copies of alldoorithents raferreél to infhe:

Aeliver toBuger-copiss o aiy ekis i 1’5
A %ot other-documents that-afféct fhe Pwperty, ihingry-
Reeport; of; i Seller knows of nowsuch documents, 4 written. cerﬁﬁcaﬁon ‘of Sellel 10 that effectﬂ

s option: afrange; Foran, Vas iy SUIvEy oftheReal.
t-(the"Survey"). Suctisurvey:shall
1n=sufﬁcxen‘ d etaﬂ.“fo. pmvﬁie he:

ed By i !
C‘ity and lﬂe Compmhy;émd

complete execntion AgiEeniel tht. Exctpt i ~ .Wﬂlmg i accepf
(e "Addepted Conditiohs of Title!: :Cltys Fiilivte: 10,86 admse Seiler W1thm such permd shall
be ﬁqemad appreval of: hﬂe Sﬁller shall have tem (10) days : s

ARy ,es gahon of
: 1 (0, angd be purchasmg the:
?ropertym ap.“AS IS” cond1tton, w1th all ults Except to the extent: spemﬁcaily pravided to: -
the conttary’in this Apreement, snd withoit in 2l way hmmng the fora égoing, Gty
Acknowledges and dgrees, Hat: (1) Seller hagnofmads any Tepresentations of warraiitiey on which

dq 7-qi mﬂ.mx mamrmc




City s rélilng 5.0 any miatters Soncerning; tfha Property including, without l:mﬁatmn, (A)the
quality, natire, adequacy and/or physmal cendition of the Property, incliding soils, geolo gy and-
any 3 undWa’cer, (B) the emstehcc quality; nature; adequacy-and/of phiysical condition 6f
utilifies serving the Preper the developiti 'nt=potenha1 of the Propeity, wiid the. Property’s
186, merohantabﬂxty, or fitness; stitability, valtie ofadequagy-of the Propetty fofany partionlar
piitpoise, (D) thézotiingor vther Tepal siatus ofthe Propetty or any othet public orprivate
‘restrictions.of use.of thie Projiertys (E) thig-compliance of the Praperty orits operation witheany
apphca,ble ‘codes, laws; regulataons, statutes, ordinances, covenants, coﬁdmons and'testiictiohs of
any goyernmental or quasi-gevernnietal Sntity of . of aty ‘other Person: oF enﬁfy- (F) the hietence
6f Hazardods Materials ou, vindet 61 ghotit fhe Pmpcrty orthe: anoxmng ot tisigh bormg profietty;
(G”) the cpiidition of titleto the Praperty; and (H) this-economics of the: Operatmn of the Property;
(11) G1ty shall bear and assume the nsk that:tts expemence wifty, and" 1ts investigations and
j : ysicalor other

}condiﬁnns or

:pﬁ'rchas' Aﬂw Property on tlie : rmsmset fcfmhe're' such: .as fhe age and cn? xtwn of “};he/Property

- and fhe ﬁessxblhtythefropcrty Ay have asbestos and asbczstqs—contalmng matenalS, arid lead—
‘based Peint.

o ia ) rem&w aﬁd apprwa,l Wlﬂnn' fhe Due Dlhgence}? enod mf the

Jectrical and oﬂxer.physmal;condmo :
or“the Priesshice or, absence of any Haza::do‘us Ma’tenal (as deﬁne. o

\ kS P, g _' o
. con’cam treat, stabilize, ‘monitos ot athet it tdas Mal
P 'rt;s(xn:comphance with all govennnen’taﬂaws, rulés, gul

*to cemplete wSuch remedm'ﬂo y, Provided: 11 et 101G 'tys and Seller’
prior-wyritten: apploval ~which; eithef partymiay lve 6t wiithhicld fn. Its sole diseretion,

(¢) City's review-and approval; within-the Due Diligence Pefiod, of the:
eompliancsof the P roperty with all applicable: Taws, rcgulaﬁons, penmts and approvals

(d) Crty’s teyvrew and approval, Wit the Due T3l
{i)thefollowing documents, alf t6 fi€ sxtent” stgh doeuitierts eamstzand are e1the1 it Ehe

5 b
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‘possession or control of Séller ormigy be obtained by Seller through fhe exerdise of -
commerciaﬂy easongble efforts; s 4l caloulations for the Tmprovetients; site:
planis; certified sopies pf the as-built pland-and specifications for-the Improvemerits;
‘reoent insjiectien fepbrfs by Seller's enginiees; servicé contiacts; utility contracts;
mamfenance eoniracts; employinent contracts; management contracts brokexage and
leasing commission sgreements which: may conﬁnue fer:Closing; certifies
occupancy;pwsenﬂy effectiverwart S
 contraciors, sube on‘Eractox S, SUHP. pli . 1] 11
1 On, repair ot-altérati 1 énts o amy tefant mprovamen’cs
olicles, fisurdfce, certifiutes of teHatits, @hd mports of insurance-cartiers
:msunngfhe Piopertyrand cach. pomen:fhereofrespccﬁngthe claims: mstory ofthe:
Property; environmental reports;.s ty 1d;as;
‘geatechnical reports; and.. any other ontvapts o doo,g .
J?roperty (colle ely; the " (n) sue other mforma‘m‘ 0,
P hat- fica uestec’lb City-of Sellerdn writing during the Dae
he "Othei Infonnatmn")

prresporndence: ﬁle . aid,
ellerand ligtig for the singls
. e Higation/for: ‘remmburséiient-of
ExXpen ity fepositand 6 ofe than thirty (30) days-in
advancﬁ, lcasc cammcncementda‘:e,*lcase termination. date; lease expansmn or
sy-option rent; and costof Living-or: ofherte

(t) Sellerlsdhtabiiiig and &e‘h'"enng' Jiy, before: the Clesmg']i)a’te,
teriant estoppel certificatesin forrm: andasubstanceﬂs tistactory T from any and all
i d’ ortion:of the Property: ‘Sudh cer Ftos th

‘hetefg as:

.ertlﬁcatés" Tha:tepresantaﬁens and
iy the Closing.

‘ (g) Seller sha]l nokb m defa T.t in the'performance:of any covenanf o
agreement iy be; perjo@r{ed b Sell‘ rtinder this Agreemgx'l’cd and all of Seflefs -

representa onig:and.; 10 this:A:
e Aiid il eorreet 10 His Closmg

,' h 2oy t
&:Clasiig Sellgr-shall deliverid City a cettificate:cerfifying that each.of
1esentat1ons an& warrantl 'contaznedm Sequon 8.1 [Ri [ { resen’caﬁons and

x.eoutton of iis. Agreement

1easonable et and‘teal inid o8 By Gashalty-excepted:(subjectta the provisions.of
Section 9.1 [Risk-ofLoss]), and, aswof the Glosing Date, thete shall heme litigation of
administrative agenoy-or-ofhier govemmental pro ccedmg, pen; TE ;

(3




after the Closig would. mafenally adversely aftbct the-valugof the Propeity or the
aAbilityof City to eperatethe Property for its intended tise, and no poceedings- &hall e
pending orthreatened - which eould or weuld cause the change xedesignation or othér-
modification of thezoning classificationof; ot of any bmldmg erenyitonmental code
requirerients Bpplicable to, -afiy of the Property. ,

@  Title Compainy'shall bs comimitted ot the Closing toigsas to City, b ey
nominee; () the Title Policy as:provided in:Section 3.2 { TitleTristrante] "

@  TheCity's Mayor and the Boardiaf Supemsoxs, in the respectwe sole:
iscretion of each, shal & enacted 4 issolition: Appravifig,: adoptmg and auther;zmg this
A gréétnéntand the: AafisEctons

‘i

ey e1ther parly of .
: sunﬂaterally by
L Nofl

'Perfom to:City w}mhpmvl 8 dtleast da:ys o ppx:t‘
i enicfes; I the event ﬂmtf Citydoes not perforn asfoticed, Sellermmny terminate this
4 due to-Seller's failure to: pcrform Contractudl feffng o

Toports: mandated by
aSeller EENCY;

be.effe; i defiyery fELNQ
days ta perform, as: notized. Ji hi it itiat Sefl 1.
te it ».Corrtracﬁ, Either partyma y 1ssue aNaticc to Pe]:forn'x;1

line, Th :-b' atic ‘

fsale ofithe; Property ismot:éonsuinmated because of default iinder this
arfofSe Lorifa G on Precedent cannof ba_fm]ﬁl]edbecause Sefles

eleotwn, either | ifiate this

Seﬂe1,whcreupon Sellcr shiall pay 6 W, legal and Thspection ft 65 incnrred by

Clty and -anyother: expohses inourred Y Caty ih condiecHon with fiie: perfonnance of it dire
: ‘theProperty, and neither party shell have airy farthér Hghts &7 obligations

1 : niiipe this, g’xeement pending City's acti rspecific.performance-and/or

dainages hereu,ndar, ineluding; withont tirsitations; C1tys gostsand, exp enses; incurred.: hcz:cunder
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5,2 Cooperation with City:

"-'J:equested by Cityr
- { £, wi mitation,
gxecution of 3t ecmnents app 1cat10ns Of .nmts, Tuit; Sellers representatxons and warranties
to City- shallinot b affected errsleated. by Cityls waiver o ﬁJlfllment of any-Condition
Precedent. Seller hereby itrevocably authorizes Cit; Agent o8l Inquiries with;
and apphcanons to:any person.or-entl ding; with vl iy gulatory ar on’cy
~with urisdiction as City mayJEaSOnabl‘, o otnplete its Gy dﬂlgchce irivestigations,

5% SellerRight to Terminate
THehe: Closmg does not: occur.on the Closing: Daie' due tq breach ‘byxpr fmlura of timely

performance by City, Seller may terminate this A s ittennotics to City. Selle
ﬁereup enfor : itsund er j ]

On.or before the Fiffective Date(asdefined fn Asticle 13 [Gendral Provmons]) the
patties shall-oper-esciaw by Spositig: -.andexmuted counterpart of thstgreemen' y Tifle:
Cotapairy, and this Agreement:shall setve: , 8

0] i purchase;

ptoprizte to nable the. '
T 16se.fHie:fratisastion; provitled,
however, thiatiy th it oEany goniflict betivesn the provisios s Apfeeinetitand.any:
additional stipplethentary instiictions, theterins of this Agreement sha]l cordrol,

6.2 Closing Date

by (e Molesing™) shiall b
Agreement shall

Ap i o Conipanyshall, tiwless it 18 notified by both parties o fche contraryt

. Hye(5)days af¥er the Clesmg Diate;; reium to the daposﬂor thereef iterns whith may have
been. dep031ted ‘hereundet. Anysugh retugn shall-not; howsve!

otherwiseiselieve either:party Beretoiaf an‘y1 abil iy 1t:may tigve for

6.3 Selter's Delivery of Documients”
- A 6 BefarethaiClosing; Seller'shall deliverfo Uity through-escrow, the following:

(2). 2 dulyrexeented and dekmowledged Deed;,
) Fo (45 dly exeouited eouiiterperts 6f the AssTgiimentor T.enss)

AT S ‘z_ah_rumm
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(¢} duly exénited toitint estiippel cemﬁcates s :ceqmred putisuaiit 10
L(g) hereof;;

- oftierwise oop),es af

) to-the extent 1. Se’lIer 's posséssiot ongln:ﬂ
ership or ope1at10n of

the Disciifnetits, the Lease, and ahy ofhict itefnd telating fo th
the:Froperty: 1ot prevmusly»de‘hvel ed to-City}

(f) 8 properlyﬁxecuted Cahforma Brancliise T Board Formsger 593 C
. 11¢ divi _ua‘l IoriSeller‘hasa ‘

. S (2). suchitesolutions, suthorization 'cther,parmership decmnentsor !
* agrevientyyelatihg fo:Sellerand typartners as Cityor the Title Cor
.A\" A.:. . v ':pv... o .'S et

and auﬁmrx.ty of the:individuals execu%mg
Tghalfef Seller teract:for and bind Seller;

s )y el stbensent fo fotin dnd contentsatisfactoryrio Cltynd Fellory
- #ind, ‘ ) C

() the duly-cxecuted ceftificats fepardinp the Gontiniied accuracy of
1S e{ler S rEprﬁsentatlﬂns and warranitiesas required by Sectwn:ﬁil ‘heteof.

Jity's Delivery ¢ of Doeuments and:Fonds

AboE before fhie Clositig, City shall deliverto Seller thionghs escrow e followibis
{2).an:acceptance of Peedexoouted by City's Director ofPiopetty;

t(ﬁbﬁ)ﬂfdﬁf zi(4jzfdﬁ1‘y ez;secutet‘l’ aam’ﬁexpmiszoﬁhe Ass’fgﬁmmﬁ :oiffLﬁase'»

Selleryand

" ) the’ Putchasa Prive;as proyided:in Aticle! Zhereof

6.5 Othiei Dobimients

Seller-and Gity shall each deposit such-ether instruments-as ate: reasonably tagiiired by

“Title-Cr 88CTOW. hqlder or otherwise required to. ¢lose the-eserovy -and consummateithe
prirchase.of the: Eropcl ty {1t actordanice with the terms hereof, including, without Timit:
‘agtegmerit (the, "Desigiation. Agreement‘) des:gnatmg‘TﬁleC@mpan ag the ng:
forthe transacHioH putsuant 6 Section 6045 Bederal Tax Code-and the

S(e): lations:
promulgated thereunder, and executedBy: Sellef; € 5% &hd Titlé: C@inpany The Desigiatior
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Agrécment shall be-substantially in the form attached hergtosag Exchibit Gand; in any event; shall
comply-with therequirements of Section 6045(¢) of the Federal Tax Code: and the 1egu1aﬁens
promulgated thereunder;
66 INTENTIONALLY OMITTXD
A EXPENSES AND TAXES
' 7.1 Rent and QOthier. Appqrtmmnents

The Following areto’be anpotfioried thtonghiescibiv div of the Closing Diate:
| {a) “Rent |

ig Date, regardless of
aftearags aridiag vndes:
erit timll colletted whichis

'Daté mclu ing i extended

®): Leasmg Costs

tfmprovernernit costs seotued i,
“ut Inmtauom

4l sécunty depos1ts pmd te Seller bytenants undel thc'Lease, a:e,d
wellas f ey i ! £h

the petiod :aftel. the Cl(;fsmg Date.and if: :equned Ey the Léaée
1amyy l Ifit is detmmned that the am : ,_1 :

i ership pénmd“" iz the : e
fously exedited fo-City.at Closmg, ’rhen Seller Shall prompﬂy pay fhe

(d) Utility- Charges

! o:the Gl "jg,D 2 ' lutxhty ‘eposfrs paldby
‘Seller hiall rémafnthe preperty of'Seller and City Ashal seasonably-totperateto causs Such
deposﬁs 1 betetiimed to Sellériothe extent Seller {g-entitled hereto.,

responsiblefor:

10




(€) Other Apportionrents

© Amounts payablc wniler.any coniracts assumed putsuanthereto;. annal or.
penodlc ‘peimitor mspectmn fees (ealoulated o tlie basis of thepetiod covered) and Jigbility:
«offier iofnual Propeity opefatio ‘and indintehahcs expenses and other reciiting costs: sha]l be
appertioned as of the Closing Date:. '

7:2-Closing Costy

- Cityshall paythie costofthe Sutvey, e prei
<hdoisements:theretd, and escrow and retotding fees, abl
‘thesale. Seller shall'be responsible 5t all costs indimed invoringction & prepayiheiit of:
fom:of any loan, bend or etherindebtedness:secured byrthe Propertyiclading, without.
0, ay prepayment fees pena"kﬁies orcharges, Any-othercosts and charges-of the esciow

ale notothermise forin this Section Isewhere: i this Agrcementshal | be

allecatcd o aocen&anoe wlth the closing clistors 1 § determired
"Title:Compariy;.

for

fium, for theTifle Policy ;and:th' ieastiof the
tixes applicabledo

7.3 Real Estate Taxes and:Special Asséssmondts:

[eif; Smg and all prior:
Iﬂi%;abl
losihg:

reat ofﬁleﬂosmg'sh b& rera’cédihmugh £
¢ Aborbefore the Closmg,.Seller shall: fll g \
‘ eI’rapert%;meludmg withoutdimitation, mferest payable thereon, applicableda this

od prier the Closing Datg:

7.4 Prélimiuaty Closiiig Ad]ustment

s11 | jointly prepare:a premmnéry Olosmg adjusimcnt ofy fhie basisof the-
gome and @Xpenses and shall deliver: suohncemputauon:c@ Title:

7.5 Rost-Closing Reconciliation
“Ifiany:ofthe fivegoing protetions cannotbe:cletiated dectitarslyonilie-Clogihg Date;

_ theg they sk ulated-ag soen afterthe Closing Pate-as feasible. Eithet paity angthe
other Aty s of oneyh based of suoﬁ suhs equentprorahons shdll" prompﬂypay such snmto
the: other Pty . .

7.6 Survival .
"Thie provisions.of this Secton:shallsuryive fhe Closing:

8; REBRESENTATIONSANDWA RANTIES:

8.1 Representations and Warkanties.of Sellei

‘Sellerrepresents.and wax:ranfs'-ta and covenants with City-as follows:

'(a) Tothie hestiof Sellef's knowleige; there atemow, and af the time of |
. the Closing willbe, nonaterial physical ot méckanical defests:ofthe Property, and xi6;
vmla’uons of any 1aws, rules. or regulations aplicable to fhie: Proiesty, mcludmg,

3 fd&lé&\'uﬂ&[:‘{n&lﬂndmu_'}_’,..
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without limitgtion, any earthquake; lifé safefy : and handicap laws. (mcludmg, buftict |
lnmted 1o, fhe: Ammcans with Disabifittes Acf): -

. {b)The LaaSG, Assuined Contracty, Docuirients afid- Other Infomatlon
fuinighed 16 City ave dll of the felevatitdocuments and information. pertammg tothe
condition ahd operation. of the Property to.the-extent ayailable to S d 2
ithe-time of Closing will be frue;:-correctand complete:
the Lease and Assared Coritracts are and af i
and'effent; withiout default by (oot &fal

L '(c) N o documen’c or msentﬂnmshed orto bes i‘umxshed“by the Seller

(d):Setlerdoes nothavalaowledgeof any condemnztion,, efther
inisfitifted viplarnedto be.instituted by-any-goyernmental or quasi- governmental

agenny-otherthan Clty; which could.de ﬁimen‘tally affectth ZIECN opetation orvalie-of

ﬂm”PIope (o7

. - @y T Seller’s knowladie all wates, seer, 558, electis, telephoie, and
dramags facilities and all pther itf es-reqw:ed by Haw-or Iny thes nonnal use and: -
opetation of; the Propetty are and atifhe time o fiClasing will b jr §tailcd to the jerty’
lines of the Property and are and atgthe Hime of ‘Cl@smg will be adequate fo servieeths
Pmpeﬁy .

(). “There are 1o easemibritir dghtnofway Whlch have beefi acquired
by yrescnpﬁo orWhish ate Stheriwise hotiof record: w1fh respect to-the:Property; and
fhérearene-easements, nghts -of way, permits; Ticensegor; the 'forms of agreement
w}uch afford *fhird prticsihe: (o

3

(g) Thers is:no I{mﬁganan pendmg ot after-due and. dlﬁgcmi.. qlea o
d, Seller A,_.Yb.”, thetefor

rafited. any: i it @ ! ’refusal :‘ﬁrs’c oppc
acguxre any iritérest itk any of fhis Pioperty,
o "(x) Seller aié the duly acking Tiustees
fhe IaWS‘:Qfﬂle’ ' aie e"f Cedlfm'éna‘ this-Agteerent an

, j Cloging will e, legal
. 5 gatmns of Se]lel enferceable Apdinst Séller it accordance with
“thieir: respec’mv ini§, até, and af the Closmg will be, sufficientte canvey zood and

riarketable:title ({f ‘chey pucpertfo-de. s0), and de not,and at the €1 osmg wﬂinot



vmlate any' prov1smn of any agreement or judicidl-orderte which Sellerisa party arte
whichSelferorfhie Propertyis subject:

© (i) Seller TEpIeseAfs and wattantsto Clty thiat it Tias iiof beet suspended
disciplined.or disbutted By, or prohibited Frofn coitiacting with, iny. federdl, stafe.cz
. ’10031 govemmental agency: Tnrthe event Seller basbeen so suspénided, d1sbarred
' ed or prohibited from eontracting with any govemmental agency, it shall
fmmediately notify the City'of same andthe reasons fhetefore to gether with any -
televant Facts .ot infos ,requested by City; Any stich Suspension;, debannen’c,
disoxphne or prohlbmon iayFesult in theterminatith or sispension, of this Agreemeit,

) () Seller kngws efno-facts norhas Seller: Failed to disclose any Fact-that
would prevent.Ci From-using and: operatmg the Pm_perty after: Closmg in the normal; -
fhianterin whith it is Tnfendad.

E @ Seller hembychresents and
He-following statements aredrue and corréct:aird
Closngafe: (1) neitherthe Preperi;y NYT to.the best of Seﬁer s ‘lcnowledge any real

0] Ly .of any Environt 2y

i ) ‘
‘rage tamks septl ‘tariks o wells or"
I Hazardois Mafanallocated m,

sent ot fiture fe&elal,

26
 dboiit the:

(x) aws" Shall mean
65, : i ielating to Hazatdous May al.(mcludmgl
W aut hmﬁaﬁon :thexr USE,; handhng', trarsporiation, prodietion, dtsposal dischargeior;

or'fo Hedlth and. sa_‘,fe_‘_‘v idus siridl hygiensor enviranmentdl copditions i, ort, vnder
01,\.1(1,1‘115, W1t11 itnitation; :soil iair and groundivafer condifions::

guantity, cmncentratwn or phymca;l O cheuuc Ghiapdicteristies;is iy dy feder &te

Iocal governmental authority topose:a esent or:potentisl hazard to hiifriat hcalth safet;y orto;

: emnent Hazaldous-Mat al includes, mthout hmltauon any: mate;lal orsubstings
; e e tothe:

pursuant fo Secﬁ@nzszgl of the: Cahfomaﬂcalth & Safety Cade; - o ed.
pursuant’to Section 25140 of the California Health & Safety Code* any asbestms #ind ashestos
containing materials whether ornot such materials arepart ofthe: stcucture of the Impiovements
brarg; naturally oeenting: substaices:on-or aboutthe Pr@perty,i petrolenm;: mcludmg ernde oil.or

13 uﬁa&;smwu _mmm;m_mw' fisalec
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any fraction thereof; naturdl fas ot natural gas liguids; and "sourcs," "spéoial miclear” and "by~

product" matemal 45 defined in ths Atomic Eriergy Actof 1985, 421186, Seiotion 3017 & $ed.

@iy  "Relense” or "threatenct release” when msed with: respect for
Hazardous Material shall include: ‘anyactual or mmment spilling, leaking; pumping, pouring;.
emi’ctmg, empt3m1g, &1schargmg, Jectmg, escaping, 1eachmg, dumping, or disposing mte or
iniside any of thy 1mprmreme 's- ‘or irl, on, thder or about the Profiesty. Releasa] wll inclode;
seitliout Tt 1, "relgase” sfitied 1. Seetion 101 ofthe: Compmhen*swe Enwronmemal
Résponse, Compensamon atid Liabxhty At {42 1,86, Seetion 9601)..

' (m)At the time of Cloging there'will be sio outstanding written of oral
; fsmade by Seller: nts that hayenot been fully paid for,
and ,_,eﬂer shall cagse 0 Jb, discharged Al i f‘ma,ta' Imen's Hens &

o t e:of Closing,
There g ' Wh'iclif. {1 bebindingupon
C1ty aftér Ciosmg’except formatters whichare:set forfhsir the Preliminary: Report and
cxccpt for the Lease,

Sellerds not-a, "forgipt persm Wfdljﬂ,fhetne&nulgof
) of thie Rederal Tax G ‘

(o) There.arena:free rent operafing:expense dbatements, incomplete:
tenant: nnprcycmcn’cs ~:rcbatcs, allowances or other unexpxred c@ncesmgns(col]:;cuvely
referred TQfsets") o i i O

{ iHisoltitely, fie filll pass-thmugh of
mahégemett; :Eezes), except 16 réplacemert-afimajet Sapita $,-Such as roof;
foundatioh and structozal componerts. Seller haspaidin full any of landford's Jeasing:
costs fneured by Séllerin-connection with any fenant: mpmvements.

: it ocaupy fh .J?ro gl ~thoui hm " a]l
& onmgax 08 ey dédt conoéisicns, ,er~stan€{arc‘1 tenant fidprovement
allewances orofiierinducements:to Tease:. ’None@f the tenants of'the Property has:
“indicatedfo-Seller-either vrally.or inwrifingitsintent to terminate Ity regpective Leass

‘priorfo’ ex;p:ratmn of the l'espectwe teri of such Lease:
8.2 Trdennity T

Seller -on behalfofiiself and its successors and assigas, herebyagfees to mdemmfy=
defend. and'h Id,hamil : ‘Clty"’t K gents and,th it Tespect 4

Agremnent Btm any dodutnett, certificate, of exhibit gwen or éted to. C1ty pursuant to-er in.
connéction with this Agreement Themdemﬁcatton ‘provisions of this Section:shall survive:
'beyond the Closing, ot if fitles not transferred purspant fo:fliis. Apreement, beyond.: any
fermingtion-of fliis Agreement Seller does-hot: ag1 ceto ihdeimniify City, and $hill nictbe:

14
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obligated fo mdemmfy, refiburse or defend City, forany clajm, cost or expenserelated to the:
unde:ground - tarlcpreviously disclosed m wnﬁng By Seller to City; norto. any: 50il
con’cannnanon, feimediafion of damage

9, RISK'OFLOSS AND POSSESSTON

9.1 Risk-of Loss

- Kany of the Propetty is: damaged oL troyed.priorto the. Clesmg Date, orif
gondenmation proceedin -anyoffhe Pr opetfy, then the fights.and
-opligations. of Sellei and:C tyhereunder shall_be ey follows.

' (8) Lstich daniags ardestiiiotion is Bifly coveted by Seflerks 3 msumnce
except-for the deducﬁble amount fThereunder, and the insurek: agpess'to timely) v
costof : h'damage oI destrucﬁon Wouigl costless than Two:

shali Lecewe a gedli agmnst the, Purchase Pnce er;lual to; such dedf stblé smon:

Beller shall:assign to City at Closmg 331 ofSeller'sights 4itle and Irterést T ando. aﬂ
stnceeds of insyrancg omaccountof such-damage or destruefion pussuant-to-an
ms’mimeni saﬁsfagtory to

[13)] I‘fsuch damage alsdestiictio: '
insurance, other-than the deductible;dmonit, &id %o :cost less than the Thrcshol(i
Damage,Am"ﬁun‘t 1o, repa1r or zestore; éhﬁn the transactmn contemplated by ﬂﬂgh

(gt I it hais) th ase

dastroyc&'or subject
equltable adjustime

I) ¥
«the Purchase Pnoe),, prito net 1crmma{e 'th1s Agreemen’c afd:
y (»bx the-pottio ged s a_;ffected by: oondemnaﬂan, s the.

of A élechannotxce City's'{
peried shall. ot be déemed City's letfioh.
Ameement is tennmated inifs- cntarety ardn-part; puxsuan’c 1o fhls Sub By
City's deli Fnoti rmination fo Seller, then:City and Seller shall cach be:
vof the Property
' [f Lot 0 tertiimate: thiy A o Seller,
shall notn”y City of Seller s-inte ‘tmn 16 tépait'such dariiage of stion, it which,
case fhis Agreement shallremaii in full forée and effect, or notify City ofSellei'y
~mten’cmn to give G:lty a-credit againstthe:-Purchase. Pmce atthe Closing i’ the arfiguiit:
' st erThi pd_’by City and Beller-(after constltation withunaffiliated experts)-
f repaiting st ch da:mage or-destiugtion and; inthe-event of a result:of
Such-Conden] gfo eeding, the value of any Propetty: takenias a yesultof such:-
prooeedmg, in Wlnc gaise this Agfeefriefit; sh i1l othietwise pentaitl fo. foll foroe and

ingfo that; port
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-effect aiid Seller shallbe enfitfed to.any proceeds:of insntances of copdeination.

A3 paits elscted to made jySeller purénanitto this Subsection shall ba
fnade withii one hiindred ¢ ighty €180 days followmg siieh damiage ot destraction and.
the Closing-shall be: extended until fhe-fepairs are substantlally completed, Asused in
this Sectlon, the:cost to.repairor restore shall mclude the cost of Tost rental revenne;.
inctudingadditional rent.an basc rerity

99 InSurance

Thitotgh the Closing Dats, Scﬂer shall maiafain or causeto be mamtamea, at Sellm 's:sole:
cost-and. expense, a poﬁcy ot poimles of: property msuranc i ' full,
replacement Value of the Tmpr : ; ‘
Huiitation, fir
:cuatomarﬂ coversd by ¢
:Seﬂer shall ;ﬁli'lnsh

9,3 Possessmn
Possession of the Properfy shall b delwerﬁcl fo ﬁlty on-the: Closmg Date
lﬂMAH‘TTENANCE, ;GQNSENT T NEWCONCIS B

104 Makotenance.of the Property by Sellex
' of ﬂms Apfes ‘menf and tﬁa Closmg, Sanef ghiall:
e)tcepfed Shall p i 41 work: mquzrsd to'be: done by fhie iandlard under“ﬂie terms ofany:

Lease ard shall make atl:repains; mdintenance and replacements of the Tinp: fits and
: ett mesame matner asbetore fiemaking of this Agteenmient, gsif

1Seop
‘Seller wetsretaint

10.3, City's: Consento Nevw Conteacts Affectmg thé Property; Termination of
Existing Contracts

‘prior - af no cpst or. SEPONSE T [ mana:gem' Bt
the }?roparty that Cﬁ'y does notagigein iiting prior 6 theClosing t6 asstlme

T1. GENERAL, PROVISIONS:

"’eguﬁeﬂ of pertiitted to be givet undcr“ch:s Agréciett
, hidve been-givéh-upon.d) herid delivety, against

azeliabile ovemight courieriservice; or
afes mail, registered orcertit ed [mail;
,(”i-ats follower

i Posincy by EIAL POK T2 ﬂ,ﬁsﬂ:&lﬁ%ﬂs‘_&lﬂfm\.&!@um!wm.
m;ggm}nggvumm 2105 JN&;.' A g7

, Any notice, consent O abpiova
dball beIn wiiting Hfid shall b i
decéit, (ii) one (1) day aftex being deposited with
(il two (2) day bei the ’Um‘




City: A Real Estate:Division
' "ty and:Gounty of: Sanlﬂ‘ranmsco
0

San Frano1sco, Ca"hforma 941 02:
Aths  Diréstos of Property:

~ Ref 772 Pacific. Ave.
Facsimile Nozr (415) 552-9216

ith copyios

% ty Cﬂfy Attomey
oe ofthe. City: Afforhisy
C1ty ‘Hall, Room 284
L ton B. Goodiett Place
02-4687; :
Seller: - - _ Robert Yidk-and Andy Ting, Trusfees

C . ¢/o Darite] Conttad
wo oo " 11550 Bryant Street, Suite 760/
' ' San Franciséo, CA 94103
Faesimile Mo.i ’@;1_‘_)"3’59 '0'0'573‘"

Joseph Yick and Mark:! Shustoff ‘Piustees
¢/o Bdward Konlowitz i

MacTiinis Donnet & Kaplowitz:

-46{5 Ca]lforma Stieet, Stite:227

112 Brokers andl. Fmders

vyritton agreenvent with twe3(2) Heenssd rial sstite bitokeis. Seller il pay
tigtrespansible to pay any: comm1ss1on of

atany broker or finder petfects a claim fora

: ealings:o

5 the othelp Claims, CoLs,
nig, witheut’ ]amitauon reasondble: attomeys . feed:and- dxsbursemant :
ified partyin defendmg ageinst-the.same; The: promswns of this:Section.

hlS igrecment shall be binding upon, and inuteite fhe benefit 55 “ﬁhe partles Tefety aiid
fheir resp otive successors, helrs, adnnmstratms and: asmgns

mwmqmnamm,m'/ltzmm T, .



dld Amendinesits
 Excét as otherwise gmvuied herein, this Agreementmaybe amended ormodified: emly
by awritten instrument execufed by Clty and Selfer, ]
115 Continuation. and. Survival of Representations and Wirpanties.

. All; representatmns and warranties by the respeetive parties confamed heéreth-of siade 13,
Yritifig pursuaitto this.Apgreement.areintended fo be; and shall remdin, true and correct as-of ﬂle
Closing, shll be deemed to be material and. togethervvl 1 all condmons, covenants- and

indepuities:made by the: ¢ here: gt fo $hi

Lonfe reqmr beyond ity terminaﬁon Qf fhiis. Agreement All statéments Cotithitiedin afi:
ettificate.or othet Mstrmiment delivered at any time by or-on behalf of Seller inconjunction. w1th
the’ transacﬂon cottemplated. hereby shdll constifute representations:and:warranties: here,w

II 6 Govqming Law

THIS, Agneement ‘shiall big govemed by aid Botistriisd i acootiines withithe laws:of thie
State of Galiformias

117 Merger ‘of Priar, Agrecments

The parties intend fhatihis A pregment (mciumng allof'the atfached exhilit
sohedules, which s icplpotated into:this Agrésinentby reference) shall. beithe. a‘iexpresswn
«of their agreement withrespectiothe subjectmatterhereofand may not be:contradicted by:
»ewdence: of any pnor or: contejinp Oraneons orag Yorn wntten agreements or understandings

ritend comploteand
. tatem f:Lts terms niicevidsiioe Whatsoever neluding, withoiy
'IImltamon pior drafisor Shangss; ﬂlereﬁom") fhaybaintraduced in aify fudidtal,. adnnmstratwe of
other 1ega1 proceeding involving this Agreemerit.

118  Parties:and Thelr Agents; Appl‘oVals

Jjoint:and. several, As used: ‘herein, thederm "Agents" when used wﬂh respec’c to sith _31 party shali
inélude the agents; employe s ffleets; ontra ors and representatives o Al
_appr rals; consents:or-oth ‘mitted of required 8 ] iall be:
ot ",ou@;.chty’s Duector of Propeztyun] 888 othemisepmw&ed.hmcm, subjectto

s LW,

119"  Interpretation of Agreement

£ reltl., ‘ :

dichuda the pluml and WicE Ver sa, and eack: genderreference shial] be éeemed todnchude the offier

-and the neuter. This.Agreement has been: negotiated at-arm's tengfh and betvveenpersons

sopliis tlcated and. lcmwledgedble in the matters: dealf-with herein, In addition, each party hag

' ; seable Togal comnsel, Acoordingly, any rile
Tegal decision that weuld: xeq tefp




of any epibiguities in this Aereement against the-party thabhas dtaﬁed itds not applicable and:is
yéd. ‘The provisions of this A greement shall be interpreted in4 reasonable manmerfo effect:
the pmpﬂses of’che parties.and this Agreement;

1110 Attorneys' Fées

‘.[11 the event that eifher party-heretp fails fo. perfonn anyof its obligationsander this:

{ i thie-gvent:a dispute acses concening the meaning orinterpretation of any:
promsmn of‘this Aprestnent, thie defaulting patty'or the non—prcValhng ai" rin s ch d1Spute as;
the case maybe Shall p t{é‘he Previlinig party. reasoriabls. atforneyshand: ‘ ;
a:nd a11 cow{t oosts and other-costs éfactionsincurred by the pievmlxng@arty 108 .
i suchaction and enfarcmg orestablishingsits xights histettidés

. or purpoges of this. Agresment;.
gy shial bie hased on thsfees
i*afyeais of exper nfhe

1) fedwho pra fice
iiberof attorays as:
feng! Shal,l also mciude

fﬂe parhes, which ma;iz mclude prmtm . dp‘ 4t nd.oth EnSes
Tiring of experts, and fees billed for 1a:w clerks; paralegals anid otlier§not adini ed o thc bar b
;perfonnmg seritees mder e’ supermsmn of an afforney.

SOEE T ¥ 11 Sunshme Ordingnces .. i
Sellet nnderstands and. agreesfhat‘under Hhie:Cltys Sunshine Oiffinance (San Prancises

Code; Chapterd the:State Public: Records L {Gov. Cods Seetipt 6250
3 opds; friformati ! dmater;als sqbnnttedrto ﬂmu&ty

Agreemeﬂt
112 Conflicts of Iuterest:.

e "“Sdler :ac]mowledges that itd § Fathiliarwith
i ( de; wiiich prehibits

1 le: 'Whenewer suchtr sisaction would réquire PP ~
theboard on‘which that City elective offider servies, o aboard ot whi pomt of thiat
vidual serves; from; meking any campaign: contribution fo: 1) the:Cityelective officer,,

candidate for the office held by-such individua], or{3) a commitiee controlled by suck:
individual oz cand1date at any: fime Fomthe connnencement gf 1negmt1aﬁons forthe centract

19
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sither thietetmingtion o negotiations 101! guch. contxact or §ix imonths:after the
_ ; pproved. Seller dcknowledgss that the forepoing restriction applies only i
fhe contract.er 4 Gotnbitintion or:seties of centracts:approved by the same mdmdua,l proarding
fiscal yearhave a total:anticipated or actual valne.of 0.611

acknowledges tbat the profx:1b1t1§m1 on contributions &

1_1;-1,45 Non—,anblhty»of ﬁtyaOfﬁclﬂs;.meloyces and;Agents

. Notwittistanding snythingito the conitrary in fHis
boatd, , commission,; member; officer, employeeios ag

b} ;‘1ts SUCCESSOLS and-assigns; i the event ofany defadlf o;

1115  INTENTIONALLY OMITTED
J1:16 Counterpax:ts

T gty | i exacuted in Tio{2)er iote: oonn‘ccrparts each ofwhich:shall be:
‘déehdpd dnetigingl sbut all of which faleen togethershall constifute one:and the samie'in Jrabus

1147 Effective Diatg

shiall friedn fhie-date on Which the Cityls Board
S8 SO : G Lok h gidinance approvingrand autherizing
égéfement afidl thé. transa,ctxons conifemplated hereby? following execution of this Agreem,entby
) parﬁe&

1148 Smreral)ﬂlty

HEanyprovision: & gusied Agteement ror thie applisation therenfito. -enly person, entitysor-
cxrcmnstahcens (all be: mVﬁhd oY unenfmceable the. Lemamder ofthis A nt, orth

able-of: meqmtab"ie under all thte ciiciitastances.of would: frustrate o fundamental purpose:
of ihis Agréemenﬁ .
1Lt

Kgraemanft-thito.Maﬂte'tfﬂ()r'to E{fcchvefl)ate e

Seller apress that unless anduntil; fhis A greginesitiy teriniated: piitstdit do its terms, or
aftei: The Closmg Dats, and atiy apteed tiporiexiensions, Seller shallnot negotiste-with any Other
Parties pel‘faimng tothe saleof the Property-and shall not matikef the ] I’r@perty‘m hird" parﬁes,

sy 1—1:;.:;.11 anmmkm.ns.



11200 Acceptance of Agxeement by‘-Séﬂer'

* Thi§ Agreement:shall bywull and void. mindess:Seller accepts it and reburns fo City four (4).
fully executad co‘unterpatts hereof ot ot Betore 500 p.m, SanF,rauclsco Time on, 3
20 ———

1121 ‘Cogperative Drafting:.

This. Agteenient has been draftedfhrgig ,a"cooperam'e efforof botfy partxes and both
patties have had ad. opportinityto havethe 1Bt Teviet dtevised b '{ I
No: paz.‘ty shall be-considered the:drafter41s Agreemiont, Prosutp i

nity:shall’be construed againstihe party draffing: the-¢lse shall apply o the mterpretaﬁan
of thig Agreement

ISIGNATORES ONFOLLOWING EAGES]
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‘The partics hawe dulyexecuted fhis:Agrepsisnt asdf the sespeotive dates wittten below.




SETTER: .

CITY:

Irs: Trustee

Shew Yick Trst One

By: (I
Its: Trustee e et Mg

By: ,
Its: Trustee

Robert Yick Trust Two

By:

By:
Tts: Trustee

Robert, Yick Non-Exempt Assets Trust

By
Tts; Trusteg

By
Its: Trustee

Date:

CITY AND COUNTY OF SAN FRANCISCO,
a municipal corporation

By

' TOBN UPDIKE
Director of Property

Date:




SELLER:

,BY

~ Date:

Shew Yick Trust One

Its:' Trustee

By: Z/e 'ﬁ 7/2.7//7

Its: Trustee A:\m\l/ TIAlG,
Robert Yick Trust Two

By:

Its: Trustee

By:

Its: Trostee_

Robert Yick Non-Exempt Assets Trust

By:
Itg: Trustee

By:
Tts: Trustee

Date:

CITY AND COUNTY OF SAN FRANCISCO,

~ amunicipal corporation

By.

' TORN UPDIRE
Director of Property

y

C\Ustr001 638 Dovnloade 7-322 PSA T73Packic doeCUe a1 S3RDerunlond AL 7-0372 PS4
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~:SELLE1;3-

‘Shew-Yick Trust Otic:

Byr e i
Its: Trastée_.

A Towsted. . T T

JOHNUPDIKE: * ~
. Direcior-of Property:

Datai Car

—-



Baf24/ 9Bl T

B33

4BEI4IEHE3 SCOTTSDALE - CAMELEACK

Sk Yiok Trust Omé

11$: Trustee

‘By. G

Y AR £ T"’ FSAN: mesc%
amunicxpa}mrmmﬁcn -

WLFD”E R
Directorof. Pmpany~

D




SELLER:

Shevr Yick Trust:One.

Byi

Tis; Trosfeg__

S .
P i

Tts: TEARed

Robert Yicle Trust Two

By
Tist Tinstes

By

B\

i

Rebert Vick Noh-Bxenpt Atsefs Trist

Tsr Teastée

» 1423 EAL s *m‘—‘“!-:’?i\;)'{'(.ys-/rvﬁv e
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APPROVED A8'TO FORM; -
DENNIS 7. HERRERA, City Attorney

Deputy Clit; j; Auomey

' Title Contifsany #gfecs 16 Het ag :eistiond holder: maccordancemm thesferms fthis
Agteethent 0d 16 kecute the: Des:tgnat(on Agreament (attached herefo as Exbi and act ag;
the Reporting:Person-{as:sn -ihe Destgnation Agreement). Title Cotmips
Below shallnot invahdateﬂie Apreemefit betwesn G&ﬁrtandeengr,

3 B T —
4 e NAL PS4 7 2Pheifc lx~

AL
B T RS BTVACRIL Sk



AL PROPERTY DESCRIPTION

A1 thag cettain‘red property Tocated inxfhieCody ofSan Franciscs, Statgof California,
described as follows:
Colnithending at a pdirt on the Northerly line of Pacific:Avenue, dlsttant thereon 68’feetEasterly from the

Eag ter Ine:af.Stookion Strest; roritig th Eastefli and dlopg said | aoific Avenue 6ofest

‘ (End of Legal Desc‘ pﬁaﬂ)
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‘ RECQRDING REQUESTED BY AN

'Dueg:tor of Bropeity

,Real Estats Division.

f(:‘it and Caniity of San Brardcises:
an Ness Avenue, Suite 400

San Frangisce, Cahfonna 9410%

by declajes s instroment fo-be
(CAGS $27383) |
AR & T Code:

N RECORDED RETURN TO:

L

" (Spacsabeyethis lineteserved for Tecorderisuseonly)

GRANT DEEIS

tAgsasofs Pareel Mot

' ii."‘TI@N recelpf oFiwhlch 4, hereby aoknowledged

» hereby praists

1 casanieats; mghts—of-' ot &
e.and-enjoyment

iﬂmtah@n any and all mmer:ilisz 011 gas anid:

jrot oSt apputeria
benefici ' ﬂleLandandallomeantoﬂ
any andiallronds ami alleys: ad3mnmg or.servicing the Property:

T ‘ﬂ’lﬁ real propenty
ed on Exhibit A

eiopment _

IS Bedtarns Frdn K apadfedig:



. Gagof , 20

Executed:as of this

et .

L oy = — -
i
-
“t
¥
"t
+
v
w
“
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Stdte of California ).

County of Sa Franci§co: )

e e ooeforeme; oo yamotarypublicin and
te, petsonally appeared —, whoproved o
18 of satis evideneeto be: ﬂleperson(s) whasaname(s) 1s/are s.ubscnbed o

thiit he/she/theys sheoute i if

thie Wlﬂun inidtrament and-acknovyleded to
‘histher/their authofized capacity(ies); afid that by his/her/th

“person(s), .oz the enfity upen behalfof which the.persorni(sy actedl,. executed the Tstristierit

Teertify under PRNALTY OF PERIpRY ubder e laws of the Sia‘te ofCalifornie:that the foregoing:
‘patageaphids title and sotrect;

'WHNESSzmy—hand:and@fﬁmali-s'e'i&lfl,

Hivrksuighor st SRR p A7 Facdicon



CERTIEICATE OF ACCEPTANCE

“Phis 18 t6 cemfy thay:the fhterest i real propetty oonveyed by the foregoing GrantDeed-
to the:Clity and. County of San Prancisco; & municipal corperation, is herehy accepted pursuantto
Board of Supervisors' Kesolution No,’ 8’1,;10 Series of 1939, approved August 7, 1957 anid the:
granteeconsents fo recordation thereof ¥ hs duly- au’rhonzad officer, 7

Datedti ..

INVERSLeuST I RIS AL A TTZ R o
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EXATBIT G

: KSSTGNMENT OF
ARRANTIES AND GUARANTIES:
AND OTHER INTANGIBLE PROPERTY -

THIS ASSIGNMENT s made and etitered this 4s of thii - day of R

by and Bet*ween
("A351gnor“), atid the CITY. AND COTJNTY OF
SAN FRANCISCQ, amummpal corpora’ﬁlon ("Assignee").
~ FOR.GOOD AND VALUARLE:CONSIDER ATION, the teceipt of which is heréby
 acknowledged; effective frecfive Da defired belovv) A xg;norhereby assighs
atid transférs to Assignee-afl-of Assighor's ight, title, olaiti and frterest if arid uinders

A, dll wartasities-and guaranhes made by orzeceived fom. any-third pasty
with 1espect to any building, building component, structure; system; fixture, inachinery,
eqmpme:g‘t, orimaterial srtua’ted in any uﬂﬁmg or other 1mpr=ovemcnt sitigted . Oy,
or compnsm part o any b ding:or other, 1mprovement sxtuated ofl, 2; yart-of that certain

i Exhibit aohcc‘i‘ Yty cluding, witho tafich,, those:
wartatities;and guaiantiés llsteé mScheduie 1 dttachiod hereto (collcctwely, "Wiarratities™);

: B. any other Intan; 'ble Property-{as defined. m’that oerfain Aproemeritof
hase and Salesof Real Estate da i » 20, between Assigtior and
Assipnesi{or. sl pPIGE'S predec%sorm mi:erest) (the: "FerChase Agleement")

ASSIENOR. AND: ASSIGNEE FURTHER ;HEREBY AGREEAND COVENANT AS
. FOLEOWS:

1

nd h@l& AsS1gnee

atifig 01 o7 subleqlienttothe fHéctive Da’ce (as
definted’ belew) and ansmg out ofthe-owrter's: abhgatmns under the ServiceContracts:

o Tndhe everitof sy litig ition between Assignorand Assignee aistig ouf of
ihiig A fgllment thelosing party shall ga g paLy's dogts;~a11d-:expenses~:ofsmh
itigation, including, siithot limitation, attorneys' fees.

) ' 4.  This Ass1en’c shallbe binding:on and inure to the benefit of the'parties:
hereto, thelrheirs, exéentors; adniitistratois) Stccessors in mtelest and asgigns;

5. This Assignthent shell Be gov«amed byand consfiued i ‘acco:rdame with.
the Taws ofthe:State of Califoraia,

6. Forpurposes:efthis Assignment,the "Eifective Date" shall bethe dateiof’
the ‘Closing (asdefined in, the'Purchase Agr eement)
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-7 This Assignment may be executed:n two (Z) ormore:couiiterpatts, ¢ach.of ,
hich shall be decmed an ofiginal, hutall' of which faken, togefher shell eopstitute one and the: :
- Sairigddistraident. - F .
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_ IN'WITNESS WHEREOE, fhe parties Have executed fhilAssipneentasof the date first
witfen above: ’ ‘

ASSIGNOR: | | i

APPROVED A5 TOFORM:
- DENNISLHERRER:

. City Attothiey
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EXHIBIT D
. ASSIGNMENT OF LEASE

THIS, ASSTENMENT ‘s made and entered Tnfo 45 of this day of -

|, byand Bétween :
("Asmgnor") and the CITY AND COUNTY OF
BANT RANCISCG aammicipal corporation ("Assignee”).

~ FOR GOOD-AND VALUABLE  CONSIDER 'TIGN the receiptof: whlch 8! hereby

andtransfers . Ass.tgnee;all of g
Lease-executed with: 1cspect to-that certa

Al prape adhimbn‘ly Jenswii as‘
Ihe "Property") agimore fully, descnbed in Sohetfuls{

ag SIGNOR AN ASSTGNEE BURTHER HEREEY. AGREE AND COVENANT A%

‘FOLLOWS:

1y JAssignorrepresenfs:and-warrants that asiof the date of this Assigiimerit-and the
tive Dafethe attadhed SCh‘ ; . Ity Iudes allof the T.ease:and occypancy agreements.
fy. the Ef cﬂve Date, there ate 11@

Z Assignortercly. agrees.4o. xmdemmfy Assipiiee apaingt phd hiold Assxgnee

harmy m 4ty and:all-eosts, liabilifes ;l s, damages orexpenses:inichudiig, Withouy
Himitation, Teasongble iging ,g prior to theBffective Date (as: deﬁned below)
and arising out of the’ ions:under the Loase;

'3, Except as.ofhetivise sét Forthin the Pofchase Agreptient (@5 deﬂned,below),
softhe B “cé%ec’ﬂvrx’i Dlate (as deﬁnedbelo ; Aﬁigpeahereby asireg pll of :
, -ag demnify Assignoi:againstatd: hold
lities, losses, damages orexpenses (including,
, pingting on ot subsequent to the. Bffective Date
(as deﬁhedbelow); and. afisingoiit of ihe lasidlozd’s obligationsder the Lease,

4, An tal and otherpaymentsunder-the Lessé shall be provated betwest the
parfiesas provided:in the Puichase Agresment between Assignor, as Seller, and Ass:,gnee as
City, datedkas ofl_ _ e "Purchiase Agreement™).

5. by the &veht Gt any lmgaﬁan betwresr Assighor and. Assignee arsigioutof this
Asgignment; thelesing party shall pay the: prcwuh &Py costsand expensssof such
lifigation, indluding, without Hmitation; aftorneys' fees:

8. This Assignment shisll be. bmdmg onand fivre to thebenefit of theparties herelo,
Hhei héirs, execiitors, admitifstrators, suscéssors in inferestand assigns.

Ty This Assignment:shallbe.governed by and coristined il accordaige with the tagvs
of'the State-of California.

8. For pu‘r_p()ses of fhis.Assipnment, flie: " Effedtive:Date" shall “be the date of the-
Closinig (as definedin the Putchase Agreement)
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9, This Assigreit may be-execdteddn two (2) or more counterparts; each mfwhlch
$hall be dzemeﬂ an ofigingl, but all:of which taken fogetier shaﬂ consf),tute one and the: BAmE -
fnstromen
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Asstgnor and Assignes have exeouted] 5 Asdgument asofthe day and year firs wriften

abuve.

ASSIGNOR: _ .

18

ASSTGNEE:

APPROVED AS TO FGRME

Deputy'Clty ttorney

D3 HWerRSLoaiTT2 adifa L7, (32 FRIRLDSA T 2pacilic Jok



DATE:

TENANT:

PREMISES!

COMMENCEMENT DATE;

EXPIRATION DATE:

e Fixfension Option.

_Teiinalion'@ptich,

_Expansion@ption,

___ Purchase Option
CURRENT MONTHLY PAYVIENTS: R
BASE RENTAL: | |
OB BXP/CAF: ‘

____ Checkhereifiyoutiaye renta] esoalations and provide defails in Section & helow:
SHCURITY DEPOSIT:. . . o

“P{TR UNDERSIGNED; AS TENANT OF THE ABOVEREFERENCED PREMISES
("PREMISES") UNDER'THE LEASE DATED AS OF THE ABOVE-REFERENGED LEASE;
DATE, BRETWEEN, o
(LANDLORD'") AND TENANT, IEREBY CERTTLIES; REPRESENTS AND WARRANTS

3
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TOQTHE CITY AND COHNTY OF SANFRANCISED (lCITY "),_AND IT8 ASSIGNEES;, AS
. FOLLOWS:

L Acc uracy: All of the mformahon spemﬁeﬂ Aboveand eIsewhere inthis
Certificate is- aoenrate 45 of the date heleof '

2 Leasé. The copy-of the Lease attackied fioteto 45 Bihibit A fs-atrue and cotrect
copy of the Ligase: The Lease-s valid and-in full force:and efféct, The Lédse-containgall of the.
'understandmgs and agreements befween Landlord and Tenant and hasnot been amended,
supplemented ot dhanged byletter agreemeni or ottierwise, except as: follows (ifnone, indicate:
soby willing "NONE" below): -

3. Piemises ThePicrnises conisist of o ‘ © L, ahd
“Tenant does nophave any optiensito expand the Premises except as foﬂgws Gfs none Indicatesd

by writing "NONE“beloW)

P

2 Acceptance afI’xeimses Teite oeeptad possession of the Prennses And is
Stirtefitly-ooctipying the Prerises. "Theie are: unrcnnbursed ‘expensés.due Tenant mcludmg,
‘buf notlimited to; capital expense reimbursemsnts, "

Leas:e Term. The term of the Lease cemmenced and will'expire-on the ddtes
hiecto. the follow: s, o' renew or rights f tetminate the Tease (if”
i writing "NONE bielow);

6.  Rental Escalafions; "The cmtcnt“msnﬂﬂ,y base rentai spemﬁcd abovEissibjsct Lo
th:: faﬁowmg gscalation, ad;ustments (1f:r,ton ';‘_indmate so.by-writing "N@NE“’bclow)!:’-

eoverall ejaerdtwn

"=fh Landlord :egardmg A
mperty“), or

“Bremises-atelocated.(the 7

o 8: No-Advance Payments, No:rentthas beetpaid-in advanics by Tenant eReept: fq;:
thecurrgnbmenth's rent.

9. . NePurchase Rights, Tenanthagna opfion : puirchiaiss; ‘or‘:,tfi‘glflj‘t-;qfﬁr, brefusal to
piichiase, the PremiiSes; the Pioperty: oraity Ttetest fhe iofie; indicate: S8 by writitig
INONE! below): ) ’

168 Nohﬁcahonb Tenant From the: dafe: fihis Ce ﬁﬁcate and continminguntl, .
Tenait agrebgito Hokl fi ' - ventor the discovery of any
faot that wonld fhaky resentation contained in thisCertificate maccurateas of the:date:
hereof ar-4s éfany fibire-dats.

11 NoSublease/Assignment; Tenanthasmnot entered into-afiy. sublcaso, assiprmiettt
or afy. cher agreement jransferring: any of its interest in the Lease or the Premises.

12.  NoNotice: Tenant hizs nat seceived notics of any assignment; hypotlec:atiom
mortgage, or pledge of Landlords interestin the Tease ofthe rénty orother ‘payments payable
tHereundet; except those listed below {if'nene, 1idicdte:s0 by writing "NONE". below)
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1%,  Hazardous Materials, Tenanthas.notused, treated, stored, disposed of origleased
any Hazardons Materials on or about the Prernises or the: Properby “Tepant dosg-hot have any
permits; Tegisirations.or identification fumibers dssued by the United States' Bnvirontnenitsl
Profection Agedcy of by any stafe, county; mumc:;pal or administrative agencies’ ‘with fespectto .

ope ( einises, exeept for: any stated. belaw, aid except asstated belowno such.
gpvemmenfa otmi g‘istraﬁons ot identifieation numbets are required with respect fo
Tehaftls opetations-on.thePremises. Forthe putposesthereof; the term "Hazardeis Materidl”
shall mean any materidl that; ‘because of 1ts;quan 'ty, conccn’cra’a,on or physmal Gf chefniedl
oharactensﬁcs,. , srd; dh taleo ] govergiental anthiority to pose a prosent
; e envxronmenf ‘Hazardous Matedal ’
fchides, § mitgfioh, anymatena ot Stlbistarice-defined asa "hizardous substance,” or
poLIutan ¥ Sttt an puisyait to the Comprehensive Envitonmental Regponse;
Conpefisation. and Liability Act.of 1980 ("CERCLAY, dlso commonly knawir.as the "Superﬁind“
) néed, { Section 9¢  of pursusst o Secfion 25316 offhe
; qste" hs‘bca puISuan:t to:Section 25140:0f e
e of], or afty frac ntherebf
et il “byproduct” aienal as’
L1:S:C. Section 3011 etiseq; .

© Y4, Relfance, Tenant veco willzek and ackndiledges; i mking fhess 1eprcsen’caﬁwns
o, City with hgritent fhiat; Crcy, ahd afy-ofits assigis, will Aillyrely-on Tenant'srepresentations;

15,  ‘Binding. Theprovisions] hefeo 11 be binding-upon and.inure to thebenefit of
the: ;SHCCRSSOLS, Assighs; personalx‘ Jiress irg0f Lenanf and City:;

Didersigned,and the fietsoti(s) exechiliig
fwarrant that.they:are:duly auﬂlomzed

I8¢ ermﬁcété on.béialf ‘of, Tenant and 1o ‘bmd Tenant ‘hereto,
EXECUTED BY TENANT ONTHE BATEFRSTWRITTEN ABGVE;

By

[NAME]

[TILE
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CERTIFICATE OF TRANSFEROR,
OTHER THAN AN INDIVIDUAL
(FIRI"TA Affidayit):

SécHon 1445 of theTriternial Revenie Code pmVldes tHata hansferee afa United States{, .

zeal property interest mustweithitiold tax:if the tahsfeior 1s 4 forelgn petson. To inforr p

AND-COUNTY OF SANER! CISCO a municipal corporatiam, ’rhe transferes of cértata
,ﬂ s . »

]

propertylota "San Frandisco; California,; fc‘mfhhol&mg oftaxiis.
noheqmmd i the disposition of such US. teajﬁfquaﬁy ferest by ,

(P Transferor™,. the: undermgned Herehy ceruﬁas the followmg ofi behalfiof Iransfemr i

ZL Transfm of g nota fereIgn corporatlon, foreign partnership, foreigh trist; o1
_ hi fined:in the Tnternd] RevenueGode.and: Ineome Tax:
Regulaho _),

2 Transfeﬁorzm-s;:ampioyfarriﬁéﬁﬁﬁéaﬁbﬁmﬁbeﬁ‘g, Al

% Transferor’soffice alidressis... .. .

.

Txansferor‘undem’can&sih"’ thisiceitifica """"maybe ;?hsclcss d'16.the Tntemal Reverniue:
Seryice’by the transferce:ani that sy false statemcnf mntmnedheram votld b pumshed“by ﬁne ;.
xmpnsonment -or bath.- R i

Utider penialty of Derjun
kniowiledge and bely
to-sign fhis-dodumetit .

anehalf of

B AR PR B TN L PO 2 e



"EXHIBIT G.
- DESIGNATION AGREEMENT

Thls DESIGNAEI‘IO‘N AGREEMENT (the Agreeient™).ddted: as of L
.20 , s by and betiwesn. )
{("Seller"), the CITY AND: COUNTY QF SAN FRANCISCO, a
‘municipal.corperation("City"), and . Chicago TITLE INSURANCE COMPANY ("Title:

Cempany™).

A, Pursysnt to that certam Purdhase Agr_eement efitered 3 mto by and betwiaen Setler
and. City, dated , . {the;"Purclidse Agreeinent™), Sellerhas agreed to-sell.
5 City, 'and City” "has agreed to: Qurehase Fom Seller; certain:resl: -property located in City: and_
County of San Frandisco, Californja, more particulark ziescnbed,m Fxhiby
(the "Property™), ‘The: purchas& and-sale-of the Propeity it some‘hmes s Hereinbelow referted to
beloyeas the " TransacHon™).

B.  Seetion 6045(e) o this United States atettial Revefue.Code of 1986 andthe
fepulatioh§ Pomulgated thereunder {collectivly, the "R portmgl{eq i AN
‘information return fo be'madefo-the Uni ted S’tates Im rnal R
he furnished to:Seller; inconnection with. M

companytth t‘ mOSts erms O‘f.j-gl' -“pr s dishursed 1y
‘Transaction (a8 describied 1 1n fhe: A;,epomng Re qunements),;

. Seller, Cityand Tirle:Compatiy-desivets desippate Title Company-as the:
"Réportifig Person”: (as defined inthe "Reporting Requitements™) with respectito the
Transachons,,

- ACCORDINGLY, for good and valudhle gonsideration, thetr',ce1pt and: aﬂequa@y o
ate; horeby acknowledged Sellex;, City and Tifle Company tgreeas follows:

'I‘Lﬂe Company 1s heraby deslgnated as the Reporting Person for the Trangaction.
shall perform all duties that d by the Reporting Reguirementsto be
eporting] Petson for the Tra '

5 it Gt iisish th Tiths Cosnig 4 dimnely ihatifier, ari§:
1£0f Heduissted by Title Cémpany atid fieéessary for Title:Company-to perform its duties
s Reporhngl’erson Tor the travsaction:

1 3 [Aeeck a:ny Qre- (

Co rvith Seller’s congct, fa;qvaysz: idenfifictlon niymabérray subject Seller ity civilior
prlmmal pﬁnalhes itnptised bylaw: Accordingly, Seller here"by cernﬁes fo Title Company; under:
petialtiés of perjury, that Seller's vorrect taxpayer identification nombey is: , .3

4, Thenames-and addresses-of the partios hersto-are s follows:

- i
@G-1 ST 19:paclfiohl 7023 BINAG IS 7 e dipge



Adtny _
FacsimilgNos (),

CITY: ' | Director of Properfy

' 25 Ve Ness Avenie, Suite 400:
San Francisca, o102
“Facsimile Nos (415)552-9215

Facsimile Nosd (__J, .

. B Pachoftheparties hereto shall vefdin this Agresment fora pefiod-of four(4) years
followdnp the-calshdat yedr dusing swhichthe date of closing of the Transaction coeurs;

| [SEGNATURES QN FOLEOWING PAGH]
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N WITNESS, WHEREOI“ the parues hasé entered into-this, Agreement as.of the-dateand year
first dbove Wiitten.

 SBLLER:

A -
Pacsimile No.: (__j)L

By:
T
Dale; . . .

- CITY:

TS AND COUNTY OF SAN FRANCISC@ i
. aiiislal corporation

By:

JOEN UPDIKE.
Dmector’offmperty

Dafer ooy v

RN

G S i PO AL Pl



REAL ESTATE APPRAISAL AND CONSULTING

APPRAISAL OF:
772 PACIFIC AVENUE

SAN FRANCISCO, CALIFORNIA

PREPARED FOR:
CITY AND COUNTY OF SAN FRANCISCO
REAL ESTATE DIVISION

SAN FRANCISCO, CALIFORNIA

17-RBA-027

APRIL 2017

505 SANSOME STREET, SUITE 850 = SAN FRANCISCO, CA 94111 = (415) 944-4441



R.Blumt
é@gﬁﬁﬁﬁtﬁg REAL ESTATE APPRAISAL AND CONSULTING

April 19,2017

Mr. John Updike

Director of Property

Real Estate Division

City and County of San Francisco
25 Van Ness Avenue, Suite 400
San Francisco, CA 94102

Re: 17-RBA-027, Appraisal
772 Pacific Avenue
San Francisco, California

Dear Mr. Updike:

At your request and authorization, R. Blum and Associates has prepared an appraisal of the above
referenced property. The subject property is located on the north side of Pacific Avenue between
Stockton Street and Grant Avenue in the Chinatown neighborhood of San Francisco. The property
consists of a single parcel of land totaling 9,219 square feet. The site is improved with a one-
story plus mezzanine building which was built in 1919 and is currently operated as the New Asia
restaurant. Total building area is approximately 13,271 square feet. The improvements cover the
entire site. The existing improvements are leased through December 31, 2021. The property
interest appraised is leased fee.

The client for this appraisal is Mr. John Updike, Director of Property with the City and County of
San Francisco Real Estate Division. The intended user of the appraisal is the City and County of
San Francisco. The intended use is for internal analysis in connection with existing or future real
estate negotiations. The purpose of this appraisal is to conclude the current as-is market value of
the leased fee interest in the property. This report should not be used or relied upon by any other
parties for any reason.

EXTRAORDINARY ASSUMPTION

yA The subject property is impacted by an underground storage tank. No testing of the tank
or soils has occurred to determine whether it has leaked. The concluded value in this report
assumes that there is no soil remediation required and that the cost of removal of the tank
is fairly nominal as part of the demolition of the larger improvements on the site.

505 SANSOME STREET, SUITE 850 « SAN FRANCISCO, CA 94111 = (415) 944-4441



Mr. John Updike 2 ' April 19, 2017

The use bf any hypothetical conditions or extraordinary assumptions in this report might have
affected the assignment results.

VALUE CONCLUSION

Based on the research and analysis contained in the attached report, and subject to the limiting
.conditions and assumptions contained therein, it is the opinion of the undersigned that the market
value of the leased fee interest in the subject property, in its present as-is condition, as of April 12,
2017, is: ‘

FIVE MILLION FOUR HUNDRED THOUSAND DOLLARS
(85,400,000)
It is our opinion that the above values could be achieved within a 12-month exposure period.

The property is currently under contract to be purchased by the City and County of San Francisco
for a price of $5.0 million. This is slightly lower than the concluded value above. The property
was not formally marketed and the buyer is taking on the risk of removal of an underground tank
and possible remediation of any contaminated soils. The concluded value in this report assumes
that there is no remediation required.

CERTIFICATION

I, the undersigned, hereby 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 limited only by the reported assumptions and limiting conditions, and are my personal,
impartial, and unbiased professional analyses, opinions, and conclusions; I have no present or
prospective interest in the property that is the subject of this report, and I have no personal interest
with respect to the parties involved; I 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 is not
contingent upon the reporting of a predetermined value or direction in value that favors the cause
of the client, the amount of the value opinion, the attainment of a stipulated result, or the occurrence
of a subsequent event directly related to the intended use of this appraisal; the appraisal assignment
was not based on a requested minimum valuation, a specific valuation, or the approval of a loan;
my analyses, opinions and conclusions were developed, and this report has been prepared in
conformity with the Uniform Standards of Professional Appraisal Practice, Code of Professional
Ethics and the Standards of Professional Appraisal Practice of the Appraisal Institute, and is in
compliance with FIRREA; I have made a personal inspection of the property that is the subject of
this report; Robert Dawson provided significant professional research assistance to the person
signing this report. The use of this report is subject to the requirements of the Appraisal Institute
relating to review by its duly authorized representatives. As of the date of this report Ronald Blum
has completed the requirements under the continuing education program of the Appraisal Institute.
In accordance with the Competency Provision in the USPAP, I certify that my education,
experience and knowledge are sufficient to appraise the type of property being valued in this report.

Eé l R:EME‘H'HS.SSGCEE(’{ES REAL ESTATE APPRAISAL AND CONSULTING




Mr. John Updike 3 ' April 19, 2017

We have not previously appraised or provided any other valuation services regarding this property
within the past three years.

I am pleased to have had this opportunity to be of service. Please contact me if there are any
questions regarding this appraisal.
Sincerely,

R. BLUM AND ASSOCIATES

Ronald Blum, MAI
Certified General Real Estate Appraiser
State of California No. AG009958

‘ R Blumtdssociates REAL ESTATE APPRAISAL AND CONSULTING
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Appraisal: 772 Pacific Avenue, San Francisco, CA Page 1

I

REPORT SUMMARY

A.

Property Appraised

The subject property is located on the north side of Pacific Avenue between Stockton Street
and Grant Avenue in the Chinatown neighborhood of San Francisco. The property consists
of a single parcel of land totaling 9,219 square feet. The site is improved with a one-story
plus mezzanine building which was built in 1919 and is currently operated as the New Asia
restaurant. Total building area is approximately 13,271 square feet. The improvements
cover the entire site. The existing improvements are leased through December 31, 2021.
The property interest appraised is leased fee.

Client, Intended Use and Intended User

The client for this appraisal is Mr. John Updike, Director of Property with the City and
County of San Francisco Real Estate Division. The intended user of the appraisal is the
City and County of San Francisco. The intended use is for internal analysis in connection
with existing or future real estate negotiations. The purpose of this appraisal is to conclude
the current as-is market value of the leased fee interest in the property. This report should
not be used or relied upon by any other parties for any reason.

Reporting Format
This appraisal is presented in a narrative report.
Scope of Appraisal

The scope of work for this summary appraisal assignmeht report is to utilize the appropriate
approaches to value in accordance with Uniform Standards of Professional Appraisal

- Practice to arrive at a market value conclusion. Specific steps include the inspection of the

subject property (interior and exterior) and the research, analysis and verification of
comparable data to arrive at value indication as put forth in this report. The Sales
Comparison and Income Approaches are considered to be the best indicators for the subject
property and are utilized. Land value is also concluded using a Sales Comparison Approach.

Effective Date of Appraisal and Report Date
The effective date of the appraised value is April 12, 2017.

The date of this report is April 19, 2017.

2 Blum+fssociates 7RBA.027
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'F. A Definition of Terms

1.

2

3.

Market Value (OCC 12 CFR 34.42 (f)) (OTS 12 CFR, Part 564.2 (1))

* “Market Value” means the most probable price which a property should bring in a

competitive and open market under all conditions requisite to a fair sale, the buyer
and seller, each acting prudently, knowledgeably and assuming the price is not
affected by undue stimulus. Implicit in this definition is the consummation of a
sale as of a specific date and the passing of title from seller to buyer under
conditions whereby: :

a. Buyer and seller are typically motivated;

b. Both parties are well informed or well advised, and acting in what they
consider their own best interest;

c. A reasonable time is allowed for exposure in the open market;

d. Payment is made in terms of cash in US dollars or in terms of financial
arrangements comparable thereto; and

The price represents the normal c_onsideration‘ for the property sold unaffected by
special or creative financing or sales concessions granted by anyone associated with
the sale. '

Fee Simple Interest (The Appraisal of Real Estate, 13th Edition, 2008, p.114)

Absolute ownership unencumbered by any other interest or estate, subject only to
the limitations imposed by the governmental powers of taxation, eminent domain,
police power, and escheat.

Leased Fee Interest (The Appraisal of Real Estate, 14th Ed., 2013, p.72)

The ownership interest held by the lessor, which includes the right to the contract
rent specified in the lease plus the reversionary right when the lease expires.

G. Value Conclusions

Based on the research and analysis contained in this report, and subject to the limiting
conditions and assumptions contained herein, it is the opinion of the appraiser that the
market value of the leased fee interest in the subject property, in its present as-is condition,
as of April 12, 2017, is:

R.Blum+fAssociates
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'FIVE MILLION FOUR HUNDRED THOUSAND DOLLARS

($5,400,000)

It is our opinion that the above values could be achieved within a 12-month exposure period.

H. Assumptions and Limiting Conditions

This appraisal report and all of the appraiser’s work in connection with this appraisal
assignment are subject to the limiting conditions below. Any use of the appraisal by any
party, regardless of whether such use is authorized or intended by the appraiser, constitutes
acceptance of all such limiting conditions and terms.

Extraordinary Assumption

16

The subject property is impacted by an underground storage tank. No testing of
the tank or soils has occurred to determine whether it has leaked. The concluded
value in this report assumes that there is no soil remediation required and that the
cost of removal of the tank is fairly nominal as part of the demolition of the larger
improvements on the site.

The use of any hypothetical conditions or extraordinary assumptions in this report
might have affected the assignment results.

Standard Limiting Conditions

2.

5.

6.

It is the client’s responsibility to read this report and to inform the appraiser of any
errors or omissions of which he/she is aware prior to utilizing this report or making
it available to any third party. ,

No responsibility is assumed for legal matters. It is assumed that title of the
property is marketable and it is free and clear of liens, encumbrances and special
assessments other than as stated in this report. The property is appraised assuming
responsible ownership and competent management.

Information, estimates, and opinions furnished to the appraiser, and contained in
the report, were obtained from sources considered reliable and believed to be true
and correct. However, no responsibility for their accuracy can be assumed by the
appraiser. ‘ )

All information has been checked where possible and is believed to be correct, but
is not guaranteed as such. ’

No survey of the property has been made or reviewed by the appraiser unless noted
in this report. No responsibility is assumed in connection with such matters.

R Blum+Associates
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7.

8.

10.

11.

Ilustrative material, including maps and plot plans are included only to assist the
reader in visualizing the property.

The appraiser assumes that there are no hidden or unapparent physical deficiencies
or adverse conditions of the property, including soil contamination, which would
make it more or less valuable. The appraiser assumes no responsibility for such
conditions, or for engineering which might be required to discover such factors.

In this assignment, the existence (if any) of potentially hazardous materials used in
the construction or maintenance of the improvements or disposed of on the site, or
affecting it from off site, has not been considered except as noted within the report.
The appraiser is not qualified to detect such substances and this report should not
be considered as an environmental assessment of the property; the client is advised
to retain an expert in this field.

Any projections of income and expenses in this report are not predictions of the
future. Rather, they are an estimate of current market thinking of what future
income and expenses will be. No warranty or representation is made that these
projects will materialize.

The appraiser is not required to give testimony or appear in court in connection
with this appraisal unless arrangements have been previously made.

Possession of this report, or a copy thereof, does not carry with it the right of
publication. It may not be used for any purpose by any person other than the party
to whom it is addressed without the written consent of the appraiser, and in any
event only with the proper written qualification, only in its entirety, and only for
the contracted intended use.

Neither all nor part of the contents of this report shall be conveyed to the public
through advertising, public relations, news, sales, or other media without the written
consent and approval of the appraiser. The appraiser, client, firm, and any reference
to the Appraisal Institute or the MAI designation shall be identified without written
consent of the appraiser.

2. Blum+Associagtes
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II.

AREA AND NEIGHBORHOOD DESCRIPTION

A.

San Francisco and the Bay Area

While San Francisco covers a relatively small land area of approximately 45 square
miles, it is the geographic center of a major metropolitan area consisting of nine
counties surrounding San Francisco Bay. The Bay Area is the fifth largest
metropolitan center in the United States with a population exceeding 7,200,000. It
has a relatively stable economic base which will likely expand in the future. .
Principal economic activities include finance, high technology, manufacturing, and
transportation. The population within San Francisco proper was approximately
866,583 as of January 1, 2016, according to estimates prepared by the California
Department of Finance, a 1.1 percent increase of one year earlier.

The economic outlook for San Francisco and the Bay Area is positive. According
to the Association of Bay Area Governments (ABAG) Projections 2009, San
Francisco will have 606,540 jobs by 2015, up from an estimated 568,730 jobs in
2010. The largest employment sectors in 2010 in San Francisco were financial and
professional services (181,680 jobs) and health, educational and recreational
services (198,800 jobs). These sectors comprise approximately 67 percent of total
jobs in San Francisco. Also according to ABAG’s 2009 Projections, San
Francisco’s mean household income was $102,000 as of 2010, up from $97,400 in
2005. ABAG projects income will rise to $107,900 by 2015, and $113,800 by 2020."

The California Employment Development Department reports San Francisco
unemployment at 3.3 percent as of September 2016, the same rate as one year prior.
The State unemployment rate was 5.3 percent in September 2016, down from
approximately 5.6 percent in September 2015.

According to ABAG’s 2009 Projections, San Francisco’s mean household income
was $102,000 as of 2010, up from $97,400 in 2005. ABAG projects income will
rise to $107,900 as of 2015, and $113,800 in 2020.

The economic outlook for San Francisco and the Bay Area is favorable. On a
regional basis, the Bay Area has a diversified economic base which helps insulate

- it from national economic fluctuations. Employment patterns within San Francisco

are generally oriented toward office activities. These activities, as opposed to
functions such as heavy industry, have traditionally been less vulnerable to changes
in the business cycle.

Neighborhood Description and Immediate Environs

The subject property is located in the Chinatown neighborhood of downtown San
Francisco. Chinatown is situated in the northeast section of San Francisco, adjacent
and generally south, of the residential communities of North Beach, Nob Hill,
Russian Hill, and Telegraph Hill. San Francisco's Financial District is generally

R.Blum+Associates
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Appraisal: 772 Pacific Avenue, San Francisco, CA ‘ Page 6

located to the south and south/east of Chinatown. The historic boundaries between
Chinatown and the adjacent neighborhoods of Nob Hill, Russian Hill, and
particularly North Beach, have become blurred over the past 30 years as Chinatown
residents, property owners, and store keepers move into the surrounding areas
around the central core of Chinatown. This central core is generally bounded by
Powell Street to the west, Kearny Street to the east, Bush Street to the south, and
Broadway to the north.

The Chinatown District is an intensely developed and populated district that
" functions as a community center, as well as a residential neighborhood and a major
tourist attraction. The San Francisco Financial District also began to expand
westward towards Chinatown. The increase in commercial activity in Chinatown
due to both internal growth and the expansion of the Financial District has put
pressure on existing housing and commercial spaces in Chinatown, fueling the
expansion of Chinatown northward into North Beach and westward to Russian Hill.

Chinatown is one of the most densely populated neighborhoods in the United States.
The housing stock generally consists of older, relatively less expensive apartments
and hotels. Approximately 20 percent of the population is reported to live in group
quarters, while the citywide rate is just over three percent. Group quarters refers to
residential hotels, hospitals, convalescent facilities, dormitories and housing other

~ than traditional apartments, condominiums or single family homes. The
neighborhood is served by MUNI bus lines and a new underground MNI subway
line known as the Central Subway project which will extend the T Third line to
provide a direct link between the Bayshore and Mission Bay neighborhoods,
through downtown, to Chinatown. '

The subject property is located toward the northern edge of the Chinatown district,
on the north side of Pacific Avenue between Stockton Street and Grant Avenue in
the heart of the district. Grant Avenue and Stockton Streets are both active
commercial streets with a variety of restaurants, retail stores, and food shops. The
subject’s block of Pacific Avenue is commercial on the north side of the street, and
has higher density residential uses on the south side. This property, identified as
795 Pacific Avenue is part of the Ping Yuen complex, a public housing
development serving the Chinatown area which is managed by the Chinatown
Community Development Center. These properties are undergoing upgrading
renovations between 2016 and 2019.

Pacific Avenue in the vicinity of the subject property is a two-lane, westbound, one-
way street with metered street parking on the south side. Immediate environs of
the subject property include a two-story commercial building followed by a three-
story building with commercial uses on the ground floor and residential uses above.
Further east is a six-story building housing medical offices and the Mirawa
Shopping Center on the ground floor, and below-grade parking on the lower level.
To the west of the subject property is a three-story building with retail uses on the
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Appraisal: 772 Pacific Avenue, San‘Francisco, CA Page 7

ground floor and residential uses above. This property is located on the northeast
comer of Stockton Street and Pacific Avenue, and is within the busy Stockton Street
shopping district which is comprised primarily of food stores. The Ping Yuen
residential building on the subject’s block is five-stories and covers most of the city
block to the south of the subject. The northeast corner of the site adjoins a parking
lot for the Royal Pacific Motor Inn which fronts Broadway north of the subject

property.

The subject property has a good location within the Chinatown district, on a mixed
block which houses both residential and commercial uses. The overall outlook for
the neighborhood and immediate environs is positive.
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L

MARKET OVERVIEW

A.

Residential Market Overview

. The City of San Francisco has traditionally been one of the most expensive housing in the

country, and although it was impacted by the downturn following the financial crisis, the
market has since recovered strongly. This was largely fueled by the migration of
technology companies to San Francisco. As a result, several developers have brought
formerly rented units back to the for sale market as many of the newer projects have sold
out and there is very limited net inventory remaining. In addition, an unprecedented
amount of speculative residential construction is now underway in many areas of San
Francisco.

Sales Trends

According to the Real Estate Report, a real estate data provider which culls data from the
MLS, the median price for a single family home in San Francisco in January of 2017 was
$1,015,000. This represents a decrease of 13.1 percent as compared to January 2016. The
average price was $1,301,460 in January 2017, down 17.1 percent as compared to January
2016. In terms of sales volume, 179 single family homes were sold in San Francisco during
the month of January 2017, up from 104 homes sold in January 2016. '

For condominium, loft and TIC units, the city-wide median price for January 2017 was
$935,000. This represents a decrease of 11.8 percent as compared to January 2016. The
average price was $1,107,383 in January 2017, down 5.3 percent as compared to January
2016. A total of 157 attached housing units were sold in San Francisco in January 2017,
up from 149 attached units sold in January 2016. The average sale/list price ratio for
condominiums, lofts and TICs in San Francisco for January 2017 was 101.0 percent, down
from 103.3 percent in January 2016. The average time on market for attached housing in
January 2017 was 58 days, up from 50 days in January 2016. '

Supply Trends
According to The San Francisco Planning Department’s 2015 Q4 Development Pipeline

Summary (most recent available), there are approximately 8,691 housing units currently
under construction. A total 0of 26,063 housing units are approved for construction, although

- many of these will not be built in the near future. An additional 27,760 housing units within

712 projects are currently under planning review. Many of the new condominium projects
are located in Bayview/Hunter’s Point/Candlestick (where the Bayview Waterfront Project
is predominantly located), Treasure Island and Park Merced, areas which have land
available for new development. Most of the buildings which are under construction are in
the South of Market / Mission Bay, Mid-Market, Upper Market, the Mission, and Hayes
Valley. Approximately 80 percent of these units are rentals and will likely impact the high
end rental market when they are completed. Construction financing is currently available
for these projects. The condominium market is expected to remain strong as the future

R Blumfssociates 17.RBA02T
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supply is much more limited than apartments. Changes in economic conditions or interest
rates could affect future demand. ‘

Apartment Trends

According to Cushman & Wakefield’s Bay Area Multi-Family Market Report for the third
quarter of 2016 (most recent available), the vacancy rate for San Francisco was 4.3 percent,
up from 4.1 percent in the third quarter 2015. The overall average asking rent was $3,499
per unit per month, down from $3,623 in the third quarter 2015. The average rent based

~on unit type was $2,809 for studios, $3,317 for one-bedroom units, $3,459 for two-
bedroom, one- bath units, $4,650 for two-bedroom, two-bath units, and $4,556 for three-
bedroom, two-bath units. According to Cushman & Wakefield, San Francisco is the most
expensive market in the region and rivals Manhattan as the priciest market in the United
States. Verbal reports indicate that rents are stabilizing, and may moderate due to new
supply coming on line. Many projects recently started offering concessions as vacancy has
increased.

Conclusion

Overall, the San Francisco for-sale housing and rental markets are extremely strong but
there is some moderation of both for-sale prices and rents. The dramatic increases in prices
and rental rates over the last several years appear to be ending. Vacancy is expected to
increase as a result of new projects being completed. The underlying fundamentals in
San Francisco, including strong demand and high barriers to development, should help San
Francisco perform better than other parts of the country. The outlook remains positive due
to very high prices and rents, but there is continued risk due to the current position in the
market cycle. Some additional reduction in rental rates and sale prices is likely.

B. Marketing and Exposure Period Analysis

The exposure period is defined as "the estimated length of time the property interest being
appraised would have been offered on the market prior to the hypothetical consummation
of a sale at market value on the effective date of the appraisal." Thus it is assumed to have
occurred prior to the appraisal date. In contrast the marketing period is the estimated time
that it would take to consummate the sale after the appraisal date.

The subject property is a leased restaurant building / future development site in the heart
of the Chinatown district. There would be significant demand if the property were offered
for sale, both from investors and developers. Considering the attributes of the property,
an exposure period of 12 months to allow for marketing, due diligence, and close of escrow.
The marketing period is also concluded at 12 months.

b e R cameiatac
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Iv.

PROPERTY DESCRIPTION

A.

Site Description

The current subject property is a largely rectangular parcel, missing a small portion of the
northeast corner of the site and a small notch in the northwest corner. The site has 69.5
feet of frontage on Pacific Avenue and a depth ranging from 117.5 to 137.5 feet. Total site
area is approximately 9,219 square feet, or 0.21 acres. Topography of the site slopes down
to the east somewhat. The property is identified by the San Francisco County Assessor as
Block 0161, Lot 015. '

The precise nature and condition of subsurface soils is not known; however, judging from
the condition and appearance of the subject improvements and the adjacent properties, it is
assumed that soil conditions are satisfactory for the construction of conventional office
building improvements. All streets adjacent to the subject are fully paved and contain
curbs, sidewalks, gutters and street lighting. The property is served with typical urban
utilities, including public water and sewer systems. Local companies supply electricity
gas, and telephone service. :

Ownership and Sales History

According to a preliminary title report prepared by Stewart Title Guaranty Company,
ownership of the subject property is currently vested in Robert Calvin Yick and Andy Ting,
trustees of Shew Yick Trust One, under agreement dated October 13, 1980, as to an
undivided 50 percent interest; Richard Tong Surviving Trustee of the Robert Yick Non-
Exempt Assets Trust under agreement dated October 13, 1980, as to an undivided 39
percent interest; and Richard Tong Surviving Trustee of the Robert Yick Trust Two under
agreement dated October 13, 1980, as to an undivided 11 percent interest. This property
has been owned by related entities since prior to 1988.  The property subject to a purchase
and sale agreement between the ownership and the City and County of San Francisco. That
document, dated March 23, 2017, was reviewed. The purchase price is $5,000,000. The
property is being sold in as-is condition. With regards to any contamination from
hazardous material, the City may request that the seller cleanup the property or terminate
the agreement. If the City requires the seller to remediate, the seller has the option to
terminate the contract. Close of escrow was to be by May 8, 2017. According to the broker
and a representative of the City, they intend to purchase the property in as-is condition and
will take on the potential for any future remediation related to the tank and its removal.
The property was not formally marketed, although brokers are acting in a consulting

capacity.

The pending purchase price is slightly lower than the concluded value in this report. The
property was not formally marketed and the buyer is taking on the risk of removal of an
underground tank and possible remediation of any contaminated soils. The concluded
value in this report assumes that there is no remediation required. The comparables support
the concluded value and for the reasons discussed herein, a concluded value above the
negotiated purchase price is considered reasonable.

R Blumtfissociates 17-RBA-027
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Appraisal: 772 Pacific Avenue, San Francisco, CA Page 11

There have been no transfers of the property, other than between related entities, in the last
three years.

C. Easements and Restrictions

According to the preliminary title report referenced above, the subject property is impacted
by a parapet agreement from 1985, and a minor sidewalk encroachment from 2008 which
relates to out-swinging doors. These items are not considered significant. A deed of trust
from 2012 in the amount of $200,000 is also noted. None of these items are considered to
impact the utility or market value of the property.

D. Environmental Observations

A Phase I Environmental Site Assessment was prepared by EBI Consulting on November
21, 2016. A copy of that report was reviewed. The consultants discovered records from
the San Francisco Fire Department that permits were granted in 1953 and 1965 for an
underground storage tank (UST) beneath the sideway at the subject property. There is no
visual evidence of a UST at the property according to the report, and no records of the tank
having been removed. They also found some possible asbestos-containing materials in the
form of spray applied ceiling texture, joint compounds and other materials. The consultant
recommended a geophysical survey with radar or magnetometer to determine whether the
UST remains on site. An asbestos operations and maintenance plan is also recommended
for some suspect asbestos containing materials they found on site.

A subsequent investigation by TR&A Inc. was performed and aletter dated March 15,
2017 was reviewed. This consultant discovered a hinged fuel tank fill which suggests that
a UST on the site was abandoned in place. This is located on the eastern portion of the
subject sidewalk. No additional information was provided regarding this tank or the
possible cost of its removal. It is also possible that there could be some additional costs
related to contaminated soil if the tank exists and leaked. The City intends to purchase the
property in as-is condition and will take on the liability of any remediation in the future
when the site gets developed.

The reader is referred to the Limiting Conditions in Chapter I of this report which assumes
the site and building are clean of any toxic contaminants. The value considers the cost to
remove the tank as part of the demolition of the improvements, not assumes there is no soil
remediation required.

No wetlands were observed on the subject property.

E. Flood Zone and Seismic Information
In 2013, the City of San Francisco began to participate in the National Flood Insurance
Program. As of the appraisal date, maps have not yet been published. These are not

expected until 2015 or later. Because San Francisco does not currently have maps, no
federally sponsored flood insurance is available and is not required by law. Officials at the
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17-RBA-027



Appraisal: 772 Pacific Avenue, San Francisco, CA Page 12

local office of the Federal Emergency Management Agency (FEMA) have indicated that,
if San Francisco were a participant in the federal program, the majority of the city,
including the subject property, would be designated Flood Zone D, which identifies areas
of undetermined flooding. This will likely change in the future.

According to governmental geological evaluations, the entire San Francisco Bay Area is
located in a seismic zone. No active faults, however, are known to exist on the subject
property. Inasmuch as similar seismic conditions generally affect competitive properties,
no adverse impact on the subject property is considered. The sub)ect is not located in an
Alquist Priolo earthquake zone.

F. Assessed Valuation and Real Estate Taxe_:s

The subject property is currently assessed for ad valorem taxes in the amount of
$3,010,588, or which $1,474,249 is for land, and $1,536,339 is for improvements.

Under California law, real property assessment can only be increased a maximum of 2 .
percent per year. Reassessment is permitted upon a change of ownership typically based
on the estimated market value multiplied by a tax rate of one percent plus any outstanding
bond assessment payments. The 2016 — 2017 tax rate for the subject property is 1.1792
percent plus special assessments. Total 2016-2017 taxes are $35,852.88 which includes
special assessments of $352.04.

G. Zoning

The subject property is zoned CRNC, or Chinatown-Residential — Neighborhood
Commercial District. Properties in this zone allow for a variety of retail sales and restaurant
uses with other commercial uses allowed with conditional approval. The subject property
has a 65 foot height limit. Commercial uses are allowed up to a 2.0 to 1 FAR with
conditional uses required for uses over 2,500 square feet (or 5,000 square feet for
restaurants). No parking is required and is allowed up to one car for each two units.
Residential development is allowed on all floors up to a density of one space per 200 square
feet of lot area (up to 46 units). Group housing is allowed at up to one bedroom per 140
square feet of lot area. :

The subject property has a historical rating of B according to the Planning Department and
a Survey Rating of D by the Foundation for San Francisco Architectural Heritage, which
stands for Minor or No Importance. Demolition of the improvements would likely be
legally allowed.

H. Improvements Description

The subject property is currently improved with a one-story, plus mezzanine building
which is currently improved as the New Asia restaurant. The construction type was not
visible. Public records indicate that it is wood or steel frame, but visible bolting on the
front of the building suggests that it might be at least in part brick or masonry. That would
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be consistent with the age of the building. The mezzanine structure appears to be wood
. frame.

‘The improvements were built in 1919 and was once used as an automotive repair garage
and a cab company until 1958, and as a contractor’s shop / storage use after 1958. It was
reportedly converted into a restaurant in 1971. The exterior is painted ceramic and stone
tile. There are four separate man doors leading onto Pacific Avenue. Two have tiled
decorative circular openings for guests, one of which is covered by an awning, and both
are recessed. The westernmost door leads to a hallway used for loading to the kitchen and
storage of trash receptacles. The easternmost door provides ADA accessibility.

The ground level is improved as a large banquet room with dance floor and raised stage.
The commercial kitchen is located on the west side of the space and at the back of the space.
A U-shaped mezzanine provides additional banquet space at the back and east side of the
building, which is open to the main level. The west side mezzanine houses two restrooms,
and some storage space. There are two closed rooms at the back of the main mezzanine
which are used for storage and not available for inspection. Some management offices are
located at the front of the building on the eastern mezzanine.

The interior finishes include terrazzo flooring on the main level. The ground floor has 18
foot ceilings (except for area covered by the mezzanine). The ceilings have affixed
acoustical tiles, with HVAC ductwork above the ceiling. The roof was not inspected but
no leaks were observed. Other floor coverings include ceramic tile in the kitchen, wall-to-
wall carpeting and vinyl. The kitchen includes a number of wok and cooking stations with
hoods, prep areas, walk-in cooler and freezer, and dishwashing area.  There is a single
restroom on the ground floor, apparently to satisfy ADA requirements and two restrooms
on the mezzanine. There is no elevator so the mezzanine is not handicap acces&ble There
are two stairways leading to this level.

Based on public records, total building area is approximately 13,271 square feet. The
building has full site coverage, which suggests the mezzanine is approximately 4,052
square feet. Based on measurements made on site, this may understate the mezzanine
slightly which may be due to the exclusion of some of the office, storage or utility areas.
For valuation purposes, the mezzanine area per public records is considered reasonable and
is used. -

The subject property is improved as a large restaurant / banquet facility. The interior
‘improvements are older and in average to below average condition. They are currently
functional but any alternate user would likely anticipate a significant renovation to include
new ADA restrooms, new interior finishes, an elevator leading to the mezzanine and
significant upgrades to the kitchen.

The building has a chronological age of 98 years. The effective life is concluded to be 45

years. The effective age is concluded to be 40 years. The remaining economic life is
concluded to be 5 years which could be extended with ongoing maintenance. As

. Blum+Associates
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demonstrated in this report, based on land value the building could be at the end of its
economic life with the existing restaurant facility an interim use until redevelopment occurs.

1. Leased Status

The subject property is currently the subject of a' lease which dates from 2002. The lessee
is Hon So, Inc., and Hon Keung So, and individual, and Candy Mei-Yiu So, an individual.
Each party was jointly and severally liable for all terms and conditions of the lease. The
premises are comprised of the entire building. The original lease term expired on
December 31, 2011, and the tenant is within their 10 year renewal option period which
expires on December 31, 2021. The space was leased in as-is condition with all renovation
costs to be paid by the tenant. The landlord shall be under no obligation to make any repairs
to the premises, except for the roof and foundations. If the sewer lines leading to the
premises need repair, the landlord and tenant shall share the expenses equally. The lessee
is responsible for property taxes, including any increase due to sale, and building insurance.

The rent for the renewal option was to be -based on $20,000 per month increased by the
" CPI rate from January 1, 2004 through December 31,.2011, with continued annual CPI
increases over the option term, not to exceed 5 percent in any one year. The current lease
rate, which initiated on January 1, 2017 at $22,500 per month, was apparently the result of
a negotiation between the parties in November 2016. The future rent for the balance of the
term was apparently subject to further negotiation so it appears that the CPI increase
referenced in the lease is no longer valid.

F o BE] ol % g g oo
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V. HIGHEST AND BEST USE AND VALUATION METHODOLOGY

The highest and best use is that use, from among reasonably probable and legal alternative uses,
found to be physically possible, appropriately supported, financially feasible, and which results in
the highest land value.

A.

As If Vacant

In determining the highest and best use of the entire subject site as if vacant, the four tests
are applied to the subject. These include: legal perm1551b111ty, physical possibility,
financial feasibility and maximum productivity.

1. Legal Permissibility

The zoning for the subject property allows for development of commercial and
residential uses, or mixed uses with a height limit of 65 feet. The maximum
residential density allows up to 46 units, although it is possible that this could be
increased as a result of affordability or other approval.

2. Physical Possibility

The subject property has a single street frontage. The physical characteristics do
not limit legally allowed development.

3. Financial Feasibility

The site is located in a central Chinatown location. Residential development with
ground floor commercial use would be financially feasible. Construction of
affordable housing would also be feasible with public subsidy. There is strong
demand for affordable housing in this location.

4. Maximum Productivity and Conclusion

The maximally productive use of the subject site if vacant would be to develop a
residential building, most likely as affordable housing, possibly with ground floor
commercial use.

As Improved

In considering the highest and best use of the subject property as improved, the same tests
are considered.

The subject property is improved with a one-story, plus mezzanine, restaurant building.
As demonstrated in this report, the market value as a development site is higher than the
market value as improved, so future demolition and redevelopment is considered to be the

o 2y gy et ~eiotoc
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highest and best use of the property as improved. The improvements are currently leased
through 2021, or slightly more than four years. This period would .allow for the
redevelopment of the site to be entitled and this rental income is considered to provide
interim carrying income until redevelopment occurs.

C. Methodology

The valuation of any parcel of real estate is derived principally through three approaches
* to market value. From the indications of these analyses and the weight accorded to each,
an opinion of value is reached. Each approach is more particularly described below.

1. Cost Approach

This approach is the summation of the estimated value of the land, as if vacant, and
the reproduction of replacement cost of the improvements. From these are deducted
the appraiser's estimate of physical deterioration, functional obsolescence and
economic obsolescence, as observed during inspection of the property and its
environs.. The Cost Approach is based on the premise that, except most unusual
circumstances, the value of a property cannot be greater than the cost of
constructing a similar building on a comparable site (principal of substitution). The.

- 2. Sales Comparison Approach

This approach is again based on the principal of substitution, i.e., the value of a
property is governed by the prices generally obtained for similar properties. In
analyzing the market data, it is essential that the sale prices be reduced to common
denominators to insure, as far as possible, that comparable units are being used for
comparison. The difficulty in this approach is that two commercial properties are
very rarely exactly alike.

3. Income Approach

An investment property is typically valued in proportion to its ability to produce
income. Hence, the Income Approach involves an analysis of the property in terms
of its ability to provide a net annual income. This estimated income is then
capitalized at a rate commensurate with the risks inherent in ownership of the
property, relative to the rate of return offered by other investments.

The subject property is valued using the Sales Comparison Approach as improved. Land
is also valued using a Sales Comparison Approach. The Cost Approach is not considered
relevant in valuing the subject property. The Income Approach is considered to be a
secondary indicator and a rudimentary Income Approach analysis is included in the
reconciliation chapter. The valuation analysis is further discussed in the following chapter.
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VI

LAND VALUATION

Land is valued using a Sales Comparison Approach. Details of transactions considered most
comparable to the subject were researched and analyzed to extract unit prices which, when applied
to the subject, provide a value indication. The sales are described in the followmg paragraphs and
are presented in tabular form on the following page.

A.

Comparable Land Sales

Comparable 1 is the property located at 500 Turk Street, at the northwest corner of Larkin
Street, in San Francisco. Site area is 18,906 square feet, or 0.43 acres. The site is partially
improved with a one-story, 6,177 square foot, tire and auto service facility that was built
in 1935. The property is zoned RC-4 and is within the North of Market Residential Special
Use District. The height limit of 80 feet. According to the listing agent, the property was
fully leased to one tenant at $10,000 per month on an industrial gross basis. Reportedly,
the lease had approximately five years remaining and the buyer paid the tenant $76,000 to
terminate the lease after three years.

In December 2016, Turk 500 Associates, LP (Tenderloin Neighborhood Development)
purchased this property from Frederick S. Rolandi, IIT for $12,250,000. Adding the
reported real estate commissions and leas buyout paid by purchaser increases the price to
$12,571,000, or $665 per square foot of land area and $103,893 per proposed unit. The -
buyer intends to redevelop the site with an affordable residential development to include
121 residential units over ground level retail space and no onsite parking. According to
the listing agent, the property was not marketed and the price was negotiated iri May 2016.
Reportedly, it will take approximately two years to obtain approvals for the proposed
development.

Comparable 2 is the property located at 838 Grant Avenue in San Francisco. The property
also has frontage along Walter U. Lum Place. The improvements consist of a six-story
plus lower level and mezzanine, reinforced concrete building that was built in 1966. The
building contains approximately 63,126 rentable square feet, including lower level which
is at street level along Walter U. Lum Place. The improvements are situated on an 8,250
square foot site, indicating a floor area ratio of 765 percent. The property is zoned CVR,
or Chinatown Visitor Retail and has a height limit of 50 feet. According to the listing
agent, the seller had previously owner occupied the lower level and second floor of the
building. In addition, the fifth and sixth floors, which were previously leased as a
restaurant/banquet facility, were vacant at the time of sale. The ground level was leased to
various retail tenants and the third and fourth floors were leased to various office tenants.
All the leases were reportedly on month-to-month lease terms.

‘In August 2016, JL Realty Partners, LLC purchased this property from Chong Investments,

Inc. for $17,250,000 million. Deducting the contributory value of the existing
improvements, estimated at $200 per square foot of building area, indicates a land
allocation of $561 per square foot of land area. The buyer is an investor that intends to
renovate and possibly convert portions of the building to hotel and/or office use.

R Blum+fAssociates 17RBA.027



Table 1

COMPARABLE LAND SALES
Appraisal of 772 Pacific Avenue
San Francisco, California

Price Zoning “Grantor/
Sale Land Sale Per SF Planned Height Limit Grantee/
No. Location Date Area Price Per Unit Development Res. Density Document No.

1 500 Turk St. 12/16 | 18,906 sF  $12,250,000 $665 Site proposed for an 8-story building RC-4/ North of Market Frederick S. Rolandi, 1l/
San Francisco 0.43 AC $245,000 (1)] $103,893 with 121 residential units over retail. Residential SUD Turk 600 Assoc,, LP
APN: 0741-002 $76.000 (@ Project to be 100% affordable. 80' #377413

$12,571,000 ' 279 DUIAC (proposed)
(unentitled)

2 838 Grant Ave. 8/18 8,250 sF  $17,250,000 $561 Site improved with a 6-story, partially CVR Chong Investments, inc./
San Francisco 019 AC 12,625.200) (3)| $112,800 vacant, 63,126 SF building leased 50' JL Realty Partners, LLC
APN: 0209-005 $4,624,800 1o various office and retail tenants 218 DU/AC (allowed) #305638

{unentitied) on month-to-month lease terms,

3 2525 Van Ness Ave, 2/16 11,025 sF $5,750,000 $612 Site improved with a two-story, office RC-3 Eddie & Simon Wong/
San Francisco 0.25 AC $1.000,000 (4){ $250,000 buiding. Buyer to redevelop site with ! Van Ness Homes, LLC
APN: 0527-004 $6,750,000 a 7-story, mixed-used project to 109 DU/AC (proposed) #196872

(unentitied) include 27 residential units over
1,484 SF retail and parking garage.

4 824 Hyde St, 8/15 2,812 sF $1,800,000 $640 Proposed for a 5-story building RC-4 Owen & Mildred Conley/
San Francisco 0.06 Ac (unentitled) $120,000 with 15 residential units. 0" 824 Hyde St. Inv., LLC
APN: 0280-017 232 DU/AC {proposed) #125671

5 1024 Pacific Ave. 10714 2,380 SF $1,475,000 $620 Site improved with a vacant, one-story RC-3 Joe Murray/

San Francisco 0.05 Ac {unentitled) $245,833 plus basement building buiit in 1921. 5 Jeffrey & Jen Eng Tr.
APN: 0158-010 & -010A 108 DU/AC (allowed) #960350

6 644 Broadway 6/13 9,453 sF $8,500,000 5423 Site improved with a vacant, 4-story CCB Goldman Holdings, Inc./
San Francisco 022 Ac  (84,500.000) (5)] $85,106 plus basement, 45,000 SF building. 85 644 Broadway, LLC
APN: 0146-006 $4,000,000 Buyer to renovate and lease the bidg. 218 DU/AC (allowed) #673206

(unenlitied) to various office and retail tenants. :
*“*SUBJECT™ Escrow 9,219 SF $5,000,000 $542 . CRNC
0.21 AC (unentitled) $108,686 '

(1) Real estate commission paid by buyer.
(2) Lease buyout paid by buyer.

(3) Contributory value of improvements
(4) Reported estimated soil remediation costs.
(5) Contributory value of improvements

d at $100/SF of existing bullding area.

218 DU/AC (allowed)

d at $200/SF of existing building area.

Source: R.Blum and Assodiates., 17-RBA-027, April 2017
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Comparable 3 is the property located at 2525 Van Ness Avenue in San Francisco. Site
area is 11,025 square feet, or 0.25 acres. The site is improved with a two-story, 9,980
square foot, office building that was built in 1942. The property is zoned RC-3 and has a
height limit of 65 feet. According to the listing agent, the property was leased to several
office tenants with short remaining lease terms.

In February 2016, Van Ness Homes, LLC purchased this property from Eddie and Simon
Wong for $5,750,000. According to the selling agent, contaminated fill, likely dating from
the 1906 earthquake, was discovered during escrow. The buyer has assumed the soil
remediation cost which was estimated at approximately $1.0 million. Adding this amount
increases the price to $6,750,000, or $612 per square foot land area and $250,000 per
proposed unit. The buyer intends to redevelop the site with a seven story, mixed-use
development to include 27 residential units over 1,484 square feet of retail space and
underground parking garage with 27 parking spaces. The property was unentitled at the
time of sale but appears to have got their environmental application in prior the passage of
Proposition C which increased the affordability requirement. The proposed BMR
allocation for this property is 12 percent.

Land Sale 4 is located at 824 Hyde Street, between Sutter and Bush Streets, in San
Francisco. The rectangular shaped parcel contains 2,812 square feet of land area and is
unimproved. The property is zoned RC-4 and has a height limit of 80 feet. The seller has
started the entitlement process for a proposed 5-story, 15 unit apartment building with no
onsite parking. The sale included plans for the proposed development, but the site was not
entitled at the time of sale.

In August 2015, 824 Hyde Street Investments, LL.C purchased this property from Owen

and Mildred Conley for $1.8 million, or $640 per square foot of land area and $120,000

per proposed unit. According to the listing agent, the buyer intends to develop the site with

15 residential units. Reportedly, it will take approximately six months to obtain approvals
. for the proposed development.

Comparable 5 is the property located at 1024 Pacific Avenue in San Francisco. This
property is improved with an approximately 2,200 square foot, excluding basement, one
story plus basement, wood frame building that was built in 1921. The rectangular shaped
site contains two parcels totaling 2,380 square feet of land area, indicating a floor area ratio
of 90 percent. Reportedly, the building was formerly used as medical office and delivered
vacant at the time of sale. The property is zoned RC-3 and has a height limit of 65 feet.

In October 2014,A Jeffrey and Jen Eng Tr. purchased this property from Joe Murray for
$1,475,000, or $620 per square foot of land area. The buyer’s intended use of the property
was not disclosed.

Comparable 6 is the property located at 644 Broadway in San Francisco. The property is
improved with a four-story, reinforced concrete building that was built in 1984. The

~.Blum+Associstes 17.RBA027




Appraisal: 772 Pacific Avenue, San Francisco, CA 7 Page 19

building contains approximately 45,000 square feet, including usable basement. The
improvements are situated on a 9,453 square foot site, indicating a floor area ratio of 476
percent. According to the listing agent, the seller had previously owner occupied the
property. At the time of sale the building was improved with a 437 seat movie theater in
the basement, a large restaurant occupying the ground, second and third floors, and office
space on the fourth floor. The building was vacant at the time of sale. The property is
zoned CCB, or Chinatown Community Business and has a height limit of 65 feet.

In June 2013, 644 Broadway, LLC purchased this property from Goldman Holdings, Inc.
for $8.5 million. Deducting the contributory value of the existing improvements, estimated
at $100 per square foot of building area, indicates a land allocation of $423 per square foot
of land area. The buyer intends to renovate and lease the building to various retail,
restaurant, theater and office tenants. Renovation costs and lease terms were not disclosed.

B. Analysis and Land Value Conclusions

The subject property is a 9,219 square foot site with a single street frontage. The site has

~a 65 foot height limit and allows a density of approximately 218 dwelling units per acre
(46 units). For unentitled sites, the price per square foot of land area is typically considered
to be the best indicator. - The price per allowed residential unit is also considered in this
analysis.

The comparables indicate a range of price per square foot of between $423 and $665 per
square foot of land area. After further analysis, an appropriate unit value can be concluded
for the subject.

Comparable 1 is an 18,906 square foot site on Turk Street near Civic Center which is
proposed for an 8-story building which will be 100 percent affordable. The subject
property has a superior location for retail use, and a similar location for residential use. A
- slight positive adjustment for that factor is offset by negative adjustment for the subject’s
lower FAR and allowed density. A lower unit value is concluded based on this sale.

Comparable 2 is the mid-2016 sale of a site in Chinatown which is improved with a six-
story, partially vacant building. The buyer plans to renovate the existing structure.
Applying an estimate of $200 per square foot to the existing building, the residual land
value is $561 per square foot. The subject has a higher allowed height limit, but a slightly
inferior location for retail use. A slightly higher unit value is concluded for the subject
based on this sale and allocation. ‘

Comparable 3 is the February 2016 is the sale of a mid-block site on Van Ness Avenue
which is planned for redevelopment with a 7-story mixed use building. The height limit
is similar to the subject, although the proposed residential density is much lower. Negative
adjustment is warranted for location and the affordability requirement, which are offset by
the subject’s higher allowed density. These adjustments are considered to be largely
offsetting, and a similar or slightly lower unit value is concluded for the subject based on
this sale.

R.Blum+Associates
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Comparable 4 is a small site located at 824 Hyde Street which sold for $640 per square
foot in August 2015. Negative adjustment is warranted for location and the comparable’s
higher height limit as well as the lower affordability requirement as of the date of sale. The
subject site is much larger, which allows for a more efficient development density. A lower
unit value is concluded for the subject based on this sale.

Comparable 5 is the October 2014 sale of a very small site at 1024 Pacific Avenue in the
Nob Hill neighborhood, west of Chinatown, which sold for $620 per square foot. The
height limit is similar to the subject, although the allowed density is much lower. Positive
adjustment is warranted for allowed density which is offset by negative adjustment for
location. The subject site is much larger, which allows for a more efficient development
density. A lower unit value is concluded based on this sale.

Comparable 6 is the 2013 sale of the 644 Broadway which was also discussed as a building
sale. Based on an allocation of $100 per square foot of building area for the improvements,
the residual land value would be $423 per square foot. Positive adjustment is warranted
for date of sale. The zoning and allowed density are similar to the subject. The subject
location is also considered slightly superior. A higher unit value is concluded based on
this sale.

The subject property is a rarely available Chinatown site with a single street frontage. It
has a fairly good location for Chinatown commercial use, and a good location within
Chinatown for residential use, particularly for an affordable project. The existing
improvements are considered to provide interim rental value until development occurs.

Negative adjustment is warranted based on Comparables 1, 3, 4 and 5. A higher unit value
is concluded based on Comparable 6. A slightly higher unit value is concluded based on
Comparable 2. Based on the comparables, a unit value of $580 to $600 per square foot is
concluded. A mid-range unit value of $590 per square foot is selected. This unit value is
approximately $48 per square foot, or 8.9 percent higher than the pending purchase price
for the subject property. The purchase contract was negotiated off market and the City is
accepting the risk of removal of the underground storage tank, while the value concluded
in this report assumes that the site is clean of any contamination and that the cost to remove
the tank is nominal as part of the overall demolition.

The concluded market value for the subject property is as follows:
9,219 Square Feet X  $590/ SF = $5,439,210
Rounded: $5,400,000

_ This value is equivalent to approximately $117,391 per allowed residential unit based on

46 units. This price per unit is well below Comparables 3 and 5 which have very low
allowed densities. It is above Comparable 6 which is an old sale and inferior in terms of
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location. Itis generally supported by Comparables 1,2 and 4. The price per unit generally
supports the above conclusion.

=1 B e eepiot
R.Blum+Associates 17-RBA.027



Appraisal: 772 Pacific Avenue, San Francisco, CA Page 22

VIL

VALUE AS IMPROVED BY SALES COMPARISON APPROACH

The most appropriate unit of comparison for commercial properties is price per square foot of
gross building area, as this indicator is most often utilized by market participants. Adjustments
are typically required for various differences between the subject property and the comparables,
such as Jocation, quality and condition of improvements, floor area ratio, and changes in market
conditions since the date of sale., The comparable sales are adjusted and weighed accordingly to
estimate the as-is market value of the subject property. Gross building area of 13,271 square feet,
which includes the mezzanine area, is used for valuation.

The table on the following pagé lists the recent sales of properties considered similar to the subject.
The comparables are further discussed in the following paragraphs.

A.

Comparable Building Sales

Comparable 1 is the partial two-story building located at 544 Bryant Street in San
Francisco. The wood: frame building contains approximately 5,200 square feet and was
built in 1906. The building is divided and fully leased to two tenants. Black Hammer
Brewing occupies 3,200 square feet of ground level space. Jumbo Shrimp Inc., a full
service advertising and marketing agency, occupies 2,000 square feet of ground floor and
second floor space which is built out as office. Both leases expire in 2019 and have one
option remaining. Total site area is 4,800 square feet, indicating a floor area ratio of 110
percent.

In February 2017, 888 Bryant, LLC purchased this property from Luk Shao Lanm Lun for
$3.4 million, or $654 per square foot of building area. Based on reported contract rent, less
vacancy and reported expenses, the indicated capitalization rate was 3.4 percent.
Reportedly, the contract rents were below market. ’

Comparable 2 is the one-story plus mezzanine building located at 1101 Geary Boulevard,
at the southwest corner of Van Ness Avenue, in San Francisco. The building contains
approximately 6,000 gross square feet, including mezzanine area used for restaurant
seating. The wood frame building was built in 1900. The building is improved and
operated as Tommy’s Joynt restaurant. Total site area is 4,118 square feet, indicating a
floor area ratio of 150 percent.

In August 2015, Apple Annie, LI.C purchased this property from Tommy’s Joynt, LL.C for
$3,968,000, or $661 per square foot of gross building area. The price excludes the reported
allocation of $266,000 paid for the business. According to the listing agent, the buyer
intends to continue operating the existing restaurant. Based on estimated market rent for
the building, less vacancy and typical expenses, the indicated capitalization rate is 5.0
percent. :

Comparable 3 is the sale of the building located at 508 4™ Street in San Francisco. The
property is improved with a one-story plus mezzanine, concrete building that was built in

Fy . ,m%]g £ Fos CLET
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COMPARABLE BUILDING SALES
Appraisal of 772 Pacific Avenue
San Francisco, California

: Cons. Type
Bldg SF - . Priceper -NoI . Year Built Grantor/
Sale Land SF Sale Sq.Ft NOU/SF Stories Grantee
No. Location Date FAR Price Bidg Area OAR Parking Doc #

1 544 Bryant St. 217 5,200 SF $3,400,000 $654 $116,297 Wood Frame Luk Shao Lanm Lur/
San Francisco 4,800 SF $22.36 . 1908 888 Bryant, LLC
APN: 3762-018 1.1 FAR 3.4% Partial 2 Story #404106

No Parking

2 1101 Geary Bivd 8/15 6,000 SF $3,968,000 (1) $661 $199,044 Wood Frame Tommy's Joynt, LLC/

. San Francisco 4,118 SF $33.17 1900 Apple Annie, LLC
APN: 0714-001 1.5 FAR 5.0% 1 Story + Mezz. #105565
(inc. mezz.} No Parking

3 508 4th St. 314 9,900 SF $4,300,000 $434 $276,450 (2) Reinf. Concrete - Paul Hume, LLC (et al)
San Francisco 5,700 SF $27.92 1925 / Renov. 2008 508 Fourth Street, LLC
APN: 3777-002 1.7 FAR - 6.4% 1 Story + Mezz. #858395

No Parking

4 933 Clement St. 1114 9,000 SF $2,350,000 $261 " $149,283 (2) ’ Wood Frame Byron Chew/

San Francisco 4,500 SF $16.59 1982 Chinese Community Health Plan
APN: 1442-048 2.0 FAR 6.4% 2 Story #825900
. No Parking '

5 644 Broadway 6/13 45,000 SF $8,500,000 $189 N/A Reinf. Concrete Goldman Holdings, Inc./
San Francisco 8,453 SF Vacant 1984 644 Broadway, LLC
APN: 0146-006 4.8 FAR 4 Story + Bsmt. #673206

(inc. bsmt.) No Parking
*SUBJECT** Escrow 13,271 SF $5,000,000 $377 Reinf. Brick
9,219 SF 1819
1.4 FAR 1 Story + Mezz.
: ' No Parking

(1) Excludes reported allocation of $266,000 for business.
(2) NOi includes market rent for vacant space.
. Source: R.Blum and Associates., 17-RBA-027, April 2017




COMPARABLE BUILDING SALES MAP

R el

s
£
U ;

including: © Her Majesty the Queen in Right of

from Canadian

taken with

© Queen's Printer for Ontario. NAVTEQ and NAVTEQ ON BOARD are trademarks of NAVTEQ. © 2012 Tete Aﬂ.as Notth America, Inc. All rights reserved. Tele Atlas and Tele Atlas North America are trademarks of Tele

Atlas, Inc, © 2012 by Applied Geographic Solutions. All rights reserved. Partions © Copyright 2012 by Woodsall Publicatians Corp, All rights reserved.

Copyright © and (P) 1888-2012 Microsoft Corparation andfor its suppliers. All rights reserved, hnp:lnmmlcrnsqmcumls}reesl

Certain mapping and direction data © 2012 NAVTEQ. All rights reserved. The Data for areas of Canada includes

Canada,



Appraisal: 772 Pacific Avenue, San Francisco, CA Page 23

1925 as a warehouse and converted to a restaurant in 2008. Total building area at the time
of sale was 9,900 square feet. Total site area is 5,700 square feet, indicating a floor area
ratio of 174 percent. The building is T-shaped and has entrances along 4% Street and Bryant
Street. The building was renovated and owner occupied by the seller as Orson restaurant.
The building includes vaulted ceilings with skylights, two kitchens on upper and lower
floors, dry storage, offices, bar and seating areas. Reportedly, the mezzanine area is 4,200
square feet and includes seating, bar area and kitchen. The building has an elevator.

In March 2014, 508 Fourth Street, LL.C purchased this property from Paul Hume, LLC (et
al) for $4,300,000, or $434 per square foot of building area. According to the listing agent,
the buyer negotiated the sale price in 2012 as part of a lease option to facilitate SBA
financing. The lease term was two years and the broker could not recall the lease rate. The
asking lease rate during the marketing of the property was $300,000, triple net, or $30.30
per square foot per year. Reportedly, the buyer remodeled the space for their restaurant
known as Drake Lounge, Bar and Restaurant. Based on the reported asking rent, less
vacancy and typical expenses, the indicated capitalization rate is 6.4 percent. According
to the listing agent, the buyer was trying to lease the property at an asking rent of $75.00
per square foot, industrial gross.

Comparable 4 is the sale of the building located at 933 Clement Street in San Francisco.
The property is improved with a two-story, wood frame building that was built in 1982 and -
improved as a restaurant. Total gross building area is 9,000 square feet. Total site area is
4,500 square feet, indicating a floor area ratio of 200 percent. The building is leased to a
restaurant on a month to month basis at below market rent.

In January 2014, Chinese Community Health Plan purchased this property from Byron
Chew for $2,350,000, or $261 per square foot of building area. According to the listing
agent, the buyer intends to renovate and convert the building to a health clinic. Reported
renovation costs were estimated to be $250 per square foot, excluding equipment. Based
on estimated market rent, less vacancy and typical expenses, the indicated capitalization
rate is 6.4 percent. According to the listing agent, the value of the property has increased
since this sale due to improving market conditions. The buyer will continue leasing the
property to the restaurant during the entitlement process.

Comparable 5 is the property located at 644 Broadway in San Francisco. The
improvements consist of a four-story, reinforced concrete building that was built in 1984.
The building contains approximately 45,000 square feet, including usable basement. The
improvements are situated on a 9,453 square foot site, indicating a floor area ratio of 476
percent. According to the listing agent, the seller had previously owner occupied the
property. At the time of sale the building was improved with a 437 seat movie theater in
the basement, a large restaurant occupying the ground, second and third floors, and office
space on the fourth floor. The building was vacant at the time of sale.

In June 2013, 644 Broadway, LLC purchased this property from Goldman Holdings, Inc.
for $8.5 million, or $189 per square foot of building area, including usable basement. The

 BlumAssociates
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buyer has renovated the building into the China Live complex, which is a marketplace
which houses several retail, restaurant, theater and office tenants. Renovation costs and
lease terms were not disclosed.

B. Analysis and Value Conclusion

The comparables indicate a range of unit values between $189 and $654 per square foot of
building area. After adjustment, an appropriate unit value can be concluded for the subject

property.

Comparables 1 and 2 indicated the highest prices at $654 and $661 per square foot.
Comparable 1 is a one- and partial two-story building which houses a brewery and an
advertising agency. Negative adjustment is warranted for condition, size, and the
comparable’s slightly lower FAR. No adjustment is made for location.

Comparable 2 is the mid-2015 sale of a one-story plus mezzanine restaurant building
located on the corner of Van Ness Avenue and Geary Street. The sale price purportedly
excluded the existing business. Negative adjustment is warranted for the subject’s larger
size and inferior location. The condition of the comparable is fairly similar. A lower unit
value is concluded for the subject based on this sale.

The low end of the range was indicated by Comparables 4 and 5 at $261 and $189 per
square foot.

Comparable 4 is the sale of a large two-story restaurant building on Clement Street which
was purchased for conversion to an office use. The price in 2014 was $261 per square foot.
Positive adjustment is warranted for location, market conditions, and the subject’s lower
FAR. This is in spite of its larger size. A higher unit value is concluded based on this sale.

Comparable 5 is the 2013 sale of a large multi-story on Broadway at the border of
Chinatown which was purchased for $189 per square foot of building area. This property
has been renovated into the China Live complex. Positive adjustment is warranted for
location, FAR, market conditions and functional utility. A much higher unit value is
concluded for the subject based on this sale.

Comparable 3 is the sale of a one-story plus mezzanine building on 4™ Street which sold
in early 2014 for $434 per square foot. The property was superior in terms of condition at
the time of sale. Negative adjustment for condition is partially: offset by positive
adjustment for the subject’s lower FAR and market conditions. These factors are largely
offsetting but a lower unit value is concluded for the subject based on this sale.

The subject property is a very large restaurant on two levels. It is in average to below
average condition and is fully leased for several more years. At the end of the lease term,
it is likely that significant renovations will be required, particularly if the current tenant
vacates. A higher unit value is concluded based on Comparables 4 and 5. A much lower

R.Blum+Associates
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unit value is concluded based on Comparables 1 and 2. A lower unit value is concluded
based on Comparable 3. '

Based on the comparables, and considering the attributes of the subject property, a unit
value of $350 per square foot of total building area, including mezzanine, is concluded.

13,271 Square Feet X $350/SF = $4,644,850
Rounded: $4,600,000
F Blurn+Associates
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VIII. RECONCILIATION AND FINAL VALUE CONCLUSION
The market values indicated by the approaches used in this assignment are as follows:
Land Value: - $5,400,000
Sales Comparison Approach: ~ $4,600,000

The land value was based on recent land sale activity. Most of the sales were not located in the
Chinatown area. There is minimal land available in this neighborhood as it is fully built out and
many historic buildings would preclude demolition. This approach is considered reliable and
given the size of the subject site and the condition and utility of the existing building,
redevelopment of the site is considered to be highly probable in the foreseeable future.

The Sales Comparison Approach used recent building sales in the area and drew comparisons to
the subject property. The comparables were related to the subject on a price per square foot basis
with adjustments made for various factors. This approach is considered a reliable indicator for the
property as improved.

Although a formal Income Approach is not completed, the property is also considered informally
on an Income basis. As discussed earlier in this report, the current rental income from the property
is $22,500 per month, or $270,000 per year. This rental rate is equivalent to $20.35 per square
foot per year. This rate is fairly low as compared to smaller restaurants in the Chinatown area.
However, given the large size of the restaurant, and the mezzanine area which lacks ADA
accessibility, as well as the condition of the building, it is considered to be reasonably market-
oriented. It is also considered to be only sustainable long term with a significant investment in the
improvements, some of which would likely have to be funded by the lessor. ’

The lease is essentially triple net with the lessor having only some structural maintenance
responsibilities. Applying a five percent vacancy factor and four percent for non-reimburseable
expenses and reserves, the net operating income is approximately $246,240 per year. Based on

. the concluded land value above, which is the final concluded value of the property, this is

- equivalent to a capitalization rate of 4.6 percent. This is a high return on land value, and is
considered to be excellent carrying income until the property is redeveloped. It is toward the low
to middle of the range indicated by the Comparable sales at 3.4 to 6.4 percent. If a capitalization
rate were to be derived from the comparables, considering the attributes of the property a higher
capitalization rate would be concluded which would indicate a lower value most likely in line with
the Sales Comparison Approach conclusion (implied 5.4 percent rate). This rate of return is
considered to add support to the concluded value from this appraisal.

The land value is approximately 17.4 percent higher than the value as improved by the Sales
Comparison Approach. The land value is given more weight, and is further supported by the
additional Income Approach analysis above. A final value at the land value indicator is concluded.
No deduction is made for the demolition cost of the improvements. Most land sales have older

17-RBA-027
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buildings which will require demolition, and the subject improvements are generating rent which
will offset much of the demolition cost.
Based on the research and analysis contained in this report and subject to the assumptions and
limiting conditions contained herein, it is the opinion of the appraiser that the market value of the
leased fee interest in the subject property, as of April 12, 2017, is:
FIVE MILLION FOUR HUNDRED THOUSAND DOLLARS
($5,400,000)

It is our opinion that the above value could be achieved within a 12-month exposure period.

R.Blum+Associates
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o B B S I - Michi A. Perkins Stewart Title Guaranty Company
Stewart tlt e Commercial Unit Commercial Services (SF)
N ) S Supervisor, Underwriter 2850 Cordelia Road, Suite 100
Fairfield, CA 94534
(707) 438-7500 Phone
(916) 313-3284 Fax
~ mperkins@stewart.com

PRELIMINARY REPORT
Order No. : 17000300056
Title Unit No. : 30
Your File No. :
Buyer/Borrower Name : City and County of San Francisco
Seller Name : Shew Family Trust

Property Address: 772 Pacific Avenue, San Francisco, CA 94133

In response to the above referenced application for a Paolicy of Title Insurance, Stewart Title Guaranty
Company Commercial Services (SF) hereby reports that it is prepared to issue, or cause to be issued, as
of the date hereof, a Stewart Title Guaranty Company Policy or Policies of Title Insurance describing the
land and the estate or interest therein hereinafter set forth, insuring against loss which may be sustained
by reason of any defect, lien or encumbrance not shown or referenced to as an Exception on Schedule B
or not excluded from coverage pursuant to the printed Schedules, Conditions, and Stipulations of said
Policy forms.

The printed Exceptions and Exclusions from the coverage and Limitations on covered Risks of said policy
or policies are set forth in Exhibit A attached. The policy to be issued may contain an arbitration clause.
When the Amount of Insurance is less than that set forth in the arbitration clause; all arbitrable matters
shall be arbitrated at the option of either the Company or the Insured as the exclusive remedy of the
parties. Limitations on Covered Risks applicable to the CLTA and ALTA Homeowner’s Policies of Title
Insurance which establish a Deductible Amount and a Maximum Dollar Limits of Liability for certain
coverages are also set forth in Exhibit A. Copies of the policy forms should be read. They are available
from the office which issued this report.

Please read the exceptions shown or referred to below and the exceptions and exclusions set forth in
Exhibit A of this report carefully. The exceptions and exclusions are meant to provide you with notice of
matters, which are not covered under the terms of the title insurance policy and should be carefully
considered.

It is important to note that this preliminéry report is not a written representation as to the condition of title
and may not list all liens, defects, and encumbrances affecting title to the land.

This report, (and any supplements or amendments thereto) is issued solely for the purpose of facilitating
the issuance of a policy of title insurance and no liability is assumed hereby. If it is desired that liability be
assumed prior to the issuance of a policy of title insurance a binder or commitment should be requested.

Dated as of February 13, 2017 at 7:30 a.m.

Michi A. Perkins, Title Officer
When replying, please contact: Leticia Colon, Escrow Officer

Stewart Title Guaranty Company - Commercial Services
100 Pine Street, Suite 450 :

San Francisco, CA 94111-5106

(800) 366-7839

File No.: 17000300056 ) Page 1 of 8
Prelim Report COM



PRELIMINARY REPORT

The form of Policy of Title Insurance contemplated by this report is:
& CLTA Standard Coverage Policy

[ CLTA/ALTA Homeowners Policy

O 2006 ALTA Owner's Policy

O 2006 ALTA Loan Policy

1 ALTA Short Form Residenti‘al Loan Policy -

|

SCHEDULE A

The estate or interest in the land hereinafter described or referred to covered by this report is:
Fee Simple
Title to said estate or interest at the date hereof is vested in:

Robert Calvin Yick and Andy Ting. trustees of the Shew Yick Trust One under agreement dated October
13, 1980. as to an undivided 50% interest; Richard Tong Surviving Trustee of the Robert Yick Non-
Exempt Assets Trust under agreement dated October 13, 1980, as to an undivided 39% interest: and
Richard Tong Surviving Trustee of the Robert Yick Trust Two under agreement dated October 13. 1980,
as to an undivided 11% interest.

File No.: 17000300056 ‘ Page 2 of 8
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LEGAL DESCRIPTION

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

Commencing at a point on the Northerly fine of Pacific Avenue, distant thereon 68 feet Easterly from the
Easterly line of Stockton Street; running thence Easterly and along said line of Pacific Avenue 69 feet
5-1/2 inches; thence at a right angle Northerly 117 feet 6 inches; thence at a right angle Westerly 15 feet
8-1/2 inches; thence at a right angle Northerly 20 feet; thence at a right angle Westerly 53 feet; thence at
a right angle Southerly 28 feet 9 inches; thence at a right angle Westerly 9 inches; thence at a right angle
Southerly 108 feet 9 inches to the point of commencement.

Being a part of 50 Vara Lot No. 89.

Assessor's Lot 015 Block 0161

(End of Legal Description)

File No.: 17000300056 Page 3 of 8
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SCHEDULE B

At the date hereof, exceptions to coverage in addition to the printed exceptions and exclusions
contained in said policy or policies would be as follows:

Taxes:

A.

Property taxes, which are a lien not yet due and payable, including any assessments collected
with taxes, to be levied for the fiscal year 2017 — 2018.

. The lien of supplemental taxes, if any, assessed pursuant to the provisions of Chapter 3.5

(commencing with Section 75) of the revenue and taxation code of the State of California.

Supplementing Notice of Special Tax Lien of Community Facilities District No. 90-1 of the San
Francisco Unified School District as recorded July 5, 1990, giving notice of a Special Assessment
to be paid with the property taxes.

Further information may be obtained by contacting: San Francisco Unified School District, 135
Van Ness Avenue, San Francisco, CA 34102 Atin: Hilda Green Phone: (415) 241-6480

Exceptions:

1.

2.

File No.:

Matters contained in that certain document entitied "Parapet Agreement" dated April 16, 1985,
executed by and between Robert & Shaw Yick Trust and City and County of San Francisco, Dept.
of Public Works recorded April 16, 1985, Instrument No. D632546, Book D821, Page 557, of
Official Records.

Reference Is hereby made to said document for full particulars

Conditions and restrictions as set forth in a document recorded by the City and County of San

Francisco, Department of Public Works.

Type of Permit:  Minor Sidewalk Encroachment

Recorded: October 23, 2008, Instrument No. 2008-1670276-00, Reel J753,

' Image 0158, of Official Records

Reference is made to said document for full particulars.

Trust Deed, Security Agreement and Assignment of Rents and Leases (Including Fixture Filing

Under Uniform Commercial Code) California Real Estate, to secure an indebtedness in the

amount shown below, and any other obligatioris secured thereby:

Amount : $200,000.00 )

Dated : September 19, 2012

Trustor . Shew Yick Trust One Under Agreement dated October 13, 1980
a(an) California Revocable Trust; Robert Yick Non-Exempt Assets
Trust Under Agreement dated October 13, 1980 a(an) California
Irrevocable Trust; and Robert Yick Trust Two Under Agreement dated
October 13, 1980 a(an) California Irrevocable Trust

Trustee : U.S. Bank Trust Company, N.A.

Beneficiary : U.S. Bank N.A.

Recorded : October 03, 2013 as [nsfrument No. 2012-J515352-00,
of Official Records

Loan No. : 6517500964

. Any lien or right to a lien, for services, labor, or material heretofore or hereafter furnished, imposed
by law and not shown by the Public Records. '
17000300056 : Page 4 of 8
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5. Any and all unrecorded leases.

6. Any facts, rights, interests or claims which are not disclosed by the public records but which could
be ascertained by making inquiry of the parties in possession of the herein described land.

7. Any easements, liens (including but not limited to any Statutory Liens for labor or materials arising
from any on-going or recently completed works of improvement), encumbrances, facts, rights,
interest or claims which are not shown by the public records but which could be ascertained by an
inspection of the herein described land.

8. Discrepancies, conflicts in boundary lines, shortages in area, encroachments or any other facts
which a correct survey of the herein described land would disclose which are not shown by the
public records and the requirement that said survey meets with the minimum standards for ALTA/
NSPS land title surveys.

If ALTA Survey is obtained, said ALTA survey needs to be certified to Stewart Title Guaranty
Company.

9. The requirement that this Company be provided with a suitable Owner's Affidavit.
10. The Company reserves the right to make additional exceptions and/or requirements upon review

of the Owner's Affidavit.

(End of Exceptions)

File No.: 17000300056 Page 5 of 8
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NOTES AND REQUIREMENTS

A. Property taxes for the fiscal year 2016 - 2017 shown below are paid. For proration purposes the
amountis are:

1st Installment : : $17,926.44

2nd Installment 1 $17,926.44
Assessors Lot/Block : Lot 015 Block 0161
Code Area . : 01-000

B. According to the public records, there has been no conveyance of the land within a period of
twenty-four months prior to the date of this report, except as follows:

none

C. This report is preparatory to the issuance of an ALTA loan Policy. We havé no knowledge of any
fact which would preclude the issuance of the policy with CLTA Endorsement Forms 100 and 116
and if applicable, 115 and 116.2 attached.

D. When issued, the CLTA Endorsement Form 116 or 116.2, if applicable will reference a(n)
Commercial Property, 772 Pacific Avenue, San Francisco, CA 94133

E. The charge for a policy of title insurance, when issued through this fitle order, will be based on the
basic rate.-

F. The map attached, if any, may or may not be a survey of the land depicted hereon. Stewart Title
expressly disclaims any liability for loss or damage which may result from reliance on this map
except to the extent coverage for such loss or damage is expressly provided by the terms and
provisions of the title insurance policy, if any, to which this map is attached.

G. APreliminary Change of Ownership Report must be completed by the transferee (buyer) prior to
the transfer of property in accordance with the provisions of Section 480.3 of the Revenue and
Taxation Code. The Preliminary Change of Ownership Report should be submitted to the recorder
concurrent with the recordation of any document effecting a change of ownership. If a document
evidencing a change of ownership (i.e. Deed, Affidavit-Death Joint Tenant) is presented to the
recorder for recording without a preliminary change of ownership report, the recorder may charge
an additional $20.00

H. If your property is in San Francisco, it is the requirement of the City and County of San Francisco
that a Transfer Tax affidavit to be completed and signed by the Grantor for each deed submitted
for recording. This is an addition to a Preliminary Change of Ownership Report.

I. In addition to County Transfer Tax, any conveyance of the herein descrlbed property may be
subject to a City Transfer and/or Conveyance Tax, as follows.

Alameda $12.00 per thousand

Albany $11.50 per thousand
Berkeley $15.00 per thousand
Culver City $4.50 per thousand
Emeryville $12.00 per thousand
Hayward $4.50 per thousand
Los Angeles $4.50 per thousand
Mountain View $3.30 per thousand
QOakland $15.00 per thousand
J. | Palo Alto _[$3.30 per thousand

File No.: 17000300056 Page 6 of 8
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Petaluma

$2.00 per thousand

Piedmont $13.00 per thousand
Pomona $2.20 per thousand
Redondo Beach $2.20 per thousand
Richmond $7.00 per thousand
Riverside $1.10 per thousand
Sacramento $2.75 per thousand

San Leandro

$6.00 per thousand

City and County of Up to $250,000 = $5.00 per thousand

San Francisco $250,000 to $1,000,000 = $6.80 per thousand

$1,000,000 to $5,000,000 = $7.50 per thousand

$5,000,000 to 10,000,000 = $20.00 per thousand

Above $10,000,000 = $25.00 per thousand

(Do not add the additional $1.10 for County Tax, it is included)
San Jose $3.30 per thousand

San Mateo $5.00 per thousand
San Rafael $2.00 per thousand
Santa Monica $3.00 per thousand
Santa Rosa $2.00 per thousand
Vallejo $3.30 per thousand
Woodland $1.10 per thousand

Additional Requirements for “Short Sale” Transactions in which a lender will accept less than the
outstanding balance of its loan as full satisfaction of the obligation:

The Company will require, prior to the issuance of a policy of title insurance, evidence that the firs
position trust deed holder has received and acknowledged all payments to be made to subordina
position lien holders, regardless of whether such payments are to be made from proceeds or fron
contributions by real estate brokers and/or buyers in the subject transaction, or from other third-p
sources. Evidence shall include but not be limited to: (a) a written demand from the first-position
deed holder acknowledging and approving payments to subordinate-paosition lien holders from
proceeds and otherwise; or (b) a supplemental letter or amended demand from the first-position |
holder acknowledging payments to be made to subordinate lien holders from sources other than
proceeds (including broker commissions and additional buyer deposits).

File No.: 17000300056 ' Page 7 of 8
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CALIFORNIA "GOOD FUNDS" LAW

California Insurance Code Section 12413.1 regulates the disbursement of escrow and sub-escrow funds
by title companies. The law requires that funds be deposited in the title company escrow account and
available for withdrawal prior to disbursement. Funds received by Stewart Title Guaranty Company
Commercial Services (SF) via wire transfer may be disbursed upon receipt. Funds received via cashier’s
checks or teller checks drawn on a California Bank may be disbursed on the next business day after the
day of deposit. If funds are received by any other means, recording and/or disbursement may be
delayed, and you should contact your title or escrow officer. All escrow and sub-escrow funds received
will be deposited with other escrow funds in one or more non-interest bearing escrow accounts in a
financial institution selected by Stewart Title Guaranty Company Commercial Services (SF). Stewart Title
Guaranty Company Commercial Services (SF) may receive certain direct or indirect benefits from the
financial institution by reason of the deposit of such funds or the maintenance of such accounts with the
financial institution, and Stewart Title Guaranty Company Commercial Services (SF) shall have no

- obligation to account to the depositing party in any manner for the value of, or to pay to such party, any
benefit received by Stewart Title Guaranty Company Commercial Services (SF). Such benefits shall be
deemed additional compensation to Stewart Title Guaranty Company Commermal Services (SF) for its
services in connection with the escrow or sub-escrow.

If any check submitted is dishonored upon presentation for payment, you are authorized to notify all
principals and/or their respective agents of such nonpayment.

File No.: 17000300056 Page 8 of 8
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- EXHIBIT "A"
LEGAL DESCRIPTION

Order No.: 17000300056
Escrow No.: 17000300056

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

Commencing at a point on the Northerly line of Pacific Avenue, distant thereon 68 feet Easterly from the
Easterly line of Stockton Street; running thence Easterly and along said line of Pacific Avenue 69 feet
5-1/2 inches; thence at a right angle Northerly 117 feet 6.inches; thence at a right angle Westerly 15 feet
8-1/2 inches; thence at a right angle Northerly 20 feet; thence at a right angle Westerly 53 feet; thence at
a right angle Southerly 28 feet 9 inches; thence at a right angle Westerly 9 inches; thence at a right angle
Southerly 108 feet 8 inches to the point of commencement.

Being a part of 50 Vara Lot No. 89.

Assessor's Lot 015 Block 0161

(End of Legal Description)
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QUALIFICATIONS OF RONALD BLUM, MAI, AI-GRS
California Certified General Real Estate Appraiser No. AG009958

EXPERIENCE

Mr. Blum is the Principal and Founder of R. Blum and Associates (RBA), a new firm providing
. commercial real estate appraisal and consulting services. From 1986 to 2014, he worked for the firm of
Carneghi-Blum & Partners, Inc. and was Vice President and Managing Partner of their San Francisco
office. His responsibilities included supervising a staff of 10 appraisers and researchers. Clients include
financial institutions, government agencies, law firms, development companies and individuals.

Mr. Blum has completed a wide variety of valuation and evaluation analyses. He has appraised most

urban property types including office buildings, retail centers, hotels, residential projects, industrial

parks and a variety of development sites. Mr. Blum also specializes in unusual urban properties.

Appraisal assignments have included performing arts theaters, former military bases, college

dormitories, schools, live/work lofts, churches, athletic clubs, ship-repair facilities, medical offices and

mortuaries. Market feasibility, value impact and highest and best use studies have also been completed
for a variety of property types and geographic locations. .

In the course of his real estate appraisal practice, Mr. Blum has provided litigation support and served as
an expert witness in various courts. He also acts as an arbitrator in resolving matters of real estate
values, rents and related issues and has testified as an expert in arbitration hearings. He has been
qualified as a real estate expert and provided testimony in the Superior Courts of San Francisco and
Contra Costa Counties, United States Bankruptcy Court, and United States Tax Court.

EDUCATION

Master of Science Degree in Real Estate Appraisal and Investment Analysis
University of Wisconsin - Madison, 1986

Bachelor of Business Administration Degree in Finance
University of Wisconsin - Madison, 1984

Successful completion of all professional appraisal courses offered by the Appraisal Institute asa
requirement of membership .

Continued attendance at professional real estate lectures and seminars
.SPEAKING ENGAGEMENTS
“Market Rent Arbitration Principles for Real Estate Leasing Professionals.” Presentation to San

Francisco office of CRESA, commercial real estate brokerage specializing in tenant representation,
2015.
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“San Francisco Commercial and Multi-family Market Overview.” Presentation to Board of
Directors of First Republic Bank, 2014

“The Definition of Market Value and Its Implication for Corporate Real Estate Acquisition.”
Presentation to national meeting of Kaiser Permanente Real Estate Executives, Sonoma California, 2004

Organized and Moderated the panel discussion: Unreinforced Masonry Buildings (UMBs) and the
Americans with Disabilities Act (ADA), Appraisal Institute San Francisco Bay Area Fall Conference,
1992

PROFESSIONAL AFFILIATION

Appraisal Institute - MAI Designation No. 10381,
Appraisal Institute - AI-GRS Designation
Continuing Education Requirements Complete

STATE CERTIFICATION
State of California Certified General Real Estate Appraiser No. AG009958
Certified through October 30, 2018
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Maym s Office of Housing and Cemmumty Development
: City and County of San Ffancisco

Edwin M. Lee
Mayor

 Olson Lee

Director

Apfil 4,2017

John Updike

Direetor of Real Estate

City & County of San Francisco
25 Van Ness, Suite-400

. ‘Sat Francisco, CA 94102

Ré: 772 Pacific Acquisition

Dear M. Updike:

The Mayor’s Office-of Housing and Community Development (MOHCD) supports the purchase

of 772 Pacific from the Shéw Family Triist for-affordable. housmg development 772 Pacific is in.

the:Chinatown Residential-Neighborhood Commercial Zoning district; The site¢ was prekusiy

operated:an auto garage; as-early as 1919; before being converted to its current restaurant use in

1971. MOHCD anticipates development of the sife as permanently affordable housing with:
approximately 60-unifs, sibject to further analy51s

MOHCD is in receipt of the ifollowmge-dqgum@nts. and information related to 772 Pacific:

1) Purchase and Sale Agreement -

2) Prelithinary Title Report

3) San Francisco Property Information Map:

4) Phase]1 Report -

5) UST Visual Inspection Repoit

6). UST Assessment, mdmatmg presence of an underground fuel storage fank: installed in
- 1953

7): New Asia Restativant ]Z;ease (thtotgh 12/31/21)

Based upon.our review of the materials provided, the Sifeis suitable for affordable housing.
development-and meets the City’s requirements for a land acquisition by the City.

Canditions related to the land acquisition inclide the féﬂbWiﬁg; without limitation:

1) Fee title interest to the Site must be- canveyed clear of all fitle excepfions except those are
indicated it the title fepoit dated Febraary 23, 2017.

1 South Van Ness Avenue— Fifth Floor, San Francisco, CA 94103
Phones (415) 701-5500 Fax: (415) 7015501 TDD: (415) 7015503 * wyww.sfmohed:org



~ Pagen
May 12, 2016

2) MOBCD acknowledges the presence of the UST, a recognized envitonmental condition
(REC), cost of remoyal of which will be included as part of the-anticipated fiiture
development.of the sife as affordable housing,

3) The tenancy may beeli gible for relocation bengfits, and the Tanditig source for said
“benefits, if applicable, would be the rental reventies post-acquisition.

4) Real Estate will manage the asset: inaccordance with the:terms of an appropnate MOU to;
be negohated betveen Real Estate and MOHCD until stich time s the tenanit Has vacated
the ; gremlses

5) “The City’s acteéptance 6 fhie Site is conditionied on & findiiig of conisistency with the
General Planiznid approval of the conveyance by the Board of Supervisors and the Mayor,.
in their respective sole diser etlon

Any future: financing from MOHED. appears to bé within our prsgrammatic ‘parametets for
multlfamlly iendmg Ay MOHCD ﬁnancmg would be to fund constriction workeand eligible
costs sttributable tothe project onterms atid conditions satisfactory to MOHCD; and will be
subject to.availability of funds, compliance with funding requirements, Citywide Affordable.
Housmg Loan Committee approval, execution of all necéssaty: legal.documents and ény- other
spec1al terms and condmons related to this project. “Therefore, allowmg the teriant to femain
wnitil the natural terinination of their lease would be.aceeptable to MOHCD.

Sincerely yours;

@Isori Lee

ce:  Sandi Levine, -'l?epartmén‘t of Real Estate:
John Rahaim, Kate Connor, Caily Grob, Depattment of City Planning:



OFFICE OF THE MAYOR EDWIN M. LEE
- SAN FRANCISCO
TO: Angela Calvillo, Clerk of the Boa rvisors
FROM: € ¢ Mayor Edwin M. Lee -~
RE: Approval of Below Fair Market Value Purchase of Real Property Located
at 772 Pacific Avenue for an Affordable Housing Project
DATE: May 2, 2017

Attached for introduction to the Board of Supervisors is a resolution authorizing the Real
Estate Division, on behalf of the Mayor’s Office of Housing and Community
Development, to acquire Real Property located at 772 Pacific Avenue for use in
constructing affordable housing for San Franciscans.

Please note that this legislation is co-sponsored by Supervisor Peskin.

| respectfully request that this item be heard in Budget & Finance Committee on May
18" and sent forward as a Committee Report to the full Board on May 23, 2017.

Should you have any questions, please contact Mawuli Tugbenyoh (415) 554-5168.

1 DR. CARLTON B. GOODLETT PLACE, Room 200
SAN FRANCISCO, CALIFORNIA 94102-4681
TELEPHONE: (415) 554-6141



File No. 170522

FORM SFEC-126:
NOTIFICATION OF CONTRACT APPROVAL
{S.F. Campaign and Governmental Conduct Code § 1.126)

City Elective Officer Information (Please print clearly.)

Name of City elective officer(s): City elective office(s) held:
Members, Board of Supervisors Members, Board of Supervisors

Contractor Information (Please print clearly.)

Name of contractor:
Shew Yick Trust One (A); Robert Yick Trust Two (B); and Robert Yick Non-Exempt Assets Trust (C)

Please list the names of (1) members of the contractor’s board of directors,; (2) the contractor’s chief executive officer, chief
Sfinancial officer and chief operating officer; (3) any person who has an ownership of 20 percent or more in the contractor; (4)
any subcontractor listed in the bid or contract; and (5) any political committee sponsored or controlled by the contractor. Use
additional pages as necessary.

1. Board of Directors: NA; Trustees for (A) are Robert Yick and Andy Ting; Trustees for (B) and (C) are Joseph Yick
and Mark Shustoff
NA; See Trustees above
NA
NA
No political committees sponsored or controlled.

bl ol

Contractor address:
(A): Robert Yick and Andy Ting, ¢/o Daniel A. Conrad, 1550 Bryant Street, Suite 760, San Francisco, CA 94103 (B):

Joseph Yick, c/o Macnnis, Donner & Koplowitz, 465 California Street, Suite 222, San Francisco, CA 94104. (C):
Mark Shustoff, ¢/o MacInnis, Donner & Koplowitz, 465 California Street, Suite 222, San Francisco, CA 94104,

Date that contract was approved: Amount of contract:
(By the SF Board of Supervisors) $5,000,000

Describe the nature of the contract that was approved:
Purchase and Sale Agreement (from Trusts to City) of 772 Pacific Avenue (Block/Lot 0161/015) for future use as affordable

housing site

Comments: Currently operating as restaurant, with lease through 12/31/21 @ $22,500/month

This contract was approved by (check applicable):
Othe City elective officer(s) identified on this form

[ a board on which the City elective officer(s) serves: San Francisco Board of Supervisors
Print Name of Board

O the board of a state agency (Health Authority, Housing Authority Commission, Industrial Development Authority
Board, Parking Authority, Redevelopment Agency Commission, Relocation Appeals Board, Treasure Island
Development Authority) on which an appointee of the City elective officer(s) identified on this form sits

Print Name of Board

Filer Information (Please print clearly.)

Name of filer: v Contact telephone number:

Angela Calvillo, Clerk of the Board (415) 554-5184

- Address: E-mail:
City Hall, Room 244, 1 Dr. Carlton B. Goodlett P1., San Francisco, CA | Board.of.Supervisors@sfgov.org
94102

Signature of City Elective Officer (if submitted by City elective officer) : Date Signed

Signature of Board Secretary or Clerk (if submitted by Board Secretary or Clerk) Date Signed






