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PROJECT DESCRIPTION

The project proposes to remove an unauthorized dwelling unit from the ground floor basement/garage
level of an existing two-family dwelling. No exterior alterations are proposed.

REQUIRED COMMISSION ACTION

In order for the Project to proceed, the Commission must grant a Conditional Use Authorization for the
removal of an unauthorized dwelling unit under Planning Code Sections 303 and 317(g)(6).

ISSUES AND OTHER CONSIDERATIONS

Financial Feasibility:

* The cost to legalize the Unauthorized Unit has been estimated to be $562,500 whereas the average
cost of legalization per unit is currently $57,982--an absolute difference ([x-y]/(x+y)/2)) of 62% of the
average cost to legalize.

= The proposed project is deemed not financially feasible. The project sponsor submitted two property
appraisal reports, conducted and approved by a California licensed property appraiser, that state the
value of the property at $1,900,000 as is, and $1,900,000 with a legalized unit at the ground floor. The
lack of difference in the value was stated to be that a two unit building has the potential to become
condominiums without required participation in the lottery system, whereas a legalization of the
third unit would not qualify the property to bypass. As there is no gain in property value and the
estimated cost of construction is $562,500. The proposed legalization is not financially feasible for the
property owner.
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Executive Summary CASE NO. 2017-015110CUA
Hearing Date: 11/15/2018 1043 ALABAMA STREET

Existing Tenant & Eviction History:

=  The subject unit was vacated in March 2018. The subject property has no record for an eviction notice
served after December 10, 2013 under Administrative Code Sections 37.9(a)(9) through 37.9(a)(14) of
the Residential Rent Stabilization and Arbitration Ordinance. There is one record for an eviction
notice issued on February 20, 2014 (after December 10, 2013) for breach of lease cause under Section
37.9(a)(2). Therefore, the Planning Commission may allow the merger/removal of the Unauthorized
Unit.

Project Timeline:
. In 2000, the Project Sponsor purchased the property with the Unauthorized Unit already installed
in the existing building.

. On July 9, 2015, a complaint (201556671) was filed with the Department of Building Inspection
(DBI) that there was a potential unpermitted dwelling unit in the basement of the building. This
complaint was closed on June 21, 2017.

. On June 16, 2017, another complaint (201786611) was filed with the Department of Building
Inspection (DBI) that there was a potential unpermitted dwelling unit in the basement of the
building.

. The Project Sponsor filed a request for Conditional Use Authorization (2017-015110CUA) on

November 28, 2017 for removal of the Unauthorized Dwelling Unit.

BASIS FOR RECOMMENDATION

The Department finds that the Project is, on balance, consistent with the Policies of the General Plan and
the Mission Area Plan Objectives. The Department also finds the project to be compatible with the
surrounding neighborhood, and not to be detrimental to persons or adjacent properties in the vicinity.

ATTACHMENTS:

Draft Motion — Conditional Use Authorization
Exhibit A — Conditions of Approval

Exhibit B — Plans

Exhibit C — Maps and Context Photos

Exhibit D- Project Sponsor Submittals
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Zoning: RH-2 (Residential, House, Two-Family) Zoning District
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Staff Contact:

ADOPTING FINDINGS RELATING TO THE APPROVAL OF CONDITIONAL USE
AUTHORIZATION PURSUANT TO PLANNING CODE SECTIONS 303 AND 317 FOR THE
REMOVAL OF AN UNAUTHORIZED DWELLING UNIT AT 1043 ALABAMA STREET LOCATED
ON ASSESSOR’S BLOCK 4149, LOT 027 IN THE RH-2 ZONING DISTRICT, CALLE 24 SPECIAL
USE DISTRICT, AND A 40-X HEIGHT AND BULK DISTRCT.

PREAMBLE

On November 27, 2017, Gloria Lopez (hereinafter “Project Sponsor”) filed an application with the
Planning Department (hereinafter “Department”) for Conditional Use Authorization under Planning
Code Sections 303 and 317 to remove an unauthorized dwelling unit at 1043 Alabama Street within an
RH-2 (Residential, House, Two-Family) District and a 40-X Height and Bulk District.

The Planning Department Commission Secretary is the custodian of records; the File for Record No. 2017-
0151110CUA is located at 1650 Mission Street, Suite 400, San Francisco, California.

On October 4, 2018, the Project was determined to not be a project that would have either a direct or
indirect change in the physical environment for consideration under the California Environmental
Quality Act (CEQA) Section 21065 and State CEQA Guidelines Section 15378. Therefore, the project is not
subject to CEQA review by the Department. The Commission has reviewed and concurs with said

determination.
On November 15, 2018, the San Francisco Planning Commission (hereinafter “Commission”) conducted a

duly noticed public hearing at a regularly scheduled meeting on Conditional Use Application No. 2017-
015110CUA.

www.sfplanning.org
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Draft Motion RECORD NO. 2017-015110CUA
November 15, 2018 1043 Alabama Street

The Commission has heard and considered the testimony presented to it at the public hearing and has
further considered written materials and oral testimony presented on behalf of the applicant, Department
staff, and other interested parties.

MOVED, that the Commission hereby authorizes the Conditional Use Authorization as requested in
Application No. 2017-0151110CUA, subject to the conditions contained in “EXHIBIT A” of this motion,
based on the following findings:

FINDINGS

Having reviewed the materials identified in the preamble above, and having heard all testimony and
arguments, this Commission finds, concludes, and determines as follows:

1. The above recitals are accurate and constitute findings of this Commission.

2. Project Description. The project proposes to remove an unauthorized dwelling unit from the
ground floor basement/garage level of an existing two-family dwelling. No exterior alterations
are proposed.

3. Site Description and Present Use. The project site is located on the east side of Folsom Street,
Lot 027 in Assessor’s Block 4149 in the Mission neighborhood. The project site has one three-
story residential building constructed circa 1900 with two authorized and one unauthorized
dwelling units. The project site is 26 feet wide and 100 feet deep with approximately 2,600 square
feet.

4. Surrounding Properties and Neighborhood. The adjacent buildings on the subject block are
predominately one- to two-story over basement single- and two-family residences. The
immediate neighborhood context is primarily characterized by two- to three-story residential
buildings, which are located in either the RH-2 or RH-3 Zoning Districts.

5. Public Outreach and Comments. The Department has received one inquiry from existing
tenants of the upper units regarding potential construction noise.

6. Planning Code Section 303 establishes criteria for the Planning Commission to consider when
reviewing applications for Conditional Use approval. On balance, the project does comply with
said criteria in that:

A. The proposed new uses and building, at the size and intensity contemplated and at the
proposed location, will provide a development that is necessary or desirable, and compatible
with, the neighborhood or the community.
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ii.

iii.

iv.

The removal of the unauthorized unit is necessary and desirable, and is compatible with the immediate
two-family neighborhood. The surrounding neighborhood is characterized by single- and two- family
residences. The existing building was originally designed to be in keeping with the existing
development pattern and the neighborhood character. No changes to the exterior are proposed.

The proposed project will not be detrimental to the health, safety, convenience or general
welfare of persons residing or working in the vicinity. There are no features of the project
that could be detrimental to the health, safety or convenience of those residing or working

the area, in that:

Nature of proposed site, including its size and shape, and the proposed size, shape and
arrangement of structures;

The Project proposes no changes to the physical environment or to the exterior of the existing
structure. The existing building is consistent with the adjacent residential context.

The accessibility and traffic patterns for persons and vehicles, the type and volume of
such traffic, and the adequacy of proposed off-street parking and loading;

There is no effect on the accessibility and traffic patterns in relation to this proposal.

The safeguards afforded to prevent noxious or offensive emissions such as noise, glare,
dust and odor;

The Project is retaining two-family dwelling units which is generally not associated with concerns
such as noxious or offensive emissions.

Treatment given, as appropriate, to such aspects as landscaping, screening, open spaces,
parking and loading areas, service areas, lighting and signs;

The Project does not propose any changes to the exterior of the existing two-family dwelling.

C. That the use as proposed will comply with the applicable provisions of the Planning Code

D.

SAN FRANCISCO

and will not adversely affect the General Plan.

The Project complies with all relevant requirements and standards of the Planning Code and is
consistent with objectives and policies of the General Plan as detailed below.

That the use as proposed would provide development that is in conformity with the purpose
of the applicable RH-2 District.

PLANNING DEPARTMENT 3
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The Project is consistent with the stated purpose of the RH-2 Zoning District, since the Project would
maintain two authorized dwelling units within an existing three-story residential building.

7. Planning Code Section 317 establishes additional criteria for the Planning Commission when
reviewing applications for the Loss of Residential and Unauthorized Units, Through Demolition,
Merger and Conversion. On balance, the project complies with said criteria in that:

a. Residential Merger. Pursuant to Planning Code Section 317(g)(2), the Planning
Commission shall consider the following criteria in the review of applications to merge
Residential Units or Unauthorized Units:

i. Removal of the unit(s) would eliminate only owner occupied housing, and if so,
for how long the unit(s) proposed to be removed have been owner occupied;

The unauthorized unit is not owner occupied and is currently vacant.

ii. Removal of the unit(s) and the merger with another is intended for owner
occupancy;

The owner will not occupy the merged dwelling unit, which is a two-family residence.

iii. Removal of the unit(s) will remove an affordable housing unit as defined in
Section 401 of this Code or housing subject to the Residential Rent Stabilization
and Arbitration Ordinance;

The unauthorized unit is not an affordable housing unit as defined in Section 401.
However, the existing residence is likely subject to the Residential Rent Stabilization and
Arbitration Ordinance. The project will remove an unauthorized unit, which is subject to
Residential Rent Stabilization and Arbitration Ordinance.

iv. Removal of the unit(s) removes an affordable housing unit as defined in Section
401 of this Code or units subject to the Residential Rent Stabilization and
Arbitration Ordinance, whether replacement housing will be provided which is
equal or greater in size, number of bedrooms, affordability, and suitability to
households with children to the units being removed;

The Project does not include replacement housing. The Project will restore the existing
two-family dwelling back to the legal original use.

v. How recently the unit being removed was occupied by a tenant or tenants;

The unauthorized unit was vacated by a tenant in March 2018.

SAN FRANCISCO 4
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Vi.

vii.

Viii.

ix.

SAN FRANCISCO
PLANNING DEPARTMENT

RECORD NO. 2017-015110CUA
1043 Alabama Street

The number of bedrooms provided in the merged unit will be equal to or greater
than the number of bedrooms in the separate units;

The Project will return the subject property to a two-family dwelling. The same number
of ‘bedrooms’” will remain in the upper story units. Kitchen and bath facilities are
proposed for removal and return the space to be used for basement storage only.

Removal of the unit(s) is necessary to correct design or functional deficiencies
that cannot be corrected through interior alterations;

The unauthorized dwelling unit is constructed on a raised floor with ceiling heights that
do no meet building code requirements. Removal of the raised floor, excavation and new
reinforced foundation would be required to legalize the unit per the Department of
Building Inspections legalization checklist dated June 22, 2018.

The appraised value of the least expensive Residential Unit proposed for merger
only when the merger does not involve an Unauthorized Unit.

Not Applicable. The proposal is for removal of an Unauthorized Unit within the
basement of an existing two-family residence.

The Planning Commission shall not approve an application for Residential
Merger if any tenant has been evicted pursuant to Administrative Code Sections
37.9(a)(9) through 37.9(a)(14) where the tenant was served with a notice of
eviction after December 10, 2013 if the notice was served within 10 years prior to
filing the application for merger. Additionally, the Planning Commission shall
not approve an application for Residential Merger if any tenant has been evicted
pursuant to Administrative Code Section 37.9(a)(8) where the tenant was served
with a notice of eviction after December 10, 2013 if the notice was served within
five (5) years prior to filing the application for merger. This Subsection (g)(2)(H)
shall not apply if the tenant was evicted under Section 37.9(a)(11) or 37.9(a)(14)
and the applicant(s) either (A) have certified that the original tenant reoccupied
the unit after the temporary eviction or (B) have submitted to the Planning
Commission a declaration from the property owner or the tenant certifying that
the property owner or the Rent Board notified the tenant of the tenant's right to
reoccupy the unit after the temporary eviction and that the tenant chose not to
reoccupy it.

The subject property has no record for an eviction notice served after December 10, 2013
under the above referenced Sections of the Residential Rent Stabilization and Arbitration
Ordinance. There is one record for an eviction notice issued after December 10, 2013 for a
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breach of lease cause under Section 37.9(a)(2). Therefore, the Planning Commission may
allow the merger of the Unauthorized Unit.

b. Removal of Unauthorized Units. Pursuant to Planning Code Section 317(g)(6), the
Planning Commission shall also consider the following criteria in the review of
applications for Removal of Unauthorized Units:

i. The Unauthorized Unit or Units are eligible for legalization under Section 207.3
of this Code;

Per correspondence with the Department of Building Inspection (DBI), the Unauthorized
Unit is eligible for legalization under Section 207.3.

ii. The costs to legalize the Unauthorized Unit or Units under the Planning,
Building, and other applicable Codes is reasonable based on how such cost
compares to the average cost of legalization per unit derived from the cost of
projects on the Planning Department's Master List of Additional Dwelling Units
Approved required by Section 207.3(k) of this Code;

The cost to legalize the Unauthorized Unit has been estimated to be $562,500 whereas the
average cost of legalization per unit is currently $57,982--an absolute difference ([x-
yl/(x+y)/2)) of 62% of the average cost to legalize.

iii. Financially feasibility to legalize the Unauthorized Unit or Units. Such
determination will be based on the costs to legalize the Unauthorized Unit(s)
under the Planning, Building, and other applicable Codes in comparison to the
added value that legalizing said Units would provide to the subject property.
The gain in the value of the subject property shall be based on the current value
of the property with the Unauthorized Unit(s) compared to the value of the
property if the Unauthorized Unit(s) is/are legalized. The calculation of the gain
in value shall be conducted and approved by a California licensed property
appraiser. Legalization would be deemed financially feasible if gain in the value
of the subject property is equal to or greater than the cost to legalize the
Unauthorized Unit.

The proposed project is deemed not financially feasible. The project sponsor submitted
two property appraisal reports, conducted and approved by a California licensed property
appraiser, that state the value of the property at $1,900,000 as is and $1,900,000 with a
legalized unit at the ground floor. The lack of difference in the value was stated to be that
a two unit building has the potential to become condominums without required
participation in the lottery system, whereas a legalization of the third unit would not
qualify the property to bypass. As there is no gain in property value and the estimated

SAN FRANCISCO 6
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cost of construction is $562,500. The proposed legalization is not financially feasible for
the property owner.

iv. If no City funds are available to assist the property owner with the cost of
legalization, whether the cost would constitute a financial hardship.

To date, the Planning Department has not found the existence of any City funding
sources or programs to assist the property owner with the cost of legalization. The cost to
improve the property and legalize the Unauthorized Unit would unduly burden the
property owner and constitute a financial hardship for reasons beyond the financial
feasibility of the potential property value gained which have been outline in the property
owner’s submittal letter.

8. General Plan Compliance. The Project is, on balance, consistent with the following Objectives
and Policies of the General Plan:

HOUSING ELEMENT

OBJECTIVE 2:
RETAIN EXISTING HOUSING UNITS, AND PROMOTE SAFETY AND MAINTENANCE
STANDARDS, WITHOUT JEOPARDIZING AFFORDABILITY.

Policy 2.2:
Retain existing housing by controlling the merger of residential units, except where a merger
clearly creates new family housing.

Policy 2.4:
Promote improvements and continued maintenance to existing units to ensure long term
habitation and safety.

The project does not propose demolition of any residential structures and the removal of the Unauthorized
Unit restores the property to it’s authorized use as a two-family dwelling.

COMMUNITY SAFETY ELEMENT

OBJECTIVE 2:

REDUCE STRUCTURAL AND NON-STRUCTURAL HAZARDS TO LIFE SAFETY,
MINIMIZE PROPERTY DAMAGE AND RESULTING SOCIAL, CULTURAL AND
ECONOMIC DISLOCATIONS RESULTING FROM FUTURE DISASTERS.

POLICY 2.6:
Reduce the earthquake and fire risks posed by older small wood-frame residential buildings
through easily accomplished hazard mitigation measures.

SAN FRANCISCO 7
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The existing unauthorized unit does not meet Building Code standards for ceiling height and would require
excavation and shoring of the foundation to make the unit safe for habitation.

MISSION AREA PLAN

HOUSING

Objectives and Policies

OBJECTIVE 2.2:

RETAIN AND IMPROVE EXISTING HOUSING AFFORDABLE TO PEOPLE OF ALL
INCOMES.

Policy 2.2.2
Preserve viability of existing rental units.

The unauthorized dwelling unit is not viable to legalize as it is not financially feasible.
9. Planning Code Section 101.1(b) establishes eight priority-planning policies and requires review
of permits for consistency with said policies. On balance, the project complies with said policies

in that:

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

The project site does not possess any neighborhood-serving retail uses.

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

The proposal is to remove an unauthorized dwelling unit. However, the removal of the unit returns the
property to it’s authorized use as a two-family dwelling in an RH-2 zoning district.

C. That the City's supply of affordable housing be preserved and enhanced,

The Property does not currently possess any existing affordable housing as defined in Planning Code
Sections 401 and 415.

D. That commuter traffic not impede MUNI transit service or overburden our streets or
neighborhood parking.

There is no effect on traffic or transit services by this Project.

SAN FRANCISCO 8
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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
resident employment and ownership in these sectors be enhanced.

The Project does not include commercial office development and would not effect industrial or service
sectors.

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

This proposal will not impact the property’s ability to withstand an earthquake.
That landmarks and historic buildings be preserved.
Currently, the Project Site does not contain any City Landmarks or historic buildings.

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

There is no effect on parks or open space by this project

10. The Project is consistent with and would promote the general and specific purposes of the Code
provided under Section 101.1(b) in that, as designed, the Project would contribute to the character
and stability of the neighborhood and would constitute a beneficial development.

11. The Commission hereby finds that approval of the Conditional Use Authorization would

promote the health, safety and welfare of the City.

SAN FRANCISCO
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DECISION

That based upon the Record, the submissions by the Applicant, the staff of the Department and other
interested parties, the oral testimony presented to this Commission at the public hearings, and all other
written materials submitted by all parties, the Commission hereby APPROVES Conditional Use
Authorization Application No. 2017-015110CUA subject to the following conditions attached hereto as
“EXHIBIT A” in general conformance with plans on file, dated August 17, 2017, and stamped “EXHIBIT
B”, which is incorporated herein by reference as though fully set forth.

APPEAL AND EFFECTIVE DATE OF MOTION: Any aggrieved person may appeal this Conditional
Use Authorization to the Board of Supervisors within thirty (30) days after the date of this Motion. The
effective date of this Motion shall be the date of this Motion if not appealed (after the 30-day period has
expired) OR the date of the decision of the Board of Supervisors if appealed to the Board of Supervisors.
For further information, please contact the Board of Supervisors at (415) 554-5184, City Hall, Room 244, 1
Dr. Carlton B. Goodlett Place, San Francisco, CA 94102.

Protest of Fee or Exaction: You may protest any fee or exaction subject to Government Code Section
66000 that is imposed as a condition of approval by following the procedures set forth in Government
Code Section 66020. The protest must satisfy the requirements of Government Code Section 66020(a) and
must be filed within 90 days of the date of the first approval or conditional approval of the development
referencing the challenged fee or exaction. For purposes of Government Code Section 66020, the date of
imposition of the fee shall be the date of the earliest discretionary approval by the City of the subject
development.

If the City has not previously given Notice of an earlier discretionary approval of the project, the
Planning Commission’s adoption of this Motion, Resolution, Discretionary Review Action or the Zoning
Administrator’'s Variance Decision Letter constitutes the approval or conditional approval of the
development and the City hereby gives NOTICE that the 90-day protest period under Government Code
Section 66020 has begun. If the City has already given Notice that the 90-day approval period has begun
for the subject development, then this document does not re-commence the 90-day approval period.

I hereby certify that the Planning Commission ADOPTED the foregoing Motion on November 15, 2018.
Jonas P. Ionin

Commission Secretary

AYES:

NAYS:

ABSENT:
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ADOPTED:
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EXHIBIT A
AUTHORIZATION

This authorization is for conditional use to remove an unauthorized dwelling unit located at 1043
Alabama Street, Block 4149, Lot 027 pursuant to Planning Code Sections 303 and 317 within the RH-2
Zoning District, Calle 24 Special Use District, and a 40-X Height and Bulk District; in general conformance
with plans, dated August 17, 2017, and stamped “EXHIBIT B” included in the docket for Record No.
2017-015110CUA and subject to conditions of approval reviewed and approved by the Commission on
November 15, 2018 under Motion No. XXXXXX. This authorization and the conditions contained herein
run with the property and not with a particular Project Sponsor, business, or operator.

RECORDATION OF CONDITIONS OF APPROVAL

Prior to the issuance of the building permit or commencement of use for the Project the Zoning
Administrator shall approve and order the recordation of a Notice in the Official Records of the Recorder
of the City and County of San Francisco for the subject property. This Notice shall state that the project is
subject to the conditions of approval contained herein and reviewed and approved by the Planning
Commission on November 15, 2018 under Motion No XXXXXX.

PRINTING OF CONDITIONS OF APPROVAL ON PLANS

The conditions of approval under the 'Exhibit A’ of this Planning Commission Motion No. XXXXXX shall
be reproduced on the Index Sheet of construction plans submitted with the site or building permit
application for the Project. The Index Sheet of the construction plans shall reference to the Conditional
Use authorization and any subsequent amendments or modifications.

SEVERABILITY

The Project shall comply with all applicable City codes and requirements. If any clause, sentence, section
or any part of these conditions of approval is for any reason held to be invalid, such invalidity shall not
affect or impair other remaining clauses, sentences, or sections of these conditions. This decision conveys
no right to construct, or to receive a building permit. “Project Sponsor” shall include any subsequent
responsible party.

CHANGES AND MODIFICATIONS

Changes to the approved plans may be approved administratively by the Zoning Administrator.
Significant changes and modifications of conditions shall require Planning Commission approval of a
new Conditional Use authorization.

SAN FRANCISCO 12
PLANNING DEPARTMENT



Draft Motion RECORD NO. 2017-015110CUA
November 15, 2018 1043 Alabama Street

Conditions of Approval, Compliance, Monitoring, and Reporting
PERFORMANCE

1. Validity. The authorization and right vested by virtue of this action is valid for three (3) years
from the effective date of the Motion. The Department of Building Inspection shall have issued a
Building Permit or Site Permit to construct the project and/or commence the approved use within
this three-year period.

For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863,
www.sf-planning.org

2. Expiration and Renewal. Should a Building or Site Permit be sought after the three (3) year
period has lapsed, the project sponsor must seek a renewal of this Authorization by filing an
application for an amendment to the original Authorization or a new application for
Authorization. Should the project sponsor decline to so file, and decline to withdraw the permit
application, the Commission shall conduct a public hearing in order to consider the revocation of
the Authorization. Should the Commission not revoke the Authorization following the closure of
the public hearing, the Commission shall determine the extension of time for the continued
validity of the Authorization.

For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863,
www.sf-planning.org

3. Diligent Pursuit. Once a site or Building Permit has been issued, construction must commence
within the timeframe required by the Department of Building Inspection and be continued
diligently to completion. Failure to do so shall be grounds for the Commission to consider
revoking the approval if more than three (3) years have passed since this Authorization was
approved.

For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863,
www.sf-planning.org

4. Extension. All time limits in the preceding three paragraphs may be extended at the discretion of
the Zoning Administrator where implementation of the project is delayed by a public agency, an
appeal or a legal challenge and only by the length of time for which such public agency, appeal or
challenge has caused delay.

For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863,
www.sf-planning.org

5. Conformity with Current Law. No application for Building Permit, Site Permit, or other
entitlement shall be approved unless it complies with all applicable provisions of City Codes in
effect at the time of such approval.

SAN FRANCISCO 13
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For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863,
www.sf-planning.org

MONITORING - AFTER ENTITLEMENT

6.

Enforcement. Violation of any of the Planning Department conditions of approval contained in
this Motion or of any other provisions of Planning Code applicable to this Project shall be subject
to the enforcement procedures and administrative penalties set forth under Planning Code
Section 176 or Section 176.1. The Planning Department may also refer the violation complaints to
other city departments and agencies for appropriate enforcement action under their jurisdiction.
For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863,
www.sf-planning.org

Revocation due to Violation of Conditions. Should implementation of this Project result in
complaints from interested property owners, residents, or commercial lessees which are not
resolved by the Project Sponsor and found to be in violation of the Planning Code and/or the
specific conditions of approval for the Project as set forth in Exhibit A of this Motion, the Zoning
Administrator shall refer such complaints to the Commission, after which it may hold a public
hearing on the matter to consider revocation of this authorization.

For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863,
www.sf-planning.org

OPERATION

8.

Community Liaison. Prior to issuance of a building permit to construct the project and
implement the approved use, the Project Sponsor shall appoint a community liaison officer to
deal with the issues of concern to owners and occupants of nearby properties. The Project
Sponsor shall provide the Zoning Administrator and all registered neighborhood groups for the
area with written notice of the name, business address, and telephone number of the community
liaison. Should the contact information change, the Zoning Administrator and registered
neighborhood groups shall be made aware of such change. The community liaison shall report to
the Zoning Administrator what issues, if any, are of concern to the community and what issues
have not been resolved by the Project Sponsor.

For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863,
www.sf-planning.org

SAN FRANCISCO 14
PLANNING DEPARTMENT
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1041-43 Alabama Street Vicinity Map

AERIAL MAP
Client:_Private Appraisal File No.._11000217
Address: 1041-1043-1043A Alabama Street No:n/a
Gity: San Francisco State: CA Zip: 94110

Subject
1041 Alabama Street
San Francisco, CA94110

321 Noe Street, Suite #301 . San Francisco, CA 94114 . Office (415) 271-9784 . Fax (415) 432-2069



1041-43 Alabama Street Existing Site Plan. No
Work.

back yard

property line

property line

Alabama Street



1041-43 Alabama Street
front elevation




1041-43 Alabama Street
Rear elevation




1041-43 Alabama Street
side front elevation

"

L]




1041-43 Alabama Street
rear side elevation




1041 and 1043 Alabama St Existing Floor
plans. No work. No changes being
proposed.

21.51ft

First Floor (#1041) Second Floor (#1043)
[Area: 1500 ft7] [Area: 1427 ft7]

Stairs
[Area: 46 ft7]
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1043A ALABAMA STREET STREET, SAN FRANCISCO, CA 94110

EXISTING FLOOR PLANS

AuBUEST 17, 2017

SCALE: 13" = 1-0

OPEN HOUSE DRAFTING

CHRIS DANIGELIS / CHRIS@OPENHOUSEDRAFTING.COM
415.999.9535
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Storage
Storage
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Bathroom and kitchen removed, gaxagexextetxied, all existing rooms will be storage rooms

remove tub, toilet, kitchen/bath sinks, and gas

RSOVENGR XX
Rremogecxall
ST
x:Gaxaoe/Storage
:L storage 9
1
+ 72

R

connection.

No walls in basement will be altered.

1 1043A ALABAMA STREET BTREET, SAN FRANCISCO, CA 941 'ID‘

_— I
Proposed Floor ! |
Plan SCALE: L' = 1-0"|

AUGUEST 17, 2017|
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OPEN HOUSE DRAFTING

CHRIS DANIGELIS / CHRIS@OPENHOUSEDRAFTING.COM

415.999.9539




Edwin M. Lee, Mayor

-
City ane! County of San FranI: sco UNI
Tom C. Hui, S.E., C.B.O., Director

Department of Building lnsp%act Et‘;[ﬂ ZATIGN

Letova oF v

Legalization of Dwelling Units Installed Without a Permit
SCREENING FORM — No fee to file

The screening form shall be completed by a California licensed architect, civil or structural engineer or
contractor. Submittal of this Screening Form is to summarize the evaluation performed on the building and to
identify code issues related to the legalization of existing unauthorized dwelling units under Ordinance No.

43-14.

Submit the completed Screening Form (with the supporting documents) as a hardcopy in person or
by U.S. mail to Department of Building Inspection, 1660 Mission Street, San Francisco, CA 94103

soccior  yyyq /oaz
ADDRESS JOY ) - 10Y3 flabrrti ST, S Fead¥/leo
CONTACT (OWNER :
OR AGENT() Glorin Lq/ﬁzz,

SECTION 1 — ADMINISTRATIVE INFORMATION

é[ou& AC/%L t[[f 227 2/ V}f Glexinl 6_ & Z‘fd/éfici:rm -

Contact Name Contact Telephone _ Contact Email

9%0 Mprfer ST #1260 Spd Jranlcisco Cagdioz

Contact Mailing Address

SECTION 2 - DOCUMENTATION OF EXISTING UNAUTHORIZED DWELLING UNITS
AND IDENTIFICATION OF RELATED CODE ISSUES

& Attach floor plans for the entire building.to demonstrate egress or other code issues

n—f\nnr}x

& Attach site (plot) plan showing the location of existing buildifigs; otter Structuresom-the-siterp

lines and locations of adjacent streets or alleys. R E C E I V E D

E( Assessment/costs prepared by licensed contractor, architeq t>or engineer that outlines compliance
plan to meet codes (or any equivalencies subject to approvgl by DBI, Firﬂmdf?rmiw):

e DEPT. OF BUILDIN
G INSPECTION
: g 4 THIS PLAN MEETS THE QUALITY
Technical Services Divisi@TANDARD FOR REﬁ’gODUCTIOM
1660 Mission Street — San Franciscp GYCEERIED
Office (415) 558-6205 — FAX (415) 558-6401=wwwisfdbi.org -~ mmrimmerr]




INFORMATION SHEET G-17

SECTION 3 —-DESIGN PROFESSIONAL/CONTRACTOR & OWNER AFFIDAVIT

Under penalty of perjury, the Design Professional/ContraCtor certifies that the information provided and the
Owner/Agent certifies that the information provided in Section 1 of this section are correct to the best of their -

knowledge.

5.1. Design Professional:
[Professional Stamp

Herel]
0425~ 1t
Date stamped and ‘ . : )
signed : LpCEAE. 9X.74 Xq
(NOTE: In lieu of stamp, R grpint 05/3%,;,?

Contractor shall provide
license number and
expiration date)

PAL Consioctios, Fn <

Firm Name
Py 4 ¥
$ht) ST /779 IRfod bri ConSTho i . o
Design Professional Design Professional
Telephone - Email

5.2. Owner / Agent:

A =~ gl ?;/"zy B haont

Signature Date’

FOR DBI USE ONLY \@

DBI has received the materials submitted and filed under “Legalization of dwelling units
installed without a permit”. .

Further discussions on code issues and equivalencies on perphenee-witteviapre=

application meetings or Administrative Bulletin AB-005. R E C E I V E D

Date received by DBI ~ JON 77 2018

PT. OF BUILDING INSPECTION
e bt TR SR
7 ST,
Page 3 ot 1} RCCEPTED i |

‘Technical Services Division
1660 Mission Street — San Francisco CA 94103
Office (415) 558-6205 — FAX (415) 558-6401 — www.sfdbi.org

e



INFORMATION SHEET

G-17

information with the Rent Board
during the permit review process.

A dwelling unit is a room or suite
of two or more rooms that is .
designed for, or is occupied by,
one family doing its own cooking
therein and having only one
kitchen. A housekeeping room as |
defined in the Housing Code shall
be a dwelling unit for purposes of
this Code. For the purposes of
this Code, a live/work unit shall
not be considered a dwelling unit.

Planning

Code
Sections
102:7 &
102.13

‘Landscaping. Pursuant to Planning
Code Section 132, 20 percent of
the front setback area shall be
remain unpaved and devoted to
plant material, including the use
of climate appropriate plant
materials. Please indicate
compliance with this requirement
on the plans. A link to the Guide
to the San Francisco Green
Landscaping Ordinance is below:
http://www.sf-
planning.org/ftp/files/publication

s_reports/Guidé to_ SF_ Green Landsc

aping Ordinance.pdf

Planning
Code -
Section
132.

?@ BD

Permeability. Pursuant to Planning
Code Section 132, the front
setback area shall be at least 50
percent permeable so as to
increase stormwater infiltration.
The permeable surface may be
inclusive of the area counted
towards the landscaping
requirement; provided, however,
that turf pavers or similar
planted hardscapes shall be
counted only toward the permeable
surface requirement and not the
landscape requirement. Please
indicate compliance with this
requirement on the plans. A link
to the Guide to the San Francisco

Planning

Code
Section -
132

" Page 5 of 17

Technical Services Division

1660 Mission Street — San Francisco CA 94103

Office (415) 558-6205 — FAX (415) 558-6401 — www.sfdbi.org :




INFORMATION SHEET

may be submitted directly to Kate
Conner at the Planning Department,
1650 Mission Street, 4th Floor.
The Tree Protection and Planting
checklist is linked below:
http://sf-
planning.org/modules/showdocument .
aspx?documentid=8321

legalizing an illegal dwelling

13 .pdf

Bicye¢le Parking. When a dwelling
unit isg proposed, including

unit, the property must comply
with bicycle parking requirements.
In order to legalize an illegal
unit per Planning Code Section
207.3, bicycle parking spaces must
be provided on-site in a secure,
weather protected space meeting
dimensions set in Zoning
Administrator Bulletin No. 9,
easily accessible to residents and
not otherwise used for automobile
parking or other purposes. Each
space is required to be 2’-0'' by
6'-0. An area devoted to bicycle
parking must be shown on the
plans. A link to Zoning
Administrator Bulletin No. 9 is
below: .
http://www.sf-
planning.org/ftp/files/publication
s_reports/ZAB BicycleParking 9-7-

Planning
Code
Section
155

378D

building to demonstrate exiting

Provide floor plans for the entire

and other issues. The Floor Plans
must show all existing rooms
adjacent to the dwelling unit te
be legalized. Label the use of
each room.

A0

Provide Site (Plot) Plan: Show the
location of existing buildings,
other structures on the site,
property lines and locations of
adjacent streets or alleys.

g
§20,%

Page 7 of- 17

Technical Services Division

1660 Mission Street — San Francisco CA 94103

Office (415) 558-6205 — FAX (415) 558-6401 — www.sfdbi.org



INFORMATION SHEET

net floor area of not less than 70
square feet.

Exception: Kitchens are not
required to be of a minimum floor
area.

18. |Efficiency Dwelling Units. 1208.4
Efficiency dwelling units shall
comply with the following:

(1) The unit shall be occupied by
no more than two persons and
having a living room of not less
than 150 square feet of floor
area. An additional 100 square
-feet of floor area shall be
provided for each occupant of such
unit in excess of two.

(2) The unit shall be provided with
.a separate closet.

(3) The unit shall be provided with
a kitchen sink, cooking appliance
and refrigeration facilities, each
having a clear working space of
not less than 30 inches in front.
Light and ventilation conforming
to this code shall be provided.

(4) The unit shall be provided with
a separate bathroom containing a
water closet, lavatory and bathtub
or shower.

(5) The total area of the unit
shall be no less than 220 square
feet, which area shall be measured
from the inside perimeter of the
exterior walls of the unit and
ghall include closets, bathrooms,
kitchen, living, and sleeping
areas. .

(6) Subsections 1-5 apply only to
new construction of a structure or
building. For purposes-of the
preceding sentence, new
construction shall mean the
creation of an entirely new
structure or building and shall
not apply to improvement,
renovation, rehabilitation, or any
other change to an existing
structure or building. Existing
buildings or structures are
subject only to Subsections 1-4
except that for purposes of

Page 9 of 17

Technical Services Division
1660 Mission Street — San Francisco CA 94103
Office (415) 558-6205 — FAX (415) 558-6401 — www.sfdbi.org



INFORMATION SHEET

G-17

20.

Fire-resistance rating.

Horizontal assemblies separating
dwelling units in the same
building and horizontal assemblies
separating sleeping units in the
same building shall be a minimum

‘of 1-hour fire-resistance-rated

construction.

7113

205,

Noise Insulation Enforcement
Procedures. APPLICABILITY.

The noise requirements apply only
to residential use buildings for
which permits were applied after
August 22, 1974, i.e. to Form 1
and 2 applications. They do not
apply to buildings constructed
before 1974 in which new units are
created through alterations,
additions or change of use.

Adminis-
trative
Bulletin
ABR-026

22

Except as noted -in Section 1029.1,
basements and sleeping rooms below
the fourth story above grade plane
shall have at least one exterior
emergency egress and rescue window
or door with a clear net opening

of 5.0 square feet if located on a

floor at a grade level, and 5.7
square feet on all other floors.
The window or door shall have a
minimum clear opening height of
24’7 ; a minimum clear opening is
not greater than 44’’ above the
finished floor. An emergency
escape and rescue opening with a
finished sill height below the
adjacent ground level shall have
window wells. Bars, grilles,
grates or similar devices
installed on rescue windows,
window wells or exits shall be
equipped with approved release
mechanisms.

(For R3, also see Information
Sheet no. E-03)

1029.
1029.
1029.
1029.

N

Informa-
tion Sheet
no. E-03

# j2:

Page 11 0f 17

Technical Services Division

1660 Mission Street — San Francisco CA 394103

Office (415) 558-6205.— FAX (415) 558-6401 — www.sfdbi.org




INFORMATION SHEET

G-17

28.

Enclosed attic & enclosed rafter

spaces shall have cross

‘ventilation not be less than 1/150

of the area of the ventilated
space. A minimum of 1’ airspace
shall be provided between
insulation and the roof sheathing.

1203.2

Vs

29,

Garage and carports.

Ventilations shall be provided as
follows: Natural ventilations
shall be required, and such space
shall be provided with ventilation
outlets in the walls or exterior
doors. The total net area of such

|ventilation outlets shall be 200

square inches for a space up to
1,000 square feet in area and
shall be increased 30 square
inches for each additional 200
square feet of floor area up to
maximum floor- area of 3,000 square
Eeet:

406.3.3

e

(3.0

Indicate the location of attic
access. -

N

31.

Sleepers and sill plates on
concrete or masonry in direct
contact with the earth shall be of
naturally durable or preservative-
treated wood. :

2304.11.2.4

Z%IZ

325

Wood framing members, including
wood sheathing, that rest on
exterior foundation walls and are
less than 8 inches from exposed.
earth shall.be of naturally
durable or preservative-treated
wood . :

2304.11.2.2

e
y

S

Exiting through the garage area
shall meet all requirements of
Administrative Bulletin AB-020.

AB-020

Syl

Page 13 of 17

Technical Services Division

1660 Mission Street — San Francisco CA 94103

Office (415) 558-6205 — FAX (415) 558-6401 — www.sfdbi.org
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G-17

carbon monoxide alarm installed in
accordance with Section 420.6.2.
Carbon monoxide alarms shall only
be required in the specific
dwelling unit or sleeping unit for

| which the permit was obtained.

construction.of buildings or
structures, shall not apply to
existing buildings or structures

41. | Smoke alarms: 3401.8.1
When the valuation of an addition,
alteration or repair to a Group R,

Occupancy exceeds $1,000 and a E§j>£/
permit is required, or when one or i
more sleeping rooms are added or é?’lz’
created in existing Group R

Occupancies, smoke alarms shall be

installed in accordance with

Section 907.

42. | Preliminary review by Plumbing 2013 San
Inspection Division. Francisco
Call 558-6570 as required. Plumbing

: Code
43. | Preliminary review by Electrical 2013 San
] Inspection Division. Francisco
Call 558-6570 as required. Electrical
' Code

44 . | School Impaction Fee Informa-
Administration. : tion
.Letter from SFUSD to DBI dated Sheet No.

12/15/89 informing that the G=TL
California State Legislature had attachment
amended School Facilities Fees

legislation and exempts any

residential addition of less than

500 square feet.

45, |17912. Rules and regulations California
promulgated pursuant to the Health and éi&ﬁ
provisions of this part and Safety
building standards published in Code ?g;/ZL
the State Building Standards Code, | Section
relating to the erection or

17912

Page 15 of 17

Technical Services Division

1660 Mission Street — San Francisco CA 94103

Office (415) 558-6205 — FAX (415) 558-6401 — www.sfdbi.org




lNFORMATlON SHEET G-17
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Technical Services Division
1660 Mission Street — San Francisco CA 94103
Office (415) 558-6205 — FAX (415) 558-6401 — www.sfdbi.org



i\

BAI Construction PROJECT: 1043 “A” Alabama Street, San Francisco
September 25, 2017 Page 1 of 2
Glotia Lopez
1043 Alabama Street

San Francisco, CA
Re: 1043 “A” Alabama Street, San Francisco
Hi Gloria:

We would like to take this opportunity and thank you for allowing us to be of service. We are confident that we can
provide the best services in regards to the upgrading of your project.

Following your request for an estimate, we are respectfully submitting the results of our analysis:
 Our Proposal Includes:

Preliminaty cost breakdown for each phase of this project

* Architectural plans including: Approximate Cost: $20,000.
As-built drawings
New floor plan for unit 1043 A
New path of travel through garage (Fite Depf. Requitement)
Legalization of an illegal unit

* Structural plans including: Approx. Cost: $20,000.
Details for replacing existing brick foundations inside unit 1043 A, with reinforced concrete foundations and
~ lowering ground to comply with 7°6” clearance
Details for new path of travel corridor through garage
Possible Voluntary Soft Story retrofit for the entire garage level and unit 1043 A

*  Rebuild unit 1043 A, new with 7°6” clearance, new kitchen, bathroom and rooms
Approx. cost: $250,000.
New Kitchen with cabinets
New bathroom, shower and sink
New appliances
New flooring
Electrical and plumbing fixtures
All electrical and plumbing work

Windows
*  Sprinkler work Approx. Cost: $35,000.
*  Soft Story retrofit of ground floor level Approx. Cost: $30,000.
e All City fees Approx. Cost: 10,000.

3483 Golden Gate Way — Suite 216 I Lafayette, CA 94549 1 www.baiconstruction.com 1 Tel 510 595 1994 1 License 983889
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BAI Construction

PROJECT: 1043 “A” Alabama Street, San Francisco

Page 2 of 2
Project: 1043 Alabama Street, San Francisco

® Separate electrical conduit and new witing for entire unit "~ Approx. cost: $35,000.
e (N) Gas heater furnace for unit Approx. Cost: $10,000.
® Removal of existing wood post inside garage Approx. Cost: $30,000.
® Build new cortidor and possibly relocate existing futnaces Approx. Cost: $40,000.
® (N) gas meter from PG&E : : TBD
® (N) Electric meter from PG&E TBD

®  Mechanical consultant to review available power and gas to deterrmne if we approx. Cost: $3,000.
Are able to add metets

e Special inspection fee Approx. Cost: $10,000.
Our Proposal Excludes:

® Material testing for hazardous material ($2,000.)

e Abatement of hazardous material, if any _

¢ Removal and installation of any items in the way of construction such as electrical, plumbing, mechanical lines
and garage doors (approx. cost: $12,000.) :

® Temporary power connection during construction (approx. cost: $1,000.)

® Toilet facility (approx. $1,500.)

e Place an underground electﬂcal—ground inside grade beam founda'aon (approx. cost: $3,000.)

e PG&E fees

e Seismic retrofitting of ground floor level

Architectural and Structural Plans Duration: Min. 1year including approval
Construction Duration: Minimum 4 to 6 months without inspection delays
Please note that this proposal is good for 30 days only.

At BAI Construction, we take pride in our extensive expettise, setvice, and quality in completing projects
successfully.

Please call us if we can be of any setvice.

Sincerely,

Behnam Afshar
BAI Construction, In

o~
AFLIL NS 3 ¢ LON

3483 Golden Gate Way — Suite 216 1 Lafayette, CA 94549 1 www.baiconstruction.com 1 Tel 510 595 1994 I License 983889




FLOORPLAN SKETCH
Client: Private Appraisal Fle No.: 11000217
Property Address: 1041-1043-1043A Alabama Street Case No.:n/a
City: San Francisco State: CA Zip. 94110

21.501
Basement Apartment R
[Area: 70Cft
30.501t
zan g Entry

2 Car Builk-in
{Ama: B35 A

Second Floor (#1043)
FisUrloor #1041}
Basement Apartment
Total Living Area (rounded):

1
1

34t

14h

FirstFloor (#1041)
[Arsa: 1500 f)

Stairs
fArea: 46 ft9

42693 1 Slairs
500.50 ft* 2 Car Built-in
69695 2

21.511

Enclosed
~ Porch

Kitchen Full
E - Bath

4151

481

45t

S Bedroom

3527 f# Total Non-Living Area (rounded).

- Living
Room
. Office

2

Second Fioor (#1043}
{Area: 1427719

18 ft

83550 1t

321 Noe Street, Suite #301 .

San Francisco, CA 94114 . Office (415) 271-9784 . Fax (415) 432-2089
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or to buildings or structures as
to which construction is commenced
or approved prior to the effective
date of the rules, regulations, or
building standards, except by act
of the Legislature, but rules,
regulations, and building
standards relating to use,
maintenance, and change of
occupancy shall apply to all
hotels, motels, lodging houses,
apartment houses, and dwellings,
or portions thereof, and buildings
and structures accessory thereto,
approved for construction or
constructed before or after the
effective date of such rules,
regulations, or building
standards. :

,,ﬁE/Z

1 46.

Assessor-Recorder’s Office:
Legalized units shall be reported
to the Assessor when completed for
applicable property tax
assessment. Under State law, the
Assessor is responsible for
establishing a taxable value on
property located in the City &
County of San Francisco. A
property that legalizes a unit
under this program may be subjeét
to an increase in the assessed
value depending on whether the
building was originally purchased
with the existing illegal in-law
unit and the extent to which new
construction occurs to bring the
unit into compliance. Please i
contact the Assessor’s Office with
additional questions: call 311 or
vigit asSsessorlsigov.org.

Page 16 of 17
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34.

Fire-resistance rating requirement
for exterior walls based on fire
separation distance shall meet
requirements of .Table 602.

Table 602

Jeo.
#lz

35

Openings is exterior walls shall
comply with Sections 705.8.1
through 705.8.6.

705.8

N
F 2

36

Approval of New Openings in New
and Existing Building Property
Line Walls shall meet requirements
of Administrative Bulletin AB-009.

AB-009

# 12

37.

Bathrooms. Rooms containing
bathtubs, showers, Spa and similar
bathing fixtures shall be
mechanically ventilated in
accordance with the California
Mechanical Code.

1203.4.2.1

St i

38

Energy Conservation. Qualified
historical buildings or properties
covered by this part are exempted
from compliance with energy
conservation standards.

CHRBC
Section 8-

901.5

39

Access Compliance. All publicly
funded buildings used for

congregate residences or for one-

or two-family dwelling unit
purposes shall confoerm to the
provisions appllcable to living
accommodations.

N T
Chapters
11A & 11B

40.

Carbon monoxide alarms.

When a permit is required for
alterations, repairs or additions
with a total cost or calculated
valuation exceeding $1,000,
existing dwellings or sleeping
units with a fossil fuel-burning
heater or appliance, fireplace or
an attached garage shall have a

420.6.2.2

H(=

Page 14 of 17
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23.

Landings shall have a width not
less than the width of the ,
stairway or the door, whichever is
greater. Doors in the fully open

| position shall not reduce a

required dimension by more than 7
inches. When a landing sexves an
occupant load of 50 or more, doors
in any position shall not reduce

the landing less than one-half its

required width. Landings shall.
have a length measured in the
direction of travel not less than
44 inches.

1008 +1 «6

S

24.

Habitable rooms (excluding
kitchens, home offices and media
rooms) within a dwelling unit or
congregate residence shall be
provided with natural Iight by
means of exterior glazed openings
in-accordance with Section 1205.2.

1205% %
Exception

Sk Z

25+

Natural light. The minimum net
glazed area shall be not less than.
8% of the floor area of the room
served.

Adjoining spaces. For the purpose
of natural lighting, any room is
permitted to be considered as a
portion of an adjoining room where
one-half of the area of the common
wall is open and unobstructed and
provides an opening of not less
than one-tenth of the floor area
of the interior room or 25 square
feet, whichever is greater.

1205.2
120552451

Stz

26.

Stairways within dwelling units
and exterior stairways serving a
dwelling unit shall have an
illumination level on tread runs -
of not.less than 1 foot-candle.

1205.4

127.

Provide natural ventilation (4% of
floor area) or a mechanical system
for all habitable rooms.

L1203, 1

Page 12 of 17

Technical Services Division
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GetF:

Subsection 1 the unit shall have a
living room of not less than 220
square feet of floor area for up
to two occupants.

1.9

Private garages and carports
Separation. Separations shall
comply with the following:

(1) The private garage shall be
separate from the dwelllng unit
and its attic area by means of
gypsum board, not less than 5/8-
inch in thickness, applied to the
garage side. Garages beneath
habitable rooms shall be separated
from all habitable rooms above by -
not less than a 5/8-inch (15.9 mm)
Type X gypsum board or equivalent
and %-inch (12.7 mm) gypsum board
applied to structures supporting
the separation from habitable
roomg above the garage. Door
openings between a private garage
and the dwelling unit shall be
equipped with either solid wood
doors or solid or honeycomb core
steel doors not less than
1.3/8inches in thickness or doors
in compliance with Section 716.5.3
with a fire protection rating of
not less than 20 minutes. Openings
from a private garage directly
into a room used for sleeping
purpose shall not be permitted.
Doors shall be self-closing and
self- 1atch1ng

(2)Ducts in a private garage and
ducts penetrating the walls or
ceiling separating the dwelling
unit, including its attic: area,
from the garage shall be
constructed of sheet steel of not
less than 0.019 inches, in
thickness, and shall have o
openings into the garage.

(3)A separation is not required
between a Group R-3 and U carport,
provided the carport is entirely
open on two or more sides and -
there are not enclosed areas
above.

406.3.4.

j«'/@/ 000

1t 430,00

35,007

Page 10 of 17
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* Show dimensions between
dwelling unit walls and
property lines.

e Show the direction of

'~ true North.

11.

Provide evidence from Water
Department, telephone, gas or
electric records, written lease
agreementg, etc. Showing dwelling
unit to be legalized existed prior
to Jan. 1 , 2013

12.

Minimum ceiling heights.
Occupiable spaces, habitable
spaces and corridors shall have a
ceiling height of not less than 7
feet 6 inches.

1208.

ffZS()[mC

135

Bathrooms, toilet rooms, kitchens,
storage rooms and laundry rooms
shall be permitted to have a
ceiling height of not less than 7

.feet.

1208.

14.

Ceiling height. The means of

‘| egress shall have a ceiling helght

of not less than 7 feet 6 inches.

1003.

15,

Foundation slab needs to be
lowered if (12), (13) or (14) are
not met.

Lo plaqibild

s

16 .

Minimum room widths. Habitable
spaces, other than a kitchen,
shall be not less than 7 feet in
any plan dimensions. Kitchens
shall have a clear passageway of
not less than 3 feet between
counter fronts and appliances or

counter fronts and walls.

1208.

17.

Room area. Every dwelling unit
shall have no less than one room
that shall have not less than 120
square feet of net floor area.

1208.

Other habitable roomg shall have a

Page 8 of 17

Technical Services Division
1660 Mission Street — San Francisco CA 94103

Office (415) 558-6205 — FAX (415) 358-6401 — www.sfdbi.org



INFORMATION SHEET

Green Landscaping Ordinance is
below:

http://www.sf-

| planning.org/ftp/files/publication
s_reports/Guide to SF Green Landsc
aping Ordinance.: Ddf

6. Street Tree. When a dwelling unit Planning

is proposed, including legalizing | Code

an illegal dwelling unit, the Section

property must comply with the 138 K}
‘| street :free requirements. One tree f%ffé

of 24-inch box size is required

for each 20 feet of frontage of
the property along each street or
alley, with any remaining fraction
of 10 feet or more of frontage
requiring an additional tree. Such
trees shall be located either
within a setback area on the lot
or within the public right-of-way
along such lot. This property is
required to provide one street
tree. Pleasge indicate compliance
with this requirement on the
plans.

T Street Tree Referral. Prior to
| Planning Department approval, you
must obtain a referral form
Department of Public Works (DPW).
DPW determines whether or not
required trees can feasibly be A
planted. Please bring to the :%JQ%T>
following to DPW: (1) a completed
Tree Planting and Profection
Checklist, (2) project plans
[117'x17’’ is acceptable] and (3)
a DPW tree planting application.
Submittals can be made to DPW'’s
offices at 1155 Market.St or
electronically at www.sfdpw.org -»>
“‘Services A-Z’'’ -> ‘“‘Trees’'’.
After doing their analysis and
fieldwork, DPW will provide the
applicant with a signed referral
form with their determination
which should then be provided to
Planning staff. Planning staff
cannot approve the building permit
application without the referral
form from DPW. Thig information

Page 6 of 17
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~ ATTACHMENT B
Legallzatlon of Dwelling Units Installed Wlthout a Permit
Checklist

The dntent of this checkligt ig to provide a general guideline for the
legalization of dwelling units installed without a permit. This checklist
- may not cover all code issues related to the legalization process.

Referenced Codes:
e 2013 San Francisco Building Code (SFBC)
e 2013 San Francisco Planning Code
2013 San Franciszco Fire Code (8FFC)
2013 San Francisco Mechanical Code (SFMC)
2013 San Francisco Plumbing Code
2013 San Francisco Electrical Code ( SFEC)
e 2013 San Francisco Energy Code
e 2013 California Historical Building Code (CHBC)

* Code section referenced is SFBC unless noted otherwise.

Estimated

Code Requirements Séiﬁ?én. nggiiigie Remark
W
Mechanicel Code (SFHG) 2013 SF §35 000 | tlcloins
_giiggiigaéOEZ?e2éigE§;’égé;giFCode : %fﬁ 000 Gas
2013 SF Fire Code (SPPC) and 2013 D | flonry

Cglifornias Historieal Bulldlng
Code (CHRC).

2. Rent Board Verification. Ordinance
No. 43-14 states that the Planning
Department must verify that
certain no-fault evictions have
not occurred within certain time
frames. The applicant shall check
+whethexr-or not.they meet those

; cgktegla If guch an eviction has
oequfredewgthan }Qe*ltmlted
timeframe, the legallzatlon may
not be processed, even if;the
unauthoxized. unit could otnerw1se
i | meet the‘Bu1ld1ng Code
requlrements The Plannlng

Page 4 of 17
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Appraisal Express & Investments

n/a
Fle No. 11000117

10/31/2017

Attn: Gloria Lopez
Private Appraisal

870 Market Street, Unit #1261
San Francisco, CA, 94102

File Number; 11000117

To whom it may concern,
In accordance with your request, | have appraised the real property at:
1041 Alabama Street
San Francisco, CA 94110
The purpose of this appraisal is to develop an opinion of the defined value of the subject property, as improved.
The property rights appraised are the fee simple interest in the site and improvements.
In my opinion, the defined value of the property as of October 12, 2017 is:
$1,900,000

One Million Nine Hundred Thousand Dollars

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

Sincerely,

Nw\p “ @nm@ﬁbfv—w
Max E. Mendoza
Appraiser / Realtor

321 Noe Street, Suite #301 . San Francisco, CA 94114 . Office (415)271-9784 . Fax (415) 432-2069
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Appraisal Express & Investments

n/a
File No. 11000117

APPRAISAL OF

As a Duplex

LOCATED AT:

1041 Alabama Street
San Francisco, CA 94110

CLIENT:
Private Appraisal

870 Market Street, Unit #1261
San Francisco, CA, 94102

AS OF:

October 12, 2017

BY:

Max E. Mendoza
Appraiser / Realtor

321 Noe Street, Suite #301 . San Francisco, CA 94114 . Office (415)271-9784 . Fax (415)432-2069
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n/a
Small Residential Income Property Appraisal Report  Fiero 11000117
The purpose of this appraisal report is to provide the dient with a aredible opinion of the defined value of the subject property, given the intended use of the appraisal.
Client Nameintended User Private Appraisal E-mal glorialg_ @live.com
Client Address 870 Market Street, Unit #1261 City San Francisco State CA Zp 94102
Additional Intended User(s) As decided by client.

Intended Use TO Determine the Fair Market Value of the Subject Property as a Duplex

Property Address 1041 Alabama Street City San Francisco State CA Zp 94110
5 Owner of Public Record Gloria G. Lopez County San Francisco
' | egal Desoription Lot #27 Block #4149
B Assessor's Parcel # 4149-027 Tax Year 2016-2017 RE Taxes$ 11,100.00
B Nsighborhood Name: The Mission District Map Reference TB: 667 J--3 Census Tract 0228.03

operty Rights Appraised | XJFee Simple | J Leasehold [ Other (describe)

My research (Jdid ddrnrevedanypn'orsal&sortransfersofIhesd:q‘edpropenyfa'theﬂ'reeyea'spiortoﬂ'eeﬁecﬁveda:edﬂiswpreisd.

Prior Sle/Transier: ~ Date No prior sale within Price Last 36 months Source(s) Realist.com

Analysis of prior sale or transfer history of the subject property (and comparable sales, if applicable)  Per National Data Collective, the San Francisco MLS Board,

and/or Realist.com, the subject property has not changed ownership or been listed for sale within the last 12 months.

SALES HISTORY

Offerings, options and contracts as of the effective date of the appraisdl n/a

Suburban Rura PRICE ACE One-Unit 40 %
Butt-p [XJOver75% [ J2575% () Under 25% | Demend/Supply $(000) ors) | 2-4Unit 20 %
Growth Rapid (X)Stable  [_JSlow Merketing Time 975 Low 5 | Muti-Family 30 %
pa] Neighborhood Bourdaries Please see the attached addendum for comments on this section. 4,275 Hgh 140 | Commerca 10 %
2 1,695 Pred. 115 | Other Vacant 0%
g Neighborhood Description  Please see the attached addendum for comments on this section.
-
]
w
-4
Market Conditions (inciuding support for the above condusions)  Please see the attached addendum for comments on this section.
Dimensions 26' X 100" Area 2,600 Sq.Ft. Shape Rectangular View Residential/Street
Spedific Zoning Qlassification RH2 Zoning Description Residential: Two Family Dwellings
Zoring Compliance Legal [ Jiegal Noncorforming (Grandtaihered Use) | NoZoning_ | Wegal (describe)
Is the highest and best use of the subject property as improved {or as propased per plans and spedifications) the presert use? (X Yes [_No  1f No, describe.
Utilities Public  Other (describe) Public  Other (describe) Off-site Improvements—Type Public Private
Bewity (X) [ Water 0 Strest Asphalt J

Gas Sanitary Sewer D Aley No alley D
Ste Comments  Please see the attached addendum for comments on this section.

>~

Units Two [ JThee [ JFar D Concrete Slab D Crawt Space Foundation Walls Concrete/Average Hrdwd/Tile/Avg.
(] Accessory Urit (describe below) Full Baserent | Partial Baserment | Exterior Walls Stucco/Wd/Avg. | walis Drywl/Plstr/Avg.
#oStories 2 #otbdgs. 1 Baserent Area 815 sq ft. | Roof Surface Comp./Average+ | TimFinsh  Wood/Average
e [ Joet [XJAt [ )SDet/End Unit| Basemert Finish 0 % | Gutters & Downspouts Galv. Iron/Average | BahRoor  Marble/Lam/Avg.
Bxsting () Proposed [ ) Under Const. |(X) Quisice Enry/Bxt ) Sump Purp | Window Type Dual/Alum/Avg. i
Design (Style) Traditional Evidence of D Infestation StomSashinsuated None/Typical

Year Built 1900 Screens Partial/T |
Bfective Age (Yrs) 30 Years ([ oiveway  #0fCars O
Attic Nore (X]Freplace(s)# 2 [X) woodStove(s) # O | Driveway Surface Concrete
Drop Stair [ stairs Other [Fuel Gas X] PatioDeck Patio (X Fence Wd/lron [(X)Gerage  #0f Cars 2
P (] Foor (XJ satte (] Gentral Air Gonditioring Pod No Porch None Capot  #dCas 0
4 (X ] Finished [ Heated Indvicual] (X] Other None Qther None A ot Xlmitin
b #of Appliances| Refrigerator 2| RergefOven 2| Distwesher_ 2| Disposd 0| Morovawe_P_| WesherDryer 2| Oither (descaibe) 2 Hood
Py Unit# 1 contains: 5 Rooms 3 Bedroom(s) 1.0 Baihig) 1,500 SquaefeeldGossLMngNea
b Uit #2 contains: 5 _ Rooms 2 Bedroom(s) 1.0 Bain(s) 1,427 Squarefest of Gross Living Area
Bl Uit #3 contains: Roos Bedoorr(s) Bethis) Square fest of Gross Living Avea
Unit # 4 contains: Rooms Bedroom(s} Bath{(s) Square feet of Gross Living Area

Addiional featwes  Wrought iron gate on the front of the buiding, partial dual pane windows, hardwood floors throughout, large walk-in
closet in one of the bedrooms in each unit, window treatments, office used as a bedroom on the top unit, built-in two car garage, in unit
laundry area, central heating systems, storage in the basement, and an open concrete patio at the rear yard.

Comments onthe Improverrents - The subject is in overall average condition for the neighborhood. No significant items were observed during
the time of inspection. Normal wear and tear was observed on the property based on its current effective age. Both of the subject's
kitchens have been remodeled in the last 4-5 years, the composition roof is 5 years old, and a four year old updated bathroom in the
top floor unit.

Produced using ACH software, 800.234.8727 www adweb.com This lam Copyright € 2006-2014 AQ Oivisian of IS0 Clairms Senvices, Inc., All Aights Reserved.
Page1d5 "AR™) General Purpose Appraisal 052010
gPaR™) GPARTIRS_ 100626010
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Small Residential Income Property Appraisal Report

n/a
AleNo. 11000117

The following properties represent the most curment, similar, and praximate comparable rental properties to the subject property. This analysis is intended to support the opinion o the

merket rent for the subject .
FEATURE SUBJECT

COMPARABLE RENTAL NO. 1

COMPARABLE RENTAL NO, 2

COMPARABLE RENTAL NO. 3

Address San F

1041 Alabama Street

1019-1023 S. Van Ness Ave.
San Francisco, CA 94110

2817 24th Street
San Francisco, CA 94110

257-261 South Van Ness Ave.
San Francisco, CA 94110

Proximity to Subject .31 miles NW 0.22 miles SE 1.02 miles NW
Current Monthiy Rent | $8,100
Rent/GrossBdg. Aea | $2.77 sq.ft.
Rertt Gorira DYes [ Ino XYes [ XYes  [Jno Xves [Unw
B Dota Souroe(s) Inspection/Realist | SFAR #454858 / Realist.com |SFAR #441754 / Realist.com |SFAR #451563 / Realist.com
=4 Date of Lease(s) Month to Month Month to Month Month to Month Month to Month
| Location Residential Street | Feeder Street Access Street Feeder Street
i Actual Age 117 Years 127 Years 117 Years 107 Years
E Condition Average Average Above Average Above Average
M Gross Building Arca 2,927 2,660 2,760 4,734
0 N Am Count Size Bm Count Size Rm Count Size Am Count Size
§ Uit Breakdoan Tot B B | SqR |Tale] B | sor | VPT oTR] B | sor | MR o TR] B | sqm | YRR
= Unit#1 1041 513/1.0(1500({2 [1] 1 550 |$Vacant 4 11| 1 940 {54,000 6 14] 1 [1,650]|$6,950
f5{ Unit#2 1043 512110 (1427({2 1] 1 550 |$654 4 1] 1 940 |$4,000 6 13| 1 |1,650|$6.995
Unit#3 4 11115 | 780 |$1,427 3 |c| 5 | 880 |$4,850 1|c| .5 |1,434|$4,700
Unit#4 4 /1,15 | 780 [$1,635 $ $
Utilities Included Water & Garbage | Water & Garbage None Water & Garbage
Tenants pay Pays rest utilities | The rest of the utilities Tenants pays all utilities The rest of the utilities
Parking 2 Garage Parkng |2 Garage Parking Spaces No Garage Parking Spaces No Garage Parking Spaces

Analysis of rental data and support for estimated market rents for the individual subject units reported below (induding the adequacy of the comparables, rental concessions, etc.)
Please see attached addendum for comments on this section.

Utilities indluded in estimeted rerts

(Jgeic OX)water (Jsewer [ JGes (Jai [ Jcable  [X]Trash colledtion

Other (desciibe) _ Garbage

Conments on actual or estimeted rents and other monthly income (including persanal property)
units are currently rented on a month to month basis. The landlords in the area typically pays for water, sewer and garbage. The rest

Lease Date Total Total

Unit # Begin Date End Cate Rents Unfumnished Fumished Rents
1 Month Month $ 4,025 $ 0 $ 4,025 $ 6,000 $ 0 $ 6,000
2 Month Month 4,075 0 4,075 5,500 0 5,500
2B
Q
[ a4
g
k] Comment on lease data The lease Total Actual Monthly Rertt $ 8,100 Total Gross Monthly Rertt $ 11,500
E agreements were not provided to the Cther Morthly Income (iterrize) $ 1,523 Cther Mortthly Income (itermize) $ 1,523
bl appraiser during the time of inspection. | Total Adual Morthly Income $ 9623 Total Estimated Morthly Income $ 13,023
w
g
(2]

Both of the subject's units are currently tenant occupied and both

of the utilities are the responsibility of the tenants. Most of the rentals in the area are typically rented vacant and unfurnished. The

subject's estimated fair market rent are based on subject's units being vacant. There is a non-permitted one bedroom apartment in the

APPROACH

basement area currently generating $1,523 per month. This amount is reflected in the "Other Monthi

Site Value Comrents Site value is derived by the extraction method. Higher than normal land values is typical in this area of San Francisco

Income” on the above grid.

and are well supported by the comparables used on this report.

COST APPROACH

ESTMATED | JREPRODUCTIONOR REPLACEMENT COST NEW OPINION OF SITE VALUE By Abstraction..................... = 1,235,000
Source of cost data Marshall and swift cost guide Dwelling 2,927 S R@$ 25000 ............= 731,750
Quality rating fromcost service Average  Hfective date of costdata M &S 2017 SR@$ .. = 0
Comyments on Cost Approach (gross living area calcuiations, deprediation, etc.) Patio / Basement 25,000
Please see attached floor plan and calculations addendum for Garage/Carport 720 Sgh@$ 75.00 ... = 54,000
dimensions.Physical depreciation was calculated using the Toldl Esimateof Cost-New ... = 810,750
economic age-life method. Cost figures are from marshall & swift [Less 100 Physicd | Functional | Exemal
cost handbook and the local contractors in the area.The subject's | Depreciation $243,225 $0 $0 =$( 243,225
total remaining economic life is approximately 70 years. Deprediated Cost of Improverments .. .. .o..cooveeiieeee .. = 567,525
"As-is" Value of Site Improvements. .. .. ..o = 100,000
0
INDICATED VALUE BY COST APPROACH. Rounded. ... =3 1,902,500

ADDITIONAL COMMENTS

Produced using AC! soltware, 800.234 8727 www acweb com
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Small Residential Income Property Appraisal Report  Fieno 11000117
FEATURE | SUBJECT COMPARABLE SALE NO. 1 COMPARABLE SALE NO. 2 COMPARABLE SALENO. 3
1041 Alabama Street| 1183-1175 Hampshire Street | 1167-1169 York Street 1173-1175 Florida Street
Address San Francisco, CA 94110 San Francisco, CA 94110 San Francisco, CA 94110 San Francisco, CA 94110
Proximity to Subject 24 miles SE 0.20 miles SE 0.15 miles SE
Sale Price $ 1,600,000 $ 1,955,000
Sale Price/Gross Bdg. Areal sq.ft | $733.94 sq ft $650.40 ft $602.65
Gross Mortthly Rent $ Owner Occupd $ Vacant Units $3,032
Gross Rent Mutiplier 0.00 0.00 644.79
Price Per Unit $ 800,000 $899,500 $977,500
Price Per Room $177,778 $179,900 $ 195,500
Price Per Bedroom $320,000 $449,750 $488,750
Rent Control Xves [n XJYes [ Xyes Un
Data s) SFARMLS #459173 / DOM: 13 | SFARMLS #459500 / DOM: 43 | SFARMLS #450893 / DOM: 31
Verification Source(s Realist.com / Doc #K500242 Realist.com / Doc #K492573 Realist.com / Doc #K356317
VALUE ADJUSTMENTS DESCRIPTION H-) Adjustment DESCRIPTION +H-) Adjustiment DESCRIPTION H-) Adjustrrent
Sale or Ainancing | All Cash Offer 0 | Al Cash Offer 0 | Conventional
Concessions | None Reported None Reported None Reported
Date of Sale/Time V s OE:08/24/2017 0| COE:08/09/2017 0| COE:11/10/2016 0
Location Residential St. Residential St. Residential St. Residential St.
LeassholdFee Sirple Fee Simple Fee Simple Fee Simple Fee Simple
Site 2,600 Sq.Ft. 1,875 Sq.Ft 012,600 Sq.Ft. 2,600 Sq.Ft.
View Res;Street Res;Street Res;Street Res;Street
Design (Style) Traditional Traditional Traditional Traditional
Quality of Construction Average Average Average Average
s Actual Age 117 Years 103 Years 0111 Years 0104 Years 0 ;
i Condition Average Slight Inferior +50,000 | Below Average +50,000 | Average
={ Gross Ruilding Area 2,927 2,180 +93,500 | 2,766 +20,000 | 3,244 -39,500
@] Unit Breakdown Toa |Bdwe| Bas | Toa |Bdme|  Bats Tod | Bdms | Bahs O | Toa | Bams | Bahs 0
= Unit#1 1041 5|3 10 {5 |3 1.5 -10,000| 5 | 2 1 See Above | 6 | 2 2.5 -30,000
™ Unit#2 1043 5 |2 10 |4 | 2 1.5 -10,000, 5 | 2 1 0|4 |2 1.5 -10,000
o] Uit #3
Unit #4
Basement Description Full/815 Sq.Ft. | Finishd Basmnt Finishd Basmnt No Basement 0 5
%] Beserrent Firished Rooms | Studio Apartmnt | Studio Apartmnt F/B / Bonus Rm 0 [None +2,500 3
Functional Utlity Average Average Average Average ;
Heating/Cooling Fau/no A/C Wall / no A/C +5,000 | Fau / no A/C Fau /no A/C ;
Energy Eficient lterrs No Solar Heater | No Solar Heater No Solar Heater No Solar Heater
Parking On/Off Site 2 Car Garage 3 Car Garage -50,000 | 2 Car Garage 2 Car Garage
Porch/Patio/Deck Open c/c Patio | Open c/c Patio Open c/c Patio Patio / Decks 0
Kitchens 2 Remd. Kitchns | 1 Updated Kit. +30,000 | Dated Kitchens +40,000 | 2 Remd. Kitchns ;
Bathrooms 1 Updated Bath |1 Updated Bath Dated Baths +5,000 |4 Remod. Baths +35,000 )
Listing Price LP: $1,600,000 0| LP: $1,799,000 0| LP: $1,995,000 i
Net Adjustment (Total X+ (- X+ (- 115,000
Adusted Sale Price :
o ables
Adj. Price Per Unit (A SP Cormp /4 of Comp Units) $854,250 957,000
Adi. Price Per Room ((Ad. SPComp/# of Corp Fooms) | $ 189,833 191,400
Adi. Price Per Bdm._ (Ad. SP Gonp/# f Comp Bedroorrs) | $ 341,700 478,500 ‘

Summary of Sales Comparison Approach  Please see the attached addendum for comment on this section. ‘

Estin;atethﬁyNhrketF!em$ 8,100.00 X Gross Rent Mutipier 235.00 =$ 1,903,500  indicated Value by Income Approach -
Summeary o Income Approach (indluding support for market rentand GRM)  Please see attached addendum for comments on this section. 4

d Value by: Sales Comparison Approach $ 1,900,000 Cost Approach (if developed) $ 1,902.500 Income App (it ped) $ 1,903,500
Please see the attached addendum for comments on this section.

This appraisal is made "asis," Dstbjemoomueﬁmperplamardspedﬁwﬁu'smlhebas'sdahypuhetiml condition that the improverments have been cormpleted,
Q Dsthedtothefdlaming repairs or alterations on the basis of a hypathetical condition that the repairs or alterations have been completed Dsmb;ecl to the fdliowing:
Please see the attached addendum for comments on this section.

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

that is the subject of this reportis $ 1,900,000 as of 10/12/2017 , which is the effective date of this appraisal.
e Proouoed using AC! softwere, 800.234 8727 www.aceb.com “This form Copyright ©2006-2014 ACI Division of 180 Qlaims Services, Inc., All Rights Resenved.
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Small Residential Income Property Appraisal Report  Fieno 11000117
FEATURE ] SUBJECT COMPARABLE SALE NO. 4 COMPARABLE SALE NO. 5 COMPARABLE SALENO, 6
1041 Alabama Street | 884-886 Alabama Street 1015-1017 S. Van Ness Ave. |2112-2114 Bryant Street

Address San Francisco, CA 94110 | San Francisco, CA 94110 San Francisco, CA 94110 San Francisco, CA 94110

Proximity to Subject 18 miles NW 0.32 miles NW 0.34 miles NE

Sdle Price $0 $2,148,000 $2,285,000 $1,85!

Sale Price/Gross Bldg. Area|$ 0.00 sq.1t [$910.17 sq. ft $935.71 $818.58 L ft

Gross Manthly Rent $8,100 $5,700+/- $ Both Owner $ Vacant/Owner

Gross Rentt Mutiplier 0.00 376.84 0.00 0.00

Price Per Unit $1,074,000 $1,142,500 $925,000

Price Per Room $179,000 $228,500 $205,556

Price Per Bedroom $358,000 $571,250 $ 370,000

Rentt Corira XIves [ Ino Xves [ no XlYes  [INo

Deta Source(s) FARMLS #453404/DOM: 41 | SFARMLS #458469 / DOM: 25 | SFARMLS #462896 / DOM: 12

Verification Source(s ealist.com / Doc#439638 Realist.com / Doc #K476606 Realist.com / Pending Sale

VALUE ADJUSTMENTS DESCRIFTION +-) Adjustment DESCRIPTION +-) Adiustment DESCRIPTION +-) Adjustment

Sale or Finanding onventional Conventional Pending Sale

Concessions one Reported None Reported None Reported

Date of Sale/Time i OE:04/26/2017 0| COE:07/17/2017 PD: 09/19/2017 0

Location Residential St. Residential St. Feeder Street +25,000 | Residential St.

Leasehold/Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple

Site 2,600 Sq.Ft. 1,245 Sq.Ft. +35,000 | 3,537 Sq.Ft. -25,000 | 2,500 Sq.Ft. 0

View Res;Street Res;Street Res;Street Res;Street

Design (Style) Traditional Edwardian 0 | Edwardian 0 | Edwardian 0

Quality of Construction Average Good -100,000 | Above Average -75,000 | Average

Acual Age 117 Years 87 Years 0117 Years 132 Years 0

Condition Average Good (Remod.) -250,000 | Above Average -150,000 | Average

Gross Building Area 2,927 2,360 +71,000 [ 2,442 +60,500 | 2,260 +83,500

Unit Breakdown Tod |Byme | Bahs | Told | Bdms|  Baths -30,000 | Toa |Boms|  Baths Toal | Bdms|  Baths

Unit#1 1041 5 3 10 |6 | 4 1.0 0|6 |3 2.0 -20,000| 5-| 3 1.0

Unit#2 1043 5 | 2 10 |6 | 2 2.0 -20,000| 4 1 1.0 SeeGLA| 4 | 2 1.0 0

Unit #3

Unit#4

Baserment Description Full/815 Sq.Ft. | Finished Bsmnt 0| Out Building 0 [ No Finished 0

Basermertt Finished Rooms | Studio Apartmnt | See Below 0| Storage Rooms 0| Basement +2,500
] Functional Uility Average Average Average Average
% Heating/Cooling Fau / no AIC Fau/no A/IC Fau/no A/C Fau / no A/IC
™ Erergy Hficient ltems No Solar Heater | No Solar Heater No Solar Heater No Solar Heater
- Parking On/Off Site 2 Car Garage 1 Car Garage +50,000 | 2 Car Garage 2 Car Garage
% PorchPatio/Deck Open c/c Patio | Open c/c Patio Patio / Deck 0| Open c/c Patio
=1 Kitchens 2 Remd. Kitchns |2 Remd. Kitchns 1 Remod. Kitchn +20,000 | 1 Upgraded Kit. -35,000 1
=] Bathrooms 1 Updated Bath |2 Remod. Baths -25,000 | 1 Remod. Bath -5,000 | Dated Baths +5,000 }
4 Listing Price LP: $2,148,000 0| LP: $2,195,000 0|LP: $1,495,000 0 {

Net Adjustrrent (Total U+ 269,000] [+ 169,500 -
=4 Adjusted Sale Price

o ables A

Ad. Price Per Unit  (Adj. SP Comp/#of Comp Lits) $939,500

Ad. Price Per Room ((Aq. SPComp/#df CorpRooms) | $ 156,583

Adj. Price Per Bdm._(Ad. SP Camp/# of Comp Bedoors) | § 313,167

Summary of Sales Corrparison Approach.  Please see the attached addendum for comments on this section.

Produced using ACH softvare, 800.234,8727 www.aciweb.com This form Copysight € 2006-2014 ACt Division of 180 Claims Senvices, Inc., Alf Rights Resenved.
Additioral Comparables
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Small Residential Income Property Appraisal Report  Feno 11000117
FEATURE [ SUBJECT COMPARABLE SALENO. 7 COMPARABLE SALE NO. 8 COMPARABLE SALENO. 9
1041 Alabama Street

Address San Francisco, CA 94110

Proximity to Subject

Sale Price

Sale PricefGross Bldg. Area

Gross Monthly Rertt

Gross Rent Muttiplier

Price Per Unit

Price Per Room

Price Per Bedroom

Rent Contrdl

Data s)

Verification s)

VALUE ADJUSTMENTS

Sale or Finanding

Concessions

Date of Sae/Time

Location Residential St.

Leasehold/Fee Sirple Fee Simple

Site 2,600 Sq.Ft.

View Res;Street

Design (Style) Traditional

Quality of Construction Average

Actual Age 117 Years

Conition Average

Gross Building Area 2,927

Unit Breakdown Toial |Bdms | Baths Toia | Bdms|  Bats Toal | Bine. Baths Tota | Bdms|  Baths

Unit#1 1041 5 3 1.0

Unit#2 1043 5 | 2 1.0

Unit #3

Unit#4

Baserrent Destription Full/815 Sq.Ft.

Basemernt Finished Rooms | Studio Apartmnt 4
~{ Functional Utility Average E
" Heating/Cooling Fau / no A/IC
4 Erergy Hificient lters No Solar Heater
> Parking OOl Site 2 Car Garage
¥ PorcvPatioDeck Open c/c Patio
=1 Kitchens 2 Remd. Kitchns
H Bathrooms 1 Updated Bath }
4 Listing Price / H

Net Adjustment (Total
{ Adiusted Sale Price

of ables |

Ad). Price Per Unit (Ad. SP Comp/# of Cop Lnits) :

Adj. Price Per Room_((Ad. SPCarp/# ot CrpFooms) | §

Adi. Price Per Bdm  (Ad. SP Comp/# of Comp Bedoons) | $ ;

Summary of Sales Corparison Approach. Please see the attached addendum for comments on this section.

Prodoed using AC! software, B00.234.8727 ww.adineb.com This larm Copyright © 2006-2014 ACI Division of IS0 Caims Servioss, inc., Al Rights Fesenved.
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Small Residential income Property Appraisal Report  Fieno. 11000117

Scope of Work, Assumptions and Limiting Conditions

Scope of work is defined in the Uniform Standards of Professional Appraisal Practice as " the type and extent of research and analyses in an
assignment." In short, scope of work is simply what the appraiser did and did not do during the course of the assignment. It includes, but is not
limited to: the extent to which the property is identified and inspected, the type and extent of data researched, the type and extent of analyses applied
to arrive at opinions or conclusions.

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

The appraiser's certification appearing in this appraisal report is subject to the following conditions and to such other specific conditions as are
set forth by the appraiser in the report. All extraordinary assumptions and hypothetical conditions are stated in the report and might have affected the
assighment results.

1. The appraiser assumes no responsibility for rmatters of a legd nature affecting the property appraised or title thereto, nor does the appraiser render any opinion as to the title, whichis
assumed to be good and marketable. The property is appraised as though under responsible ownership.

2 Any sketch in this report may show appraximete dimensions and is induded only to assist the reader in visualizing the property. The appraiser has made no survey of the property.

3. The appraiser is not required to give testimony or appear in court because of having made the appraisal with reference to the property in question, unless arrangements have been
previously made thereto.

4. Neither all, nor any part of the contentt of this report, copy or ather media thered (induding condlusions as to the property value, the identity of the appraiser, professional designations,
or the firmwith which the appraiser is connected), shall be used for any purposes by anyone but the dient and other intended users as identified in this report, nor shall it be corveyed by
anyone to the public through advertising, public relations, news, sales, or other media, without the written consent of the appraiser.

5. The appraiser will nat disdlose the contentts of this appraisal report unless required by applicable law or as spedified in the Uniform Standards of Professional Appraisal Practice.

6. Information, estimetes, and opinions fumished to the appraiser, and contained in the report, were obtained from sources considered reliable and believed to be true and comect.
However, no responsibility for accuracy of such items fumished to the appraiser is assurmed by the appraiser.

7. The appraiser assumes that there are no hidden or unapparent conditions of the property, subsoll, or structures, which would render it more or less valuable. The appraiser assumes
no responsibility for such conditians, or for engineering or testing, which might be recuired to discover such factars. This appraisal is not an environmental assessment of the property and
should not be considered as such.

8. The appraiser spediaizes in the valuation of real property and is not a home inspectar, bullding contractor, structural engineer, or simmilar expert, unless otherwise noted. The appraiser
did not conduct the intensive type of field observations of the kind intended to seek and discover property defects. The viewing of the property and any improverments is for purposes of
developing an opinion of the defined value of the property, given the intended use of this assignment. Staterments regarding condition are based on surface observations only. The
appraiser clairms no spedial expertise regarding issues induding, but nat limited to: foundation settlerment, baserment moisture problems, wood destraying (or other) insects, pest infestation,
radon gas, lead based pairt, mold or ernvironmental issues. Unless otherwise indicated, mechanical systerns were not activated or tested.

This appraisal report should not be used to disciose the condition of the property as it relates to the presence/absence of defects. The dient is invited and encouraged to employ qualified
experts to inspect and address areas of concemn.  If negative conditions are discovered, the opinion of value may be affected.

Unless otherwise noted, the appraiser assumes the components that constitute the subject property improvement(s) are fundamentally sound and in
working order.

Any viewing of the property by the appraiser was limited to readily observable areas. Unless otherwise noted, attics and crawl space areas were not accessed. The appraiser did not move
fumiture, floor coverings or ather iterms that may restrict the viewing of the property.

9. Appraisals involving hypothetical conditions related to completion of new construction, repairs or ateration are based on the assurmption that such completion, alteration or repairs will
be competently performed.

10. Unless the intended use of this appraisal spedifically indudes issues of property insurance coverage, this appraisal should not be used for such purposes.  Reproduction or

Replacerment cost figures used in the cost approach are for valuation purposes only, given the intended use of the assignment. The Definition of Value used in this assignment is unlikely :
to be consistent with the definition of Insurable Value for property insurance coverage/use.

11. The ACI General Purpose Appraisal Report (GPAR™) is not intended for use in transactions that require a Fannie Mae 1025/Freddie Mac 72 form,
also known as the Small R I Property Appraisal Report (2-4 Family).

Additional Comments Related To Scope Of Work, Assumptions and Limiting Conditions

Produced using ACI software, 800.234.8727 www.adusb.com This farm Copyright ©2005-2014 AQ) Division of 180 Qaims Services, Inc., All Rights Feserved.
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Small Residential Income Property Appraisal Report  Fieno 11000117

Appraiser's Certification
The appraiser(s) certifies that, to the best of the appraiser's knowledge and belief:
1. The staterments of fact contained in this report are true and correct.

2 The reported analyses, opinions, and condusions are limited only by the reported assurmptions and limriting conditions and are the appraiser's personal, impartial, and unbiased
professional analyses, opinions, and condusions.

3. Unless atherwise stated, the appraiser has no present or prospedtive interest in the property that is the subject of this report and has no persondl interest with respect to the parties
involved.

4. The appraiser has no bias with respedt to the property that is the subject of this report ar to the parties involved with this assignment.
5. The appraiser's engagement in this assignment was not contingent upon developing or reparting predetenmined resuts.

6. The appraiser's compensation for completing this assignment is not contingent upon the development or reporting of a predetermmined value or direction in value that favors the cause of
the dient, the amount of the value opinion, the attainment of a stipulated result, or the occurence of a subsequent event directly related to the intended use o this appraisal.

7. The appraiser’s analyses, opinions, and conclusions were developed, and this report has been prepared, in corformity with the Uniform Standards of Professional Appraisal Practice.
8. Unless atherwise noted, the appraiser has made a personal inspection of the property that is the subject of this report.
9. Unless noted below, no one provided significant real property appraisal assistance to the appraiser signing this certification. Significant real property appraisal assistance provided by:

Additional Certifications:

Definition of Value: Market Value [:] Other Value:

Saurce of Definition: From Freddie Mac

The most probable price which a property should bring in a competitive and open market under all conditions requisite to a fair sale,
the buyer and seller, each acting prudently and assuming the price is not affected by undue stimulus. Implicit in this definition is the
consummation of a sale as of a specified date and the passing of title from seller to buyer under conditions whereby: (1) buyer and
seller are typically motivated; (2) both parties are well informed or well advised, each acting in what he or she considers his or her
own best interest; (3) a reasonable time is allowed for exposure in the open market; (4) payment is made in terms of cash in U.S.
dollars or in terms of financial arrangements comparable thereto; and (5) the price represents the normal consideration for the
property sold unaffected by special or creative financing or sales concessions* granted by anyone associated with the sale.

*Adjustments to the comparables must be made for special or creative financing or sales concessions. No adjustments are
necessary for those costs which are normally paid by sellers as a result of traditional or law in a market area; these costs are readily
identifiable since the seller pays these costs in virtually all sales transactions. Special or creative financing adjustments can be made
to the comparable property by comparisons to financing terms offered by a third party institutional lender that is not already involved
in the property or transaction. Any adjustments should not be calculated on a mechanicai dollar for dollar cost of the financing or
concession but the dollar amount of any adjustment should approximate the market's reaction to the financing or concessions based
on the appraiser's judgment.

ADDRESS OF THE PROPERTY APPRAISED:
1041 Alabama Street
San Francisco, CA 94110

EFFECTIVE DATE OF THE APPRAISAL: 10/12/2017
APPRAISED VALUE OF THE SUBJECT PROPERTY $ 1,900,000
APPRAISER SUPERVISORY APPRAISER
Signature: N\M\{:’ u[,, N\" \d{/{ 2 Signature:
Nare: Max E.Mendoza' ‘. v Narme:
State Certification # State Certification #
orLicense# AL011277 or License #
or Other (desaribe): State #: State:
State: CA Expiration Date of Certification or License:
Bxpiration Date of Certification or License: 06/18/2018 Dete of Signature;
Date of Signature and Report:  10/31/2017 Date of Property Viewing:
Date of Property Viewing: 10/12/2017 Degree of property viewing:
Degree of property viewing: (J interior and Exterior (Jexerir oy ([ Did not personally view
Interior and Exterior (Jexeioroy [ Did not personally view
8 Procuced using ACH softwere. 800.234.8727 www. aciweb.com This fam Copyright € 2005-2014 AC! Division of 1SO Claims Senvices, Inc., All ights Reserved.
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ADDENDUM

Client: Private Appraisal

File No.. 11000117

Property Address: 1041 Alabama Street

Case No.: n/a

City: San Francisco

State: CA

Zip: 94110

NEIGHBORHOOD BOUNDARIES:

Subject is located in The Mission District. The neighborhood boundaries are as follows: Highway 101 to the
North, Cesar Chavez Street to the South, Highway 101 again to the the East, and Valencis Street to the West.

The Mission District is located in east-central San Francisco. It is bordered to the East by U.S. Route 101, which
forms the boundary between the eastern portion of the district, known as “Inner Mission", and its eastern
neighbor, Potrero Hill. Sanchez Street separates the neighborhood from Eureka Valley (containing the
sub-district known as "the Castro") to the north west and Noe Valley to the south west. The part of the
neighborhood from Valencia Street to Sanchez Street, north of 20th Street, is known as the "Mission Dolores"
neighborhood. South of 20th Street towards 22nd Street, and between Valencia and Dolores Streets is a distinct
neighborhood known as Liberty Hill. Cesar Chavez Street (formerly Army Street) is the southern border; across
Cesar Chavez Street is the Bernal Heights neighborhood. North of the Mission District is the South of Market
neighborhood, bordered roughly by Duboce Avenue and the elevated highway of the Central Freeway which runs
above 13th Street.

NEIGHBORHOOD DESCRIPTION:

The subject is located in a mixed residential neighborhood better known as The Mission District. Properties in
the area consists an array of different style of properties, most of which are of traditional & contemporary designs.
Most of the properties in the area are typically average to well maintained. The Mission includes four recognized
sub-districts. The northeastern quadrant, adjacent to Potrero Hill is known as a center for high tech startup
businesses including some chic bars and restaurants. The northwest quadrant along Dolores Street is famous
for Victorian mansions and the popular Dolores Park at 18th Street. Two main commercial zones, known as the
Valencia corridor (Valencia St, from about 15th to 22nd) and the 24th Street corridor known as Calle 24 in the
south central part of the Mission District are both very popular destinations for their restaurants, bars, galleries
and street life. The neighborhood also has the largest concentration of murals in the city adorning buildings,
fences, and walls throughout the district. The Mission also has one of the warmer and sunnier weather than most
parts of the city. All major necessities such as schools, parks, shopping areas, public transportion and
employment centers are well within minutes of the subject. However, most are within walking distance from the
site.

NEIGHBORHOOD MARKET CONDITIONS:

Property values in the subject's neighborhood are currently stabilizing at the present time. However, most of the
2-4 units sold in the area are still selling close to their asking prices or higher. The marketing time for the
neighborhood is approximately 1-3 months when priced realistically. This information was obtained for the local
MLS board (SFARMLS).

The subject's market area favor standard conventional and government financing. The area does not appear to
have a prevalence on loan discounts, interest buydowns or other sales concessions that would impact a
property's marketability.

SITE COMMENTS:

A preliminary title report was not provided for review and should be reviewed for conditions that may have an
adverse influence on the subject's value. The appraiser will not be responsible for matters of a legal nature that
affect either the property being appraised of the title to it. The appraiser assumes that the title is good and
marketable and therefore, will not render any opinions about the title. The property is appraised on the basis of it
being under responsible ownership.

The subject is located on a quiet residential street. There were no apparent adverse easements, encroachments,
or special assessments noted during the time of inspection.

The zoning information was derived from National Data Collective (NDC), Realist.com or the San Francisco
Recording Department.

The city of San Francisco does not participate in the FEMA emergency flood map program.
The streets are fully improved with curbs, gutters and sidewalks.
ANALYSIS OF RENTAL DATA:

The three rental comparables chosen above are considered to be the best available indicators of similar
residential income generating properties in the subject's market area at the present time. The comparable rents
are typical for the area and reflect low to upper end range rents for the subject property.

There is currently rent controt in the city of San Francisco at the present time. The annual allowable increase
amount effective March 1, 2017 through February 28, 2018 is 2.2 %. The annual allowable increase amount
effective March 1, 2016 through February 28, 2017 was 1.6 %. There is no limit on the amount of rent a landlord
may first charge the tenant when renting a vacant unit.

Addendum Page 1 of 5
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ADDENDUM

Client: Private Appraisal File No.: 11000117
Property Address: 1041 Alabama Street Case No.: nfa
City: San Francisco State: CA Zip: 94110

There are no rental concessions noted in order to attract tenants in the subject's neighborhood.

Most of the units in the neighborhood are rented on a yearly basis and becomes month to month after the first
year.

Most of the tenants in the neighborhood typically pays for gas and electric. While the water and garbage is paid
by the owner of the property.

Most of the units are rented vacant and unfurnished.

Rental Comparable #1 This is a smaller fourplex located in the subject's immediate market neighborhood. This
property is located on a much busier feeder street than the subject's street. The vacant unit was updated with a
remodeled kitchen & bath, refinished hardwood floors and new interior paint. This property is also subject to rent
control as the subject. Per MLS: Fully detached Victorian 4 units on oversized lot. Located in heart of Mission
District, short walking distance to Valencia Street, 24th Street, BART, shops and restaurants. 4-3 room apts (3
rented, 1 vacant), full basement w/sprinkler system, includes an office, bath (w/unfinished shower), 2nd toilet,
parking for 1-2 vehicles, lots of storage space. A separate structure at rear of property, divided into 3 spaces
(middle space has washer/dryer hookup in place). Space on right side of building may be used by small vehicle
as driveway to rear of property. Vacant apt recently remodeled kitchen, bath, newly painted, refinished hardwood
floors. Other improvements includes electrical panels, double pane windows.

Rental Comparable #2 This is a smaller size triplex with superior overall condition of its units. The lower unit is
a commercial space currently being used as Mexican tamale parlor. The upper units are two one bedroom units
currently rented at the upper end of the market, since both have been completely remodeled throughout. This
property lacks a parking facility. Per MLS: income Opportunity on 24th! Remodeled residential units which will be
delivered vacant. Commercial space on ground floor. Two spacious 1BR/1BA Units + improved commercial
space in great San Francisco restaurant location. Located mid-block on tree lined 24th Street in the heart of the
Inner Mission food corridor. Property offers easy 101/280 and downtown access while having the active and
vibrant international food at your front door.

Rental Comparable #3 This is a larger size triplex in overall better condition than the subject's units. This
property is located on a much busier feeder street than the subject. It lacks an enclosed parking facility. Per
MLS: 257-61 South Van Ness Avenue is a Mixed-Use Building located in the Inner Mission District of San
Francisco. This property is comprised of 1-Three Bedroom Unit, 1-Four Bedroom Unit and 1-Commercial Unit
with a full basement. There is a large patio and yard in the rear. This property is surrounded by many hip
restaurants, bars and shops. It's close proximity to all of the start-ups and tech companies on Market St and in
SOMA make it an incredibly convenient place for many renters, especially considering the easy access to public
transportation.

COMMENTS ON SALES COMPARISON:

The comparable selection and valuation analysis is governed by the principle of substitution: a buyer will not pay
more for one property than another that is equally desirable. When determinable, adjustments for significant
differences in improvements were derived by matched paired analysis or the abstraction method. When not
possible or practical, bracketing and/or the appraiser's knowledge and experience of the market area was utilized
in determining the appropriate adjustments for differences. The appraiser searched for all available information
utilizing the county records, multiple listing board, national data collective (ndcdata.com), realist.com, and
previous appraisal reports completed within the subject's market neighborhood. These sources combined with
conversations with real estate professionals from the area were considered. The comparables utilized in this
report were determined to be the best available at the time of inspection.

My comparable search and results were based by utilizing the county records, multiple listing board, national data
collective (ndcdata.com), realist.com, and previous appraisal reports completed within the subject's market :
neighborhood. The comparables utilized in this report were determined to be the best available at the time of
inspection and were utilized for their similar square footage, age, condition, amenities, and close proximity to the
subject property. Due to limited larger duplexes in the subject's immediate market neighborhood, the appraiser
was forced to expand the search up to a year's time. The comparables choosen were based on a mile radius to
the subject, within 20% of the subject's GLA and located only in the Mission neighborhood. Based on these
criteria, the appraiser was able to locate 11 closed sales and 4 competing listings in the area.

Variance in gross living area is adjusted at $125.00 per square foot at a difference of one hundred square feet or
more and rounded to the nearest five hundred.

Site value is based on an abstraction method of recent sales of developed properties that are similar in site size
and utility of land within the subject's market area. Land to improvement ratio is considered to be typical for
similar quality homes in the area.

adjustments for site value are based on market reaction within the subject's neighborhood of typical lot sizes and
conformity to other properties in the area. The market reaction to the amount of excess land between the subject
and the comparables are considered to be buyers preference for this segment of the real estate market.
Therefore, after further evaluation, adjustment for site size was deemed necessary at this time.
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Variance in lot size was adjusted at a conservative rate of $25.00 per square foot at a difference of one thousand
square feet and larger and rounded to the nearest five hundred or thousand, whichever was closer.

Comparable #1 This is a smaller size duplex adjusted for its inferior overall condition of its improvements, since
it has has more differed maintenance items than the subject. It was further adjusted for its smaller gross living
area, additional half bath counts, additional enclosed parking spaces, and inferior one updated bath.

Comments on the MLS: Duplex in the Heart of the Mission! Two (2) flats, with three (3) car tandem parking +
bonus room in basement. Property located in the hottest Inner Mission neighborhood. Units consist of 4-5 rooms
with eat-in kitchens and 1.5 baths. Entire building to be delivered vacant! No history of Ellis or OMI. Ideal property
for an investor or owner-user.

Comparable #2 This is also a smaller duplex adjusted for its inferior overall condition of its improvements, since
it has more diferred maintennance items than the subject, smaller gross living area, and inferior dated kitchens &
baths.

Comments on the MLS: Inner Mission duplex. High ceilings and period details. The top unit has two bedrooms
and one bathroom, the dining room is being used as a 3rd bedroom/den. The lower unit has a formal entry, two
bedrooms and one bathroom, the dining room has also been used as a 3rd bedroom. Each unit has a formal
living room with a fireplace and a large eat-in kitchen with a separate laundry area/room. The first level consist of
a garage and an unwarranted bathroom and bonus/storage rooms.

Comparable #3 This is a larger size duplex adjusted for its superior gross living area, additional bathroom
counts, lack of a finished basement, and superior remodeled baths.

Comments on the MLS: Prime Inner Mission 2 unit building with amazing owner's unit: approx 2,084 sqft, newly
remodeled 2 level 2 bd, 2.5 ba, w/open floor plan, chef's kitchen w/ walk-in pantry, separate family room w/ wet
bar, office, huge master suite, deck, garden, hot tub, outdoor shower, w/d & 2 car pkg. Upper flat: 2 bd/1.5 ba,
approx 1,160 sqft flat nicely renovated in 2005, deck, w/d, tenant occupied (not protected) paying $3,032 p/month

Comparable #4 This is a smaller duplex located on the same street as the subject. It was adjusted for its
smaller lot size, better quality of construction, since it has much higher end finishes than the subjejct, better
overall condition of its improvements, since the building has been completely stripped to the studs and :
remodeled, smaller gross living area, additional bedroom & bathroom count, fewer enclosed parking space, and ‘
superior remodeled bathrooms.

Comments on the MLS: 2 lovely Edwardian units! A super deal for an owner occupier looking for a house-like
space with rental income. The 2-level upper unit feels like a house, has many original details, great light,
hardwood floors and will be delivered vacant at COE! The first floor of the upper unit features a double parlor, an
office, large hall split bath, FDR, kitchen w/pantry sun porch/laundry and small deck looking west. The top floor of
the upper unit has 3 sunny BRs w/walk-in closets and 2 BAs. The lower unit has a LR, FDR, BR, kitchen and sun
porch/laundry. Garage is vacant, parks 2 cars and has lots of storage space. The backyard is large and sunny.
Transit, freeway access and shopping along hip 24th Street are a few blocks away

Comparable #5 This is a smaller size duplex adjusted for its larger lot size, better quality of construction, since it
has higher end finishes than the subject, better overall condition of its improvements, since it has been better
maintained & updated the subject, smaller gross living area, additional bathroom count, fewer remodeled kitchen
and superior 1 remodeled bath.

Comments from the MLS: Italianate Victorian - A One of a Kind Elegant Victorian Home along Millionaires's t
Row on South Van Ness Avenue in the Sunny Mission sited on a large lot between Limon Restaurant and Urban
Putt Restaurant. This Grand Dame has a large foot print and huge backyard. Restrained and quite livable. Make ‘
your own improvements and make an IMPRESSION. You could even have your own 'Foreign Cinema' in your
backyard, showing films on a clean concrete wall, while drinking Margaritas in the Sunny Mission! Large 2 Car
Garage with tall ceilings, 1 Br 1 Ba Au Pair, Out Building Storage Rooms and Decks!

Comparable #6 This is a pending sale used to reflect the current market condition for similar and competing
properties in the neighborhood. It was also used to further support the subject's final estimated market value. It
was adjusted for its smaller gross living area, lack of a finished basement, inferior 1 upgraded kitchenm, and for
its dated baths. This property was sold $355,000 above its list price.

Comments from the MLS: Tremendous opportunity 2-unit building in a prime Mission location, to be delivered
totally vacant and with no prior evictions. Victorian building offers full floor flats with high ceilings, a large
unfinished attic & huge garage & storage areas with expansion potential + garden. This is a great opportunity for
either a contractor/builder to renovate and expand or for an end user to give it a facelift and make it their new
home. Building could be a candidate for fast track condo conversion. Excellent location in the heart of the trendy
Mission w/ 97 Walk Score, steps to destination establishments, Tartine Manufactory, Heath Ceramics, Universal
Cafe and a plethora of dining and shopping options, bike paths, and access to area freeways

The appraiser has not performed any prior services, appraisal, or valuation assignments relating to the subject

Addendum Page 3 of 5



ADDENDUM

Client: Private Appraisal File No . 11000117
Property Address: 1041 Alabama Street Case No.: nfa
City: San Francisco State: CA Zip: 94110

property within the past (3) three years as an appraiser, or in any other capacity.
The subject's kitchen appliances were operational during the time of inspection.

The subject property has a wide range of values, due to varying conditions, total improvements, location, and the
overall motivation factors of the sellers in the
area.

More weight was given to comparable sale #2 and #3, since they had the fewest gross adjustments.
COMMENTS ON INCOME APPROACH:

The gross rent multiplier (GRM) was derived from the sales analysis in the rental comparable section, and the
gross rent multiplier utilized on this report is considered adequate for the area based on the subject's overall
condition of its improvements. The actual gross monthly rent was utilized on this report, since the subject's are
subject to rent control.

FINAL RECONCILIATION:

Most emphasis was given to the sales comparison approach, as it best reflect the actions of the informed buyers
and sellers in the subject's market area. Lesser weight was given to the cost approach due to varying ]
construction cost/depreciation levels and the lack of vacant land sales in the area to extract value from. Lesser
weight was also given to the income approach, due to unreliable rental data and most could off-skew the GRM
due to long tenancy and the effects of rent control here in San Francisco.

COMMENTS ON INCOME APPROACH:

The gross rent multiplier (GRM) was derived from the sales analysis in the rental comparable section, and the
gross rent multiplier utilized on this report is considered adequate for the area based on the subject's overall
condition of its improvements. The actual gross monthly rent was utilized on this report, since the subject's are
subject to rent control.

FINAL RECONCILIATION:

Most emphasis was given to the sales comparison approach, as it best reflect the actions of the informed buyers
and sellers in the subject's market area. Lesser weight was given to the cost approach due to varying
construction cost/depreciation levels and the lack of vacant land sales in the area to extract value from. Lesser
weight was also given to the income approach, due to unreliable rental data and most could off-skew the GRM
due to long tenancy.

1
3
+

CONDITIONS OF APPRAISAL:

No financing adjustments were required as all sales are conventional or equivalent financing with terms typical of
prevailing conventional market with no reported buydowns or other financing concessions considered to have an
adverse effect on market value.

All electronic signatures on this report have a security feature maintained by individual passwords for each 2
signing appraiser. No person can alter the appraisal without the exception of the original signing appraiser(s).

The intended user of this appraisal report is the lender/client. The intended use is to evaluate the property that is
the subject of this appraisal for a mortgage finance transaction, subject to the stated scope of work, purpose of
the appraisal, reporting requirements of this appraisal report form, and definition of market value. No additional
intended users are identified by the appraiser.

The purpose of this appraisal is to determine the Fair Market Vaiue of the subject property. The property rights ;
appraised are the fee simple interest in the site and improvements. p

The value conclusions stated herein are "as is”, but subject to revisions if new information is made available from
inspections, disclosure statements, inaccurate real estate information, other data received, reviewed, and/or
submitted by any person or entity that will materially affect the condition of the property and/or conclusion of
value.

This appraisal report was prepared in the “electronic data interchange” (EDI) format. The report can be :
transported electronically by edi or pdf procedures. The signatures that are ascribed on the appropriate pages of -
this report requiring a signature are compliant with federal and state laws and are a true representation of the
appraisers signature who conducted this report. Furthermore, uspap and the appraisal standards board states
that electronically affixing a signature to a report has the same level of authenticity and responsibility as an ink
signature on a paper appraisal report. The signatures in this report have a security feature maintained by
individual passwords. The ascribed appraiser maintains that, to the best of his knowledge, no person can aiter
the appraisal with the exception of himself.
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The appraiser is not an expert in the field of building inspection, wood infestation or engineering. An expert in the
field of engineering and/or seismic hazard detection should be consulted if an analysis of seismic safety and
seismic structural safety is desired. The appraisal should not be relied upon as to whether seismic problem
exists, or does not actually exist. Except as specifically indicated in this appraisal, no reports, disclosure
statements, certified hazard zone report, studies and/or surveys were presented and/or reviewed by this
appraiser that would negatively impact the property other than those mentioned specifically in the body of the
report.

Additionally, the existence of hazardous substances and/or materials without limitation that may be present on the
property. The appraiser does not possess the expertise to test or identify hazardous substances or
environmental conditions that may affect the value of the property. The indicated value is predicated on the
assumption that no such condition exists on the property or in such proximity to cause a loss in value. No
responsibility is assumed. The client is urged to retain experts in the appropriate fields to consult in regard to
hazardous substances or materials.

Complete Visual Inspection Does Not Include: When applicable, the inspection of the attic or crawlspace (beyond
head or shoulder), activation and testing of mechanical systems, including, but not limited to, private well & septic
systems, furnace, air conditioning systems, garage door operation, built-in appliances, plumbing, electrical
system or fireplace where applicable. Complete visual inspection does not include moving personal property to
inspect various items, checking for code compliance or checking windows or doors for functional use. This
appraisal report is intended value purposes only and is limited to what this appraiser can view from grade level
and is not to be used as a home inspection. This appraiser is not a home inspector, contractor, termite inspector,
environmental inspector or structural engineer and therefore is not an expert in foundation walls, exterior walls,
gutters and downspouts, termites, mold or mechanical systems and can only comment on items that are readily
observable at the time of observing the property. This appraisal report is not a home inspection, this appraiser
only performed a visual observation of accessible areas and the appraisal report cannot be relied upon to
disclose conditions, environmental problems and/or defects in the property.

o

The value conclusions stated herein are as of the effective date as stated in the body of the appraisal. The
attached report contains the description, analysis, and supportive data for the conclusions, final opinion of value,
descriptive photographs, limiting conditions and appropriate certifications.

The appraiser has prepared this appraisal in full compliance with the home valuation code of conduct and has not
performed, participated in, or been associated with any activity in violation of the code.

The appraiser certifies that the client/lender, the AMC or the borrower noted on this appraisal report did not
improperly influence or attempt to improperly influence the outcome of this appraisal by doing any of the things ;
prohibited by Section 1(B) of the Appraiser Independence Requirements, effective 10/15/2010.

The appraiser has no current or prospective interest in the subject property or the parties involved: and no
services were performed by the appraiser within the 3 year period immediately preceding acceptance of this
assignment, as an appraiser or in any capacity.
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The purpose of this addendum s to provide the lender/dlient with a dlear and accurate understanding of the merket trends and conditions prevalent in the subject neighborhood. This is a required
addendumfor all appraisal reparts with an effective date on or after April 1, 2009.

Property Address 1041 Alabama Street Gty San Francisco State CA ZipCode 94110

Borower Gloria Lopez

Instructions: The appraiser must use the information required on this form as the basis for hisher condusions, and must provide support for those condlusions, regarding housing trends and
overall market conditions as reported in the Neighborhood section of the appraisal report form The appraiser must fill in all the informetion to the extent it is available and reliable and must provide
analysis as indicated below. If any required data is unavailable or is considered urreliable, the appraiser must provide an explanation. It is recognized that not all data sources will be able to
provide data for the shaded areas below; if it is available, however, the appraiser must indude the data in the analysis. If data sources provide the required infonmetion as an average instead of the
median, the appraiser should reportﬂ'eavalweﬁgleadlmwnsanavaage Sd&sadllstlngﬁms(bep’q)aﬁesﬁmwmetewmmesmwuqmy daermnedbyewlwgmeanma
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Overall Trend

DSdie
o

Total # of Comparable Sales (Settied)
Absorption Rate (Total SdesMonths)
Tatal # of Comparable Adtive Listings

Prior 7-12 Months | Prior 46 Months

Median Corrpae Sale Price

$1,503,000 | $1.812500 $1,768,000
Median Comparable Sales Days on Market 60 61 30
Median Comparable List Price $1,680,500
Median Comparable Listings Days on Market 68 .
Median Sale Price as %df List Price 101.21% 103.16% 105.21% X Increasing Stable Dediring
Seller-{developer, builder, etc.)paid firandial assistance prevalent? [ JYes (XN (] Dedining Stable (] Increasing

BExplain in detail the seller concessions trends for the past 12 months {e.g., seller contributions increased from 3% to 5%, increasing use of buydowns, dosing costs, condo fees, options, etc.).
Most of the 2-4 units in the subject's neighborhood are sold "as is" with little or no credits given to the buyers. It is uncommon in
today's market to have the seller give any credit(s) to the buyer(s), since it is still a sellers market at the present time. No information
could be provided on most of the shaded areas on the above grids, since the local MLS board does not have the search features to
determine how many listings were available during a certain time frame requested on this form.

SEARCH & ANALYSIS

ARKET RE!

B Are foredosure sales (REO sales) a factor inthe market? D Yes No I yes, explain (induding the trends in listings and sales of forediased properties).
The subject's market area it not REQO driven at the present time.

Cite data sources for above inforvetion. The statistical data provided on this analysis were extracted from the local multiple listing board
(SFARMLS).

Summerize the above information as support for your conclusions in the Neighborhood section of the appraisal report form. If you used any additional information, such as an analysis of
pending sales and/or expired and withdrawn listings, to formulate your condlusions, provide both an explanation and support for your condusions.

The statistical data provided on this report were extracted from the local MLS board (SFARMLS). The data included in this analysis are
similar duplexes sold in the subject's immediate market neighborhood. Based on the data above, property values are currently
stabilizing in the neighborhood at the present time. However, most of the unit sold in the last three months have been selling above
their list price. The marketing time for the area is approximately 1-3 months when priced realistically.

If the subject is a unit in a condominium or cooperative project , complete the followingn/a Project Name: n/a
Subject Project Data Prior 7-12 Months | Prior 4-6 Months Overall Trend
Total # of Comparable Sales (Settled)
Absorption Rate (Total Sales/Nonths)

Total # of Active Comparable Listings

Morths of Unit Supply (Total Listings/Ab. Rete)
[ Aveforeclosure sales (REO sales) a factor inthe praject? D Yes . No
] This section is not applicable for the subject property.

If yes, indicate the nurrber of REO listings and explain the trends in listings and sales of foreciosed properties.

CT!

CONDO / CO-OP PROJ

Surmarize the above trends and address the impact on the subject unitand projet. . This section is not applicable for the subject property.

APPRAISER SUPERVISORY APPRAISER (ONLY IF REQUIRED)
k4 Signature N\N\L w{, N %\"/ N Signature
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E Company Name Appraisal Express & Investments Company Name
] Company Address 321 Noe Street, Suite #301 Company Address
San francisco, California 94114
State License/Certification # AL011277 State CA State License/Certification # State
Email Address SFappraisalexpress@gmail.com Email Address
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View of Entry Door View of Living Room
With Deocrative Fireplace

Additional View of the Living Room Additional View of the Living Room

View of the Hallway from the Kitchen to the Front Entry Door View of Bedroom #1

Produoed using ACH softwere, B00.234 8727 www.a0iweb.com PHTG
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Additional View of Bedroom #1 View of Bedroom #2
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Additional View of Bedroom #2 View of Remodeled Kitchen

Additional View of Remodeled Kitchen Additional View of Kitchen and Dining Area

Produced using ACH software, 800.234.8727 wwv.acweb.cam PHTE
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Additional View of Dining Area View of Bedroom #3

Additional View of Bedroom #3 View of Full Bathroom

Additional View of Fuil Bathroom View of CO2 Detector

Produced using ACH software, 800.234.8727 www» acivweb cam PHTE
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View of Smoke Detector Stairway to Unit #1043

View of Top Landing to Unit #1043 View of the Living Room with Decorative Fireplace

Additional View of the Living Room Additional View of the Living Room

Produced using AC! softwere, 800.234.8727 wwv.acweb com PHTS
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View of Fainting Room or Office View of the Hallway 1
Currently Being Used as a Bedroom

View of Bedroom #1 Additional View of Bedroom #1

View of Bedroom #2 Additional View of Bedroom #2

Produoed using AC! saftware, 800.234.8727 wwww.adweb.com PHTE
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View of Remodeled Kitchen Additional View of Remodeled Kitchen and Dining Area

Additional View of the Kitchen & Dining Area View of Full Bathroom

Additional View of the Full Bathroom Additional View of the Full Bathroom

Produced using AT software. 800.234.8727 www.acweb.com RTE
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View of the Enclosed Porch View of the Laundry Area in the Enclosed Porch §

View of the Central Heating System and Double Strapped View of CO2 Detector
Water Heater

Additional View of CO2 Detector View of Smoke Detector

Produced using AC! software, B00,234,8727 www.adweD.com PHTE



dupject s Aaanondl rnotos

Client: Private Appraisal HleNo.: 11000117
Property Address: 1041 Alabama Street CaseNo.:n/a
City: San Francisco State: CA Zip: 94110

Scuttie in Unit #1043 View of Front Entry to the Subject's Unit

Side View of the Subject Separate Entry To Finished Basement

View of Rear Entry Door to the Garage Area Additional Rear View of the Subject

AC! softwere, 800,234 PHTE
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Additional Rear View of the Subject Interior View of the Garage
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Additional Interior View of the Garage View of Subject's Circuit Breakers

Subject's Heating System for Finished Basement Central Heating System for Unit #1041

Produced using ACH soitware, 800.234.8727 waw.adweb cam PHT8
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COMPARABLE RENTAL #1

1019-1023 S. Van Ness Ave.
San Francisco, CA 94110

COMPARABLE RENTAL #2

2817 24th Street
San Francisco, CA 94110

COMPARABLE RENTAL #3

257-261 South Van Ness Ave.
San Francisco, CA 94110




COMPARABLE PROPERTY PHOTO ADDENDUM

Client: Private Appraisal Fle No.: 11000117
Property Address: 1041 Alabama Street CaseNo.:n/a
City: San Francisco State: CA Zip: 94110

COMPARABLE SALE #1

1183-1175 Hampshire Street
San Francisco, CA 94110

COMPARABLE SALE #2

1167-1169 York Street
San Francisco, CA 94110

COMPARABLE SALE #3 :

1173-1175 Florida Street
San Francisco, CA 94110
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COMPARABLE SALE #4

884-886 Alabama Street
San Francisco, CA 94110
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COMPARABLE SALE #5

T

1015-1017 S. Van Ness Ave. :
San Francisco, CA 94110 ]

COMPARABLE SALE #6

2112-2114 Bryant Street
San Francisco, CA 94110
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GROSS BUILDING AREA (GBA) 2,927

GROSS LIVING AREA (GLA) 2,927

Area(s) Area %0t GLA | %0of GBA

Living 2,927 100.00

Level 1 0 0.00 0.00
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Level 3 0 0.00 0.00
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LOCATION MAP
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Appraiser's E&O Insurance

Client: Private Appraisal FAleNo.: 11000117
Property Address: 1041 Alabama Street CaseNo.:n/a
City: San Francisco State: CA Zip: 94110

P O Box 10380 (Attn: GSN)
Stamford, Connecticut 06904

Gener al Star " General Star National Insurance Company
/

REAL ESTATE APPRAISERS ERRORS & OMISSIONS INSURANCE POLICY
DECLARATIONS PAGE

This Is @ Ciaims made and reported policy. Please read this policy and all endorssments and attachments caretully.
Policy Number: NJA306754C Renewal of Number. NJA306754B

1. NAMED INSURED: Max E. Mendoza
STREET ADDRESS:
Suite 301
321 Noe Street
San Francisco, CA 84114

2. POLICY PERIOD: Inception Date: 08/25/2017 Expiration Date: 08/25/2018
Effective 12.01 a.m. Standard Time al the addiess of the Named Insued.

3. LIMITS OF LIABILITY:
Each Claim:  §$1,000,000
Claim Expenses have a separate Limit of Liability:
Each Claim:  $1,000,000
Aggregate:  $2,000,000

4. DEDUCTIBLE: Each Claim: $0 Aggregate: $0

5. RETROACTIVE DATE: 08/25/2014
if a date Is indicated, this policy will not provide coverage for any Clalm arising out of any act, error,
ormission or personal injury which occurted before such date.

6. ANNUAL PREMIUM: $75000

TOTALP and hasge $750.00

7. ENDORSEMENTS:
This policy is made and aceapted subject to the printed policy form together with the following form(s) or
endorsement(s).
AP 00 DDD1 {OB/11), AP D4 0001 (08/11), AP 21 0002 (06/11}, AR 27 DD04 [08/11], BON 90 0001 (07/10}. AP 01 D0DECA (06/11},
AP 20 0001 (0B/11), &P 0B D0OSCA (08/2611}.

8. PRODUCER NAME: Mercer Consumer

STREET ADDRESS: p. 0. Box 8146
Des Moines, 1A 503068146

ich, P~

Authorized Representative

Producer Code: 26460 Class Code: 73128

Date:  08/08/2017
AP 10 0001 06 11 € Copyright 2011, General Star Management Company, Stamford, CT Page 1 of 1

321 Noe Street, Suite #301 . San Francisco, CA 94114 . Office (415)271-9784 . Fax (415) 432-2069
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Subject's Public Records #1

Client: Private Appraisal

FileNo.: 11000117

Property Address: 1041 Alabama Street

Case No.: n/a

City: San Francisco

Stater CA

Zip: 94110

1041 Alabama St, San Francisco, CA 94110-3432, San Francisco County

Owner Information

Dy Naoeg

iax Bifling Rdoress:

Tax Riliing ity & Siate:
Location Information

School Digtrict:

Lopez Glorla G
870 Market St #1261
San Francisco, CA

San Francisco

Tax Billing Zip:
Tax Billing Ziprear
Oy Qooupied:

Subdivisian:

94102
2917
No

Micslon Bf 140

Corsus Tract: 228.013 Forting: RH2

Contign Houte cozo0

Toax Informaotion

fax 10 4149-027 % Improverd: 49%

Block: 4149 Taw Area: 1000

fost: 27

Assessment & Tax

Assessinent Year B 2016 2015

Assessed Value - Total $913.765 $8Y5.84% S882,394

Assessed Value - Land  $483505 | 5454417 $447,562

Assessed Value - Tmproved $450,260 8441, 437 %434 BO2

YOV Assesced Change (%) P 1.52%

!0\' Assecsed Change(s) 17,016 §13,45%

Tax Year Total Tax Change ($) Change (%)

2014 $10.673

15 410,958 $JRS 2.67%

JH1E 11,100 %141 1.20%

Characteristics

Lot Arpa: 2,596 g, Parking Spaces: MLS: 2

Lot Acres: 0.0596 Total Bathe: 2

Building So 71 2,850 Full Bat 2

tand Use - Corelogic: Duplex Tatal Roore 16

fand Hee o Counbye Flats Or Duplex Carstriction: Wand

Vit Bt 1900 Tolal Unite: 2

Stories: 2

Listing Information

MLS Listing Namber: 379721 LS Current List Price: %$1,300,000

BMLE Shatis: Withdrawn Cancel LS Orig. List Price: $1,300,000

M S St Change Daie 01/26/2011% MG [t Ageal Masrne: 803577-Paul Warrin

MLE Listing Date: 01/13/2011 MiS st Brokes Name SOTHEBY'S INTERNATIONAL
REALTY

MLS Listing # 3rg720 334027 324024 283214 261137

ML5 Status Withdrawn Cancel Withdrawn Cancel withdrawn Cancel Withdrawn Cancel Withdrawn Cancel

MLS Listing Date G/1y2811 05/61/2007 05/01/2007 01/18/2005 01/06/2004

MLS Listing Price $650,000 $645,000 $1,290,000 $9809,000 $675,000

'l’iﬁLg)Odo Listing $650,000 $645,000 51,205,000 F5HY,000 5975000

MLS Close Date )

l',‘n‘-gcu‘““g Close o s0 50 $0 -

&f{m} pare 017872011 D6/DR/2007 06/07/2007 03/16/2005 02/16/2004

MLS Listing # 80107 71819 8206

MLS Status Sold Soid Sold

Comsrtosy of Mo Mendera, S Francises Association of fealtors

Property Detail

321 Noe Street, Suite #301 . San Francisco, CA 94114 . Office (415)271-9784 . Fax (415) 432-2069




Subject's Public Records #2

Client: Private Appraisal

FileNo.: 11000117

Property Address: 1041 Alabama Street

CaseNo.:n/a

City: San Francisco State: CA Zip: 84110
MLS Listing Date 0672372000 04/11/2000 0772071996
'MLS Listing Price $690,000 $698,000 $289,950
::rli;()no Listing $0 $688,000 $289,550
WIS Close Date 0672372000 0672573600 (ZFET)
MLS Listing Close ‘ v
Price K600, 000 SHGO 060 376,000
MiS Listing

Canccllation Date

Last Market Sale & Sales History

Seflen

Sattle Date: DBR/12/3000 Barnes Russsll
Raonrding Dats: 06/23/2000 Document Nomber: HO665-382
Sade Priee: $690,000 Deed Tepa: Grant Deed
g Narvie? Lopez Gloria G Price Fer Squars Deet: $233.50
Sale /Settlenwent Date 07/07/2000 06/, 30}2000 06/12/2000 02724/2000 .
Recording Date T ORAT2000 B7/07/9600 067737000 G4/ 102000 04/73/1697
Sale Price 600,000 $260 000
Buyer Name Burns Trust Lopez Glora G Loper Giorta Barnos Russelt Harnes Russell A
Seher Name Burns W"‘;"V AR Lapez Gioria Barnes Russel! Harnes Russed A Sote Benjamin
) GFATING T R o ke 106
Documient Type Grant Dead Crent Dead Grant Dead Grant Dagd
Sake/Scttlcment Date
Recording Date 11/ 2/0//1088
Nuniital Y Y Y
Buyer Name Soto Benjamin Sotc Benjamin & Aurcre ﬁ?cbﬁ‘fdo Teny &
Selier Naine Soto Benjamin & Aurors Soto Benjamin :ﬁbﬁ@ Tony &
Document Number GOJ62-192 FG493 500 E31847%
Document Type #’,‘;ff;‘m; Deed Quit Claim Deed Grant Doeed
Mortgage History o
‘uoftgage Date 19015/201 % /10,3007 0873042007 ¥3730/2001 N707/2000
Morigage Amaunt [EEI LY €210 Hon CATE AR [T §103 868
Morigage Lender  Pinnade Cap Mg Corp Wi Ine preshington Mutual Bk First Bationwide W3 ticeanpoint Mg Fridg
Mortgage Code Canventinnal Conveotional Conventional Comveational
Martgage Tt Rate 575 .
Mortgage Term 3¢ 18 3t 30 i5
Mortgage Dotc GG/2 372000 Q3 1072000 06/ 16/19298
Mortgage Amouin $483,000 $402,360 $119,000
f’:’s""‘gm” Mt BR connmia SRA Headiands Mg Inc
Comventionat Conyentional Conventional

Refi

Morigage Term 30 30

Cortesy of Max Mendoza, San broacisos Association of fealvaes

Property Detail

321 Noe Street, Suite #301 . San Francisco, CA 94114 . Office (415)271-9784 . Fax (415) 432-2069




Subject's Public Records #3

Client: Private Appraisal File No.: 11000117
Property Address: 1041 Alabama Street CaseNo.:n/a
City: San Francisco State: CA Zip: 94110
Property Mag
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ook y of Maw M w1, S Francieee Associaticn of ftealtors E
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Appraisal Express & Investments

n/a
USPAP ADDENDUM FieNo. 11000117
Borrower: Gloria Lopez
Property Address: 1041 Alabama Street
City: San Francisco County: San Francisco State: CA Zip Code: 94110

Lender:  Private Appraisal

Reasonable Exposure Time

My opinion of a reasonable exposure time for the subject property at the market value stated in this report is:

By studying the current & competing sales and listings in the area, the appraiser concluded that the estimated exposure time for the
subject property is equal to the marketing time identified in the neighborhood section of this appraisal report. The expected exposure

period is 1-3 months when priced realistically.

Additional Certifications

| have performed NO services, as an appraiser or in any other capacity, regarding the property that is the subject of this report within the three-year
period immediately preceding acceptance of this assignment.

(] FHAVE performed services, as an appraiser or in another capacity, regarding the property that is the subject of this report within the three-year
period immediately preceding acceptance of this assignment. Those sernvices are described in the comments below.

Additional Comments

None.

APPRAISER:

SUPERVISORY APPRAISER (only if required):

Sgnature: N‘N\C u{é N\' \Cﬂ/«’)ﬁ/{/\

. Signature:
Namre: Max'E/Mendoza \J Name:
Date Signed: 10/31/2017 Dete Signed:
State Certification #: State Certification #
or State License # AL011277 or State License #:
or Other (describe): State #: State:
State: CA Expiration Date of Cextification or License:

Expiration Date of Certification or License; 06/18/2018

Supenvisory Appraiser inspection of Subject Property:

Effective Date of Appraisal: 10/12/2017

(J bidNot () Bxterior-only fromstreet [ Iterior and Exterior

Produced using ACI softvare, 800.234 8727 www.adweb.com USPAP_14NT 04272015




Appraisal Express & Investments
n/a

Appraiser Independence Certification FileNo.: 11000117
Bormrower: Gloria Lopez
Property Address: 1041 Alabama Street
City: San Francisco County: San Francisco State: CA Zip Code: 94110

Lender/Client: Private Appraisal

I do hereby certify, | have followed the appraiser independence safeguards in compliance with Appraisal Independence and any applicable
state laws | may be required to comply with. This indludes but is not limited to the following:

= | amcurrently licensed and/or certified by the state in which the property to be appraised is located. My license is the appropriate
license for the appraisal assignment(s) and is reflected on the appraisal report.

» | certify that there have been no sanctions against me for any reason that would impair my ability to perform appraisals pursuant to
the required guidelines.

| assert that no employee, director, dfficer, or agent of the Lender/Client, or any other third party acting as joint venture partner, independent
contractor, appraisal comparty, appraisal management comparny, or partner on behalf of the Lender/Client, influenced or attempted to
influence the developrment, reporting, resutt, or review of the appraisal through coercion, extortion, collusion, compensation, inducement,
intimidation, bribery, or in any other manner.
| further assert that the Lender/Client has never participated in any of the following prohibited behavior in our business relationship:

1. Withholding or threatening to withhold timely payment or partial payment for the appraisal report;

2. Withholding or threatening to withhold future business, or demoting or terminating, or threatening to dermote or terminate my services;
3. Bxpressly or implicitly promising future business, promotions, or increased cormpensation for my services;
4

. Conditioning the ordering of the appraisal report or the payment of the appraisal fee or salary or bonus on my opinion, conclusion or
valuation reached, or on a preliminary value estimate requested;

5. Requesting an estimated, predetermined, or desired valuation in the appraisal report, prior to the completion of the appraisal report,
or requesting estimated values or comparable sales at any time prior to the completion of the appraisal report;

6. Providing an anticipated, estimated, encouraged or desired value for the subject property, or a proposed or target amount to be loaned
to the Borrower, except that a copy of the sales contract may have been provided if the assignment was for a purchase transaction;

7. Providing stock or other financial or nonHinancial benefits to me or any ertity or person related to me, my appraisal or appraisal
management company, if applicable;

8. Any cther act or practice that impairs or attempts to impair my independence, objectivity or impartiality, or violates law or regulation,

including but not limited to, the Truth in Lending Act (TILA) and Regulation Z, or the Uniform Standards of Professional Appraisal
Practioe (USPAP).

Additional Comments. None.

APPRAISER:

sgare [Nung 4 TNy
Narre: U

SUPERVISORY APPRAISER (only if required):

Signature:
Max E. Menddza *./ Narre:
Date Signed:  10/31/2017 Dete Signed:
State Certification #: State Certification #:
or State License # ALO11277 or State License #:
or Other (describe): State #: State:
State: CA Expiration Date of Certification or License:

Expiration Date of Certification or License: 06/18/2018

Produced using AC! software, B00.234.8727 www.aciweb,.com

AIRCS 14 04082014



Appraisal Express & Investments

n/a
File No. (1000217

10/31/2017

Attn: Gloria Lopez
Private Appraisal

870 Market Street, Unit #1261
San Francisco, CA, 94102

File Nurber: 11000217

To whom it may concern,
In accordance with your request, | have appraised the real property at:
1041-1043-1043A Alabama Street
San Francisco, CA 94110
The purpose of this appraisal is to develop an opinion of the defined value of the subject property, as improved.
The property rights appraised are the fee simple interest in the site and improvements.
In my opinion, the defined value of the property as of October 12, 2017 is:
$1,900,000

One Million Nine Hundred Thousand Dollars

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

Sincerely,

Nw 4 @x \d/vzo/v-w
Max E. Mendoza
Appraiser / Realtor

321 Noe Street, Suite #301 . San Francisco, CA 94114 . Office (415)271-9784 . Fax (415) 432-2069




Appraisal Express & Investments

n/a
File No. 11000217

APPRAISAL OF

As a Triplex

LOCATED AT:

1041-1043-1043A Alabama Street
San Francisco, CA 94110

CLIENT:
Private Appraisal

870 Market Street, Unit #1261
San Francisco, CA, 94102

AS OF:

October 12, 2017

BY:

Max E. Mendoza
Appraiser / Realtor

321 Noe Street, Suite #301 . San Francisco, CA 94114 . Office (415)271-9784 . Fax (415)432-2069
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n/a
Small Residential Income Property Appraisal Report  Feno 11000217
The purpose df this appraisal report is to provide the dient with a credible apinion of the defined value of the subject property, given the intended use of the appraisal.
Qlient Name/Intended User Private Appraisal E-mail glorialg @live.com
Client Address 870 Market Street, Unit #1261 City San Francisco State CA Zip 94102
Additional Intended User(s) As decided by client.

PURPOSE

Intenced Use TO Determine the Fair Market Value of the Subject Property as a Triplex

Property Address 1041-1043-1043A Alabama Street Gty San Francisco State CA Zp 94110
5 Owner of Public Record Gloria G. Lopez Courtty San Francisco
' Legai Description Lot #27 Block #4149
Y Assessor's Parcel # 4149-027 Tax Year 2016-2017 RE Taxes$ 11,100.00
B Neighborhood Nare: The Miission District Map Reference TB: 667 J--3 Census Tract 0228.03

Property Fights Appraised _ (X]Fee Simple [ JLeasshald ] Other (describe)

My research did dd not reveal any prior sales or ransfers of the subjedt property far the three years prior to the effective date o this appraisal.

Prior Sdle/Transfer: ~ Date No prior sale within Price Last 36 months Source(s) Realist.com

Analysis of prior sale or transfer history of the subject property (and comparable sales, if applicable)  Per National Data Collective, the San Francisco MLS Board,
and/or Realist.com, the subject property has not changed ownership or been listed for sale within the last 12 months.

SALES HISTORY

Cfferings, options and contracts as of the effective date of the appraisal n/a

(X] Urben Sububan ] Rual Propesty Values (X)stape (] Dedining PRICE AE | OneUnit 40 %
(XJover75% [ J2575% [ ] under25% | Demend/Supply [ XJ In Balance [ Over Supply | $(000) ors) | 2-4Unit 20 %
Rapid  [X]stable Slow Marketing Time [ X] Under 3 mihs 36mhs | JOwerbmhs | 975 low 5 | MutiFamiy 30 %|
b Neighborhood Boundaries Please see the attached addendum for comments on this section. 4,275 Hgh 140 | Commerda 10 %
Q 1,695 Pred. 115 |Other Vacant 0 %)
g Neighborhood Description  Please see the attached addendum for comments on this section.
S
Q
w
P-4
Market Canditions (induding support for the above condusions)  Please see the attached addendum for comments on this section.
Dimensions 26' X 100’ Area 2,600 Sq.Ft. Shape Rectangular View Residential/Street
Spedific Zoring Classification RH2 Zoning Description Residential: Two Family Dwellings
Zoning Gorrpiiance [ JLegal (X ] Legal Noncontorrring (Grandtathered Use) | JNo Zoring ] llegal (describe)
Is the highest and best use of the subject property as improved (or as proposed per plans and spedifications) the present use? Y&e DN) It No, describe.
Utllities Public___ Other (describe) Public  Other {describe) Ot-site Impr Type Public  Private

w

= Becticity xJ Water Sreet Asphalt X
Gas X Sanitary Sewer Aley No alley

Ste Comments  Please see the attached addendum for comments on this section.

wits [ JTwo Thee [ JFour (] Conete Siab Grawl Space on oncrete/Average
(] Acoessory Unit (describe below) [ JFul Baserrent (] Partial Basement | Exterior Wals StuccoMVd/Avg. | walis Drywl/Plstr/Avg.
#ofStories 3 #ofbldgs. 1 Baserment Area 0 sq. ft. | Roof Surface Comp./Average+ |TimFinish  Wood/Average
Type [ JDet. At. () SDet/End Unit| Baserrent Finish 0 %| Gutters & Downspouts Galv. Iron/Average | BathRoor  Marble/Lam/Avg.
Bisng | JProposed [ ) UnderConst. | ) OusideEntryBit | ) Sump Pump | Window Type Dual/Alum/Avg. | Bathwainsot Marble/Fbgl/Avg.
Design (Style) Traditional Evidence of E] Infestation StomSashvinsulated None/Typical
Year Built 1900 Settlerent Screens Partial/Typical

Effective Age (Yrs) 30 Years S #dCars 0
Attic Nore XJrwa [ IHw | ) Rediant| (X Bireplaces) # 2 [X] WoodStove(s) # 0| Driveway Surface Concrete

Drop Stair Stairs [ Jorer | Fuel Gas (X] PatioDeck Patio [X)Fence Wd/lron [(X]Gerage  #ofCars 2
(Jhoor (] scuttle (L] Certral Air Condtioning Podl No Poch None  |[ JCapot _ #cfCas O
[X] Finished (JHeated () individual| (X Other None (Joter None Oat Joet Ruilt-in
#0f Appliances | Refrigeratr 3 | Range/Oven 3 | Distwesher 2 [ Disposdl 0 |Mooweave P |WasherDyer 2 | Other (describe) 3 Hoods

Unit #1 contains: 5  Rooms 3 Bedroom(s) 1.0 Baihiy) 1,500 _Squarefeet of Gross Living Area

Unit #2 contains: 5  PRoors 2 Bedroom(s) 1.0 Bas) 1,427 Square feet of Gross Living Area

Unit #3 contains: 3 Rooms 1 Bedroorr(s) 1 Bathi(s) 700  Square feet of Gross Living Area

Unit #4 contains: Rooms Bedroom(s) Bath(s) Saquare feet of Gross Living Area

Addtiondl featres  Wrought iron gate on the front of the buiding, partial dual pane windows, hardwood floors throughout, large walk-in
closet in one of the bedrooms in each unit, window treatments, office used as a bedroom on the top unit, built-in two car garage, in unit
laundry area, central heating systems, storage in the basement, and an open concrete patio at the rear yard.

Cormertsonthe Improverrents - The subject is in overall average condition for the neighborhood. No significant items were observed during
the time of inspection. Normal wear and tear was observed on the property based on its current effective age. The kitchen on the
| upper units have been remodeled in the last 4-5 years, the composition roof is 5 years old, and a four year old updated bathroom in the
top floor unit.
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Small Residential Income Property Appraisal Report

n/a
File No. 11000217

The following properties represertt the most current, similar, and proximate comparable rental properties to the subject property. This analysis is intended to support the opinion of the
market rent for the subject property.

FEATURE

SUBJECT

COMPARABLE RENTAL NO. 1

COMPARABLE RENTAL NO. 2

OOMPARABLE RENTAL NO. 3

1041 Alabama Street

1019-1023 S. Van Ness Ave.

2817 24th Street

257-261 South Van Ness Ave.

Address San Francisco, CA 94110 San Francisco, CA 94110 San Francisco, CA 94110 San Francisco, CA 94110
Proxirrity to Subject 0.22 miles SE 1.02 miles NW
Curert MothiyRent 1 $9,623
Rent/GrossBdg. Aea | $2.65 xq.ft. sq ft
Rent Cortrol Xves [ Mo
B Dcia Source(s) Inspection/Realist | SFAR #454858 / Realist.com |SFAR #441754 / Realist.com |SFAR #451563 / Realist.com
b= Date of Lease(s) Month to Month Month to Month Month to Month Month to Month
it Location Residential Street | Feeder Street Access Street Feeder Street
R Actual Age 117 Years 127 Years 117 Years 107 Years
E Condition Average Average Above Average Above Average
w Gross Building Area 3,627 2,660 2,760 4,734
. RmCount Size Rm Court Sze Rm Count Size Am Count Size
§=: Unit Eveckcionn Tot|B| Ba | SqR |To|B| Ba | sqr| "R o Te] Ba | sqr | MPTWRET (ToTa] pa | sqm | MOEWRET
(] Wnit#1 1041 513]1.0(1500]|2 |1] 1 550 |$Vacant 4 11] 1 940 [$4,000 6 (4] 1 |1,650($6,950
I3 Lnit#2 1043 512110 142712 [1] 1 550 |$654 4 11] 1 940 [$4,000 6 [3] 1 |1,650{$6,995
Unit#3 1043A 3111 700 |14 |1] 15 | 780 {$1427 3 |C| .5 | 880 |$4,850 1[Cc| .5 |1.434$4,700
Unit #4 4 (1/15]| 780 |$1635 $ $
Utilities Induded Water & Garbage | Water & Garbage None Water & Garbage
Tenants pay Pays rest utilities | The rest of the utilities Tenants pays all utilities The rest of the utilities
Parking 2 Garage Parkng | 2 Garage Parking Spaces No Garage Parking Spaces No Garage Parking Spaces

Analysis of rental data and support for estirmated merket rents for the individual subject units reported below (induding the adequacy of the comparables, rental concessiors, etc.)
Please see attached addendum for comments on this section. g

Rent Schedule: The appraiser must recondiie the applicable indicated monthly market rerts o provide an opinion of the merket rent for each unitin the subject property.

Total Per Unit Total

Lease Date *;

Unit # Begin Dete End Date Unfurnished Fumished Rerits Unfumnished Fumished Rerts 4
1 Month Month $ 4,025 $ 0 $ 4025 $ 6,000 $ 0 $ 6,000 i
é 2 Month Month 4,075 0 4,075 5,500 0 5,500 :
z 3 Month Month 1,523 0 1,523 2,750 0 2,750 ;
7 4 :
E Commentonleasedala None was provided to | Total Adual Monthly Rert $ 9623 Total Gross Monthly Rent $ 14,250
E the appraiser during the time of Other Mortthly Incorme (iterrize) $ 0 Cther Monthly Incorre (iterrize) $ 0
br| inspection. Total Actual Morthly Income $ 9623 Total Estimated Morithly Income $ 14,250
| Utites induded inestimeted rerts | ) Blectric (X)Water [ JSewer [ JGas [ JOI [ JCable [X)Trashoollection [X) Ctrer (describe)  Garbage
? Comments on actual or estimated rents and other monthly income (inclucing personal property) Both of the subject's units are currently tenant occupied and both

units are currently rented on a month to month basis. The landlords in the area typically pays for water, sewer and garbage. The rest :
of the utilities are the responsibility of the tenants. Most of the rentals in the area are typically rented vacant and unfurnished. The k
subject's estimated fair market rent are based on subject's units being vacant.

APPROACH TOVALUE:
Site Value Corrents Site value is derived by the extraction method. Higher than normal land values is typical in this area of San Francisco
and are well supported by the comparables used on this report.

B ESTMATED | JREPRODUCTIONOR  (XJ REPLACEVENT COST NEW OPINONOF SITE VALUE By Abstraction. ................=$% 1,125,000

] Source of cost data Marshall and swift cost guide Dwelling 3,627 SaR@$ 25000 ............= 906,750

¥ Quality rating fromoost senice Average  Hfecive datef costdata M &S 2017 SR @$ i =$ 0

E Conments on Cost Approach (gross living area calculations, depreciation, efc.) Patio 10,000
= Please see attached floor plan and calculations addendum for Garage/Carport 835 sqRr@$ 75.00 62,625 ;
8 dimensions.Physical depreciation was calculated using the Total Estimate of Cost-New 979,375 k
economic age-life method. Cost figures are from marshall & swift |Less 100 Physical | Functiond | Extemal ‘

cost handbook and the local contractors in the area.The subject's | Depreciation $293,812]  $0 30 =$( 293,812
total remaining economic life is approximately 70 years. Depreciated Cost of IMprovements .. .....ooviceeiiiiiieae . = 685,563 :
"As-is" Value of Site Improvements. ... = 100,000 :
0 ;

INDICATED VALUE BY COST APPROACH. Rounded......... =§ 1,910,500

ADDITIONAL COMMENTS

This fam Copyright ©20065-2014 AQl Division of 1SO Claims Senvioes, inc., All ights Reserved.
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n/a
Small Residential Income Property Appraisal Report  Fiero 11000217
FEATURE |  SUBECT COMPARABLE SALE NO 1 COVPARABLE SALENO. 2 COVPARABLE SAEND 3 j
1041-1043-1043A Alabama Street | 1168 Florida Street 2814-2818 Harrison Street 2724-2728 22nd Street i
Address San Franci CA 94110 San Francisco, CA 94110 San Francisco, CA 94110 San Francisco, CA 94110
Proimity to Subject .14 miles SE 0.21 miles SW 0.13 miles NE
Sale Price $0
Sale Price/Grass Bldg. Area $ 0.00 sa.ft| $542.19
CGross Monthly Rent $ 9,623 $4,859 $12,300
Gross Rent Mutiplier 0.00 375.59 174.80
Price Per Unit $0 $608,333 $716,667
Price Per Room $0 $121,667 $179,167
Price Per Bedroom $0 $202,778 $358,333
Rent Control XJves [ JNo  I[XJYes [ Jno Xives [In XYes (o
Deta s FARMLS #459475 / DOM: 13 | SFARMLS #458801 / DOM: 12 | SFARMLS #456097 / DOM: 39
Verification s) S ealist.com / Doc #K488841 Realist.com / Doc #K471439 Realist.com / Doc #K462926
VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION +-) Adjustment DESCRIPTION H-) Adjusstrment DESCRIPTION H-) Adjustrrent
Sale or Financing Cash Sale 0 { Conventional
Concessions None Reported None Reported
Date of Sale/Time 0| COE:06/30/2017 COE:06/14/2017
Location Residential St. Residential St. Access/Pre-Schl +50,000 | Residential St.
LeaseholdFee Sinple Fee Simple Fee Simple Fee Simple Fee Simple
Site 2,600 Sq.Ft. 2,600 Sq.Ft. 1,665 Sq.Ft. +25,000 | 1,925 Sq.Ft. +17,500
View Res;Street Res;Street Res;Street Res;Street
Design (Style) Traditional Edwardian 0 | Victorian 0 | Edwardian 0
Quality of Construction Average Average Average Above Average -50,000
bs] Acual Age 117 Years 117 Years 117 Years 110 Years 0
iy Condition Average Average Average Above Average -150,000
=] Gross Building Avea 3,627 3,366 +32,500 4,813 -148,5003,717 0
e] Unit Breakdown Totd |{Boms |  Bahs | Tod |Bdme|  Bahs Toid | Bams | Baths Tod |Bime |  Batrs Offset
o Unit#1 1041 513 10 {5 |3 1.0 6 |3 1.0 4 | 2 2.0 -20,000
N Lhnit#2 1043 5 |2 10 |5 | 3 1.0 -30,000 | 6 | 3 1.0 SeeGLA|4 | 2 2.0 -20,000
S Lnit#3 1043A 3 11 10 |15 | 3 1.0 -60,000, 6 | 3 1.0 SeeGLA|4 | 2 2.0 -20,000
Unit#4 :
Baserment Desaiption No Basement No Basement Unfinshd Bsmnt 0
%] Baserrent Finished Fooms | None None None Storage/Wrkshp 0
Functional Uiility Average Average Average Average
Heating/Cooling Fau/no A/IC Fau /no A/IC Wall/ no A/C +5,000 [Fau / no AIC i
Energy Efticient tterms No Solar Heater | No Solar Heater No Solar Heater No Solar Heater
Parking On/CK Site 2 Car Garage No Car Garage +100,000 | No Car Garage +100,000 | 1 Car Garage +50,000
PorchvPatio/Deck Open c/c Patio | Patio / Deck 0 | Patio / Deck 0 | Patio / Deck 0 5
Kitchens 2 Remd. Kitchns | Dated Kitchens +40,000 | Dated Kitchens +40,000 | 3 Remod. Kitchn -20,000 E
Bathrooms 1 Updated Bath | Similar Baths 0 | Dated Baths +5,000 [ Remod. Baths -55,000 5
Listing Price n/a LP: $1,500,000 0| LP: $1,499,000 0| LP: $2,295,000 0 L
Net Adjustrment (Total - - 76,500 $ 267,500 ,
Adiusted Sale Price ’
o ahles : %|$ 1,831,500 $ 1,882,500
Adj. Price Per Unit  (Adi. SP Comp/# of Corp Units) $635,833
Adi. Price Per Room (A4, SPCamp/#df Corphoors) | $ 127,167
Ad|. Price Per Bdm. (A4, SP Comp/ #of Comp Bedroors) | $211,944

Surmery of Sales Comparison Approach Please see the attached addendum for comment on this section.

Estimeted Morthiy Market Fert S 9,623.00 X Gross Rt Muliplir_ 200.00 _=$__ 1,924,600 _ Ircicatied Value by Incarre Approach
Summary o Income Approach (indluding support for merket rent and GRV) - Please see attached addendum for comments on this section.

Value by: Sales Comparison Approach $ 1,900,000 Cost Appr (it
Please see the attached addendum for comments on this section.

ped)$ 1,910,500 Income Approach (if developed) $ 1,924,600

This appraisal is made D "asis,” swject to corrpletion per plans and specifications on the basis of a hypathetical condition that the improverments have been completed,
O [:] subject to the following repeirs or alterations on the basis of a hypathetical condition that the repairs or alterations have been completed D subject to the following:
Please see the attached addendum for comments on this section.

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

that is the subject of this reportis $ 1,900,000 as of 10/12/2017 , which is the effective date of this appraisal.
i Produned using AC! software, 800.234. 6727 www acweb. com “Tris lom Copyrighl ©2006-2014 AQ Division of 190 Clais Services, nc., Al Fights Resened.
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Small Residential Income Property Appraisal Report  Fene 11000217
FEATURE 1 SURJECT COMPARABLE SALENO. 4 COMPARABRLE SALE NO. 5 COMPARABLE SALE NO. 6
1041-1043-1043A Alabama Street | 590-592 South Van Ness Ave. |2824-2828 21st Street 1227-1231 San Bruno Avenue

Address San Francisco, CA 94110 | San Francisco, CA 94110 San Francisco, CA 94110 San Francisco, CA 94110

Proximity to Subject i 0.16 miles NW 0.39 miles SE

Sde Price $ 1,800,000 $2,850,000

Sale Price/Gross Bldg, Areal$ 0.00 oq.ft | $444.44 sq. ft 531.13 $624.32

Gross Monthly Rent $9,623 $7.517 All Vacant $14,583

Cross Rent Mutiplier 0.00 239.46 .00 195.43

Price Per Unit $0 $600,000 659,667 $950,000

Price Per Room $0 $120,000 109,944 $190,000

Price Per Bedroom $0 $200,000 1$164,917 $316,667

Rent Cortral XJYes [ Ino Xves  [no Xves [

Data Source(s) FARMLS #449829 / DOM: 71 | SFARMLS #462620 / DOM: 26 | SFARMLS #462788 / DOM:12

Verification s . 6 | Realist.com / Doc #K388099 Realist.com / Pending Sale Realist.com / Pending Sale

VALUE ADJUSTVENTS DESCRIPTION DESCRIPTION +-) Adiusiment DESCRIPTION +-) Adustment DESCRIPTION +-) Adiustment

Sale or Financing onventional In Contract 0| In Contract 0

Concessions one Reported None Reported None Reported

Date of Sde/Time OE:12/23/2016 0| PD: 10/10/2017 0|PD: 09/28/2017 0

Location Residential St. Feeder Street +25,000 | Residential St. Residential St.

Leasehold/Fee Sirple Fee Simple Fee Simple Fee Simple Fee Simple

Site 2,600 Sq.Ft. 1,873 Sq.Ft. +20,000 | 2,600 Sq.Ft. 2,500 Sq.Ft. 0

View Res;Street Res;Street Res;Street Res;Street

Design (Style) Traditional Edwardian Edwardian 0 | Edwardian

Quality of Construdtion Average Average Average Good -200,000

Adual Age 117 Years 110 Years 0107 Years 0/111 Years

Condition Average Average Average Excellent -350,000

Gross Building Area 3,627 4,050 -53,000 | 3,726 -12,500 | 4,565 -117,500

Unit Breakdown Toe |Bams | Bahs | Toid |Bams|  Bats Toa | Biws|  Baths Toa | Bdms|  Eaits See GLA

Unit#1 1041 513 10 |5 | 3 1.0 6 | 4 1.0 -30,000| 5 | 3 2.0 -20,000

Unit#2 1043 5 |2 10 |5 | 3 1.0 -10,000/ 6 | 4 1.0 -60,000| 5 | 3 2.0 -20,000

Unit#3 1043A 3 11 1.0 5 3 1.0 -60,000(6 | 4 1.0 -90,0001 5 [ 3 2.0 -20,000

Unit#4

Basement Desaiption Unfinshd Bsmnt 0 | Partial Basemnt 0| No Basement

Baserrert Fnished Roors | None Storage 0 | Storage Rooms 0 {None
] Functional Uility Average Average Average Average
' Heaiing/Cooling Fau /no A/C Wall / no A/IC +5,000 | Wall / no A/IC +5,000 |Fau / no A/C i
N Erergy Hficent ltems No Solar Heater | No Solar Heater No Solar Heater No Solar Heater
> Parking OnVOAf Site 2 Car Garage No Car Garage +100,000 | No Car Garage +100,000 | 1 Car Garage +50,000
3 PorchvPatioDeck Open c/c Patio | Patio / Deck Patio / Deck 0 | Patio / Deck 0 )
= Kitchens 2 Remd. Kitchns | Dated Kitchens +40,000 | 1 Updated Kit. +30,000 | Remod. Kitchns -20,000 ;
= Bathrooms 1 Updated Bath | Similar Baths 0|1 Updated Bath Remod. Baths -55,000
4] Listing Price LP: $1,695,000 LP: $1,979,000 LP: $2,749,000 0

Net Adjustent (Total s ;
={ Adjusted Sale Price -

o ables 4

Adj. Price Per Unit_ (Ad. SP Comp /# of Corrp Units) $622,333 $699,167

Adj. Price Per Room ((Ad, SPComp/#df CarpRoams) | $ 124,467 $139,833

Adj. Price Per Bdm (A, SPComp/# of Comp Bedcams) | $ 207,444 $233,056

Summary of Sales Cormparison Approach. - Please see the attached addendum for comments on this section.

Produced using AC! software. 800.234.6727 www acivweb.cam This form Copyright ©2006-2014 ACI Division of 190 Clairms Senvices, Inc., All Rights Reserved.
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Small Residential Income Property Appraisal Report  FieNo. 11000217
FEATURE [ sumkcT COMPARABLE SALENO. 7 COVPARABLE SALENO. 8 COMPARABLE SALENO. 9
1041-1043-1043A Alabama Street | 1223-1223A York Street
Address San Francisco, CA 94110 | San Francisco, CA 94110
Proxdrrity to Subject 0.28 miles SE
Sale Price
Sale Price/Gross Bdg, Areal$ 0.00 sq.ft|$771.55 sq. ft
Gross Morthly Rent $ 9,623 $ All Vacant
Gross Rent Mutiplier 0.00 0.00
Price Per Unit $0 $895,000
Price Per Room $0 $179,000
Price Per Bedroom $0 $358,000
Rent Cortro Xlves  [no
Data Source(s) FARMLS #449443 / DOM: 14
Verffication s | Realist.com / Doc #K329416
VALUE ADJUSTMENTS DESCRIPTION H-) Adjustment DESCRIPTION +H-) Adiustment DESCRIPTION H-) Adiustment
Sale or Financing aid in Cash
Concessions one Reported
Date of Sale/Time OE:09/15/2016 0
Location Residential St. Residential St.
Leasehold/Fee Sirple Fee Simple Fee Simple 1
Site 2,600 Sq.Ft. 2,300 Sq.Ft. 0
View Res;Street Res;Street
Design (Style) Traditional Traditional
Quality of Construction Average Average
Actual Age 117 Years 117 Years 1
Condtion Average Average ;
Gross Building Area 3,627 2,320 +163,500
Unit Breakdown Told |Bde | Baths Totd | Bdms{  Baths Tod | Byms |  Bats Toal | Boms.|  Baths
Unit#1 1041 5 13 1.0 513 1.0
Unit#2 1043 5 12 10 |5 | 2 1.0
Unit#3 1043A 3 11 1.0 See Basmt
Unit#4
Basement Description Finishd Basmnt 0
Baserment Finished Rooms | None 1 Bedroom Apt. o]
=4 Functional Urility Average Average
4 Heating/Cooling Fau/no A/IC Wall/ no A/IC +5,000
o Energy Efficient ltems No Solar Heater | No Solar Heater
> Parking OnOK Site 2 Car Garage 2 Car Garage
4 PorchvPatioDeck Open c/c Patio | Open c/c Patio
=] Kitchens 2 Remd. Kitchns |2 Updated Kit. +20,000
= Bathrooms 1 Updated Bath | 1 Updated Bath
% Listing Price LP: $1,197,000 0
Net Adjustment (Total -
= Adjusted Sale Price 3
o ables : :
Adj. Price Per Unit  (Ad. SP Corrp /# of Cormp Wnits) $989,250
Adi. Price Per Room ((Ad. SPCop/#df CompRoams) | $ 197,850
Adj. Price Per Bdm (A4, SP Comp/ # of Corrp $395,700

Summary of Sdles Comparison Approach. Please see the attached addendum for comments on this section.
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Small Residential Income Property Appraisal Report  Fieno 11000217

Scope of Work, Assumptions and Limiting Conditions

Scope of work is defined in the Uniform Standards of Professional Appraisal Practice as " the type and extent of research and analyses in an
assignment.” In short, scope of work is simply what the appraiser did and did not do during the course of the assignment. It includes, but is not
limited to: the extent to which the property is identified and inspected, the type and extent of data researched, the type and extent of analyses applied
to arrive at opinions or conclusions.

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

The appraiser's certification appearing in this appraisal report is subject to the following conditions and to such other specific conditions as are
set forth by the appraiser in the report. All extraordinary assumptions and hypothetical conditions are stated in the report and might have affected the
assignment results.

1. The appraiser assumes no resporsibility for metters of a legal nature affecting the property appraised or title thereto, nor does the appraiser render any opinion as to the title, which is
assumed to be good and marketable. The property is appraised as though under responsitle ownership.

2 Any sketch in this report may show approximete dmensions and is inctuded only to assist the reader in visualizing the property. The appraiser has made no survey o the property.

3. The appraiser is not required to give testimony or appear in court because of having made the appraisal with reference to the property in question, unless arrangements have been
previously mede thereto.

4. Neither all, nor any part of the content o this report, copy or other media thereof (indluding condusions as to the: property value, the identity of the appraiser, professional designations,
a the finm with which the appraiser is connected), shall be used for any purposes by anyone but the dient and other intended users as iderttified in this report, nor shall it be conveyed by
anyone to the public through advertising, public relations, news, sales, or other media, without the witten consent of the appraiser.

5. The appraiser will nat disdose the contertts of thiis appraisal report unless required by applicable law or as spedified in the Uniform Standards of Professional Appraisal Practice.

6. Information, estimates, and opinions fumished to the appraiser, and contained in the report, were obtained from sources considered reliable and believed to be true and comect.
However, no responsibility for aauracy of such iterms fumished to the appraiser is assumed by the appraiser.

7. The appraiser assumes that there are no hidden or unapparent conditions of the property, subsail, or structures, which would render it more or less valuable. The appraiser assumes
no responsibility for such conditions, or for engineering or testing, which rright be required to discover such factors. This appraisal is not an environmental assessment of the property and 3
should not be considered as such. 3

8. The appraiser spedidizes in the valuation of real property and is not a home inspector, building contractor, struciural engineer, or similar expert, unless atherwise noted. The appraiser
did nat conduct the intensive type o field observations of the kind intended 1o seek and discover property defects. The viewing of the property and any improverments is far purposes of
developing an opinion o the defined value of the property, given the intended use of this assignment. Staterments regarding condition are based on surface observations only. The
appraiser daims no spedial expertise regarding issues induding, but nat limvited to: foundation setiement, basement moisture problerms, wood destroying (or other) insects, pest infestation,
radon gas, lead based paint, moid or environmental issues. Unless otherwise indicated, mechanical systems were not activated or tested.

This appraisal report should not be used to disclose the condition of the property as it relates to the presence/absence of defects. The diient is invited and encouraged to employ qualified i
experts to inspect and address areas of concem.  If negative conditions are discovered, the opinion of value may be affected.

Unless otherwise noted, the appraiser assumes the components that constitute the subject property improvement(s) are fundamentally sound and in
working order.

Any viewing of the property by the appraiser wes lirrited to readily observable areas. Unless otherwise noted, attics and crawl space areas were not accessed. The appraiser did not move
fumiture, fioor coverings or ather items that may restrict the viewing of the property.

9. Appraisals involving hypathetical conditions related to completion of new construction, repairs or altesation are based on the assumption that such completion, ateration or repairs will
be competertly perfonmed.
10. Unless the intended use of this appraisal spedifically indudes issues of property insurance coverage, this appraisal should not be used for such purposes. Reproduction or

Replacement cost figures used in the cost approach are for valuation purposes anly, given the intended use o the assignment. The Definition of Value used in this assignment is uniikely
1o be consistent with the definition of Insurable Value for property insurance coverage/use.

T U TNy

11. The ACI General Purpose Appraisal Report (GPAR™}) is not intended for use in transactions that require a Fannie Mae 1025/Freddie Mac 72 form,
also known as the Small Residential Income Property Appraisal Report (2-4 Family).

Additional Comments Related To Scope Of Work, Assumptions and Limiting Conditions E

Produced using ACH softwere, 800.234.8727 www.adiweb com This form Copyright ©2006-2014 ACI Division of 1SO Qlaiims Servicess, Inc.. All Fights Reserved.
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Appraiser's Certification
The appraiser(s) certifies that, to the best of the appraiser's knowledge and belief:
1. The statements of fact contained in this repart are true and comect.

2 The reported analyses, opinions, and condusions are limited only by the reported assumptions and liriting conditions and are the appraiser’s persond, impartial, and unbiased
professiond analyses, opinions, and condusions.

3. Unless atherwise stated, the appraiser has no present or prospedtive interest in the property that is the subject of this report and has no personal interest with respedt to the parties
involved.

4. The appraiser has no bias with respect to the property that is the subject of this report or to the parties involved with this assignment.
5. The appraiser's engagement in this assignment was not contingentt upon developing or reporting predetertined results.

6. The appraiser's compensation for completing this assignment is not contingent upon the development or reporting of a predetermined value or direction in value that favors the cause of
the diiert, the amount of the value opinion, the attainment of a stipulated result, or the cocurrence of a subssequent evert directly related to the intended use of this appraisal.

7. The appraiser's analyses, opinions, and condusions were developed, and this report has been prepared, in conformity with the Uniform Standards of Professional Appraisal Practice.
8. Unless ctherwise noted, the appraiser has mede a personal inspedtion of the property that is the subject of this repart.
9. Unless noted below, no one provided significant real property appraisal assistance to the appraiser sigring this certification. Significant real property appraisal assistance provided by:

Additional Certifications:

Definition of Value: Market Value D Other Value:

Source of Definition: From Freddie Mac

The most probable price which a property should bring in a competitive and open market under all conditions requisite to a fair sale,
the buyer and seller, each acting prudently and assuming the price is not affected by undue stimulus. Implicit in this definition is the
consummation of a sale as of a specified date and the passing of title from seller to buyer under conditions whereby: (1) buyer and
seller are typically motivated; (2) both parties are well informed or well advised, each acting in what he or she considers his or her
own best interest; (3) a reasonable time is allowed for exposure in the open market; (4) payment is made in terms of cash in U.S.
dollars or in terms of financial arrangements comparable thereto; and (5) the price represents the normal consideration for the
property sold unaffected by special or creative financing or sales concessions* granted by anyone associated with the sale.

*Adjustments to the comparables must be made for special or creative financing or sales concessions. No adjustments are
necessary for those costs which are normally paid by sellers as a resuit of traditional or law in a market area; these costs are readily
identifiable since the seller pays these costs in virtually all sales transactions. Special or creative financing adjustments can be made
to the comparable property by comparisons to financing terms offered by a third party institutional lender that is not already involved
in the property or transaction. Any adjustments should not be calculated on a mechanica! dollar for dollar cost of the financing or
concession but the dollar amount of any adjustment should approximate the market's reaction to the financing or concessions based
on the appraiser's judgment.

ADDRESS OF THE PROPERTY APPRAISED:
1041-1043-1043A Alabama Street
San Francisco, CA 94110

EFFECTIVE DATE OF THE APPRAISAL: 10/12/2017
APPRAISED VALUE OF THE SUBJECT PROPERTY $ 1,900,000
APPRAISER SUPERVISORY APPRAISER

Signature: NW u(,, ﬂ\' \C& b’/‘-’ M Signatire:

Name: Max E.Mendoza' ./ Narre:
State Certification # State Certification #
orlLicense# AL011277 or License #
or Other (desaribe): State # State:
Sate: CA Expiration Date of Certification or License:
Expiration Date of Certification or License: 06/18/2018 Date of Signature:
Date of Signature and Report:  10/31/2017 Date of Property Viewing:
Date of Property Viewing: 10/12/2017 Degree of property viewing:
Degree of property viewing: () interior and Exterior Uederioronty () Did not personally view
Interior and Exterior Uedeior oy [ Did et personally view

e Produoed using ACH softwere, 800.234.8727 waw adiweb: com This form Copyright © 2005-2014 ACI Division of IS0 Clairrs Senvices, Inc., All Rights Resernved.
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ADDENDUM

Client: Private Appraisal File No.: 11000217
Property Address: 1041-1043-1043A Alabama Street Case No.: n/a
City: San Francisco State: CA Zip: 94110

NEIGHBORHOOD BOUNDARIES:

Subject is located in The Mission District. The neighborhood boundaries are as follows: Highway 101 to the
North, Cesar Chavez Street to the South, Highway 101 again to the the East, and Valencis Street to the West.

The Mission District is located in east-central San Francisco. It is bordered to the East by U.S. Route 101, which
forms the boundary between the eastern portion of the district, known as "Inner Mission", and its eastern
neighbor, Potrero Hill. Sanchez Street separates the neighborhood from Eureka Valley (containing the
sub-district known as “the Castro") to the north west and Noe Valley to the south west. The part of the
neighborhood from Valencia Street to Sanchez Street, north of 20th Street, is known as the "Mission Dolores"
neighborhood. South of 20th Street towards 22nd Street, and between Valencia and Dolores Streets is a distinct
neighborhood known as Liberty Hill. Cesar Chavez Street (formerly Army Street) is the southern border; across
Cesar Chavez Street is the Bernal Heights neighborhood. North of the Mission District is the South of Market
neighborhood, bordered roughly by Duboce Avenue and the elevated highway of the Central Freeway which runs
above 13th Street.

NEIGHBORHOOD DESCRIPTION:

The subject is located in a mixed residential neighborhood better known as The Mission District. Properties in
the area consists an array of different style of properties, most of which are of traditional & contemporary designs.
Most of the properties in the area are typically average to well maintained. The Mission includes four recognized
sub-districts. The northeastern quadrant, adjacent to Potrero Hill is known as a center for high tech startup
businesses including some chic bars and restaurants. The northwest quadrant along Dolores Street is famous
for Victorian mansions and the popular Dolores Park at 18th Street. Two main commercial zones, known as the
Valencia corridor (Valencia St, from about 15th to 22nd) and the 24th Street corridor known as Calle 24 in the
south central part of the Mission District are both very popular destinations for their restaurants, bars, galleries
and street life. The neighborhood also has the largest concentration of murals in the city adorning buildings,
fences, and walls throughout the district. The Mission also has one of the warmer and sunnier weather than most
parts of the city. All major necessities such as schools, parks, shopping areas, public transportion and
employment centers are well within minutes of the subject. However, most are within walking distance from the
site.

NEIGHBORHOOD MARKET CONDITIONS:

Property values in the subject's neighborhood are currently stabilizing at the present time. However, most of the
2-4 units sold in the area are still selling close to their asking prices or higher. The marketing time for the

neighborhood is approximately 1-3 months when priced realistically. This information was obtained for the local :
MLS board (SFARMLS).

The subject's market area favor standard conventional and government financing. The area does not appear to
have a prevalence on loan discounts, interest buydowns or other sales concessions that would impact a
property's marketability.

SITE COMMENTS:

A preliminary title report was not provided for review and should be reviewed for conditions that may have an ;
adverse influence on the subject's value. The appraiser will not be responsible for matters of a legal nature that
affect either the property being appraised of the title to it. The appraiser assumes that the title is good and
marketable and therefore, will not render any opinions about the title. The property is appraised on the basis of it
being under responsible ownership.

The subject is located on a quiet residential street. There were no apparent adverse easements, encroachments,
or special assessments noted during the time of inspection. :

The zoning information was derived from National Data Collective (NDC), Realist.com or the San Francisco
Recording Department.

The city of San Francisco does not participate in the FEMA emergency flood map program.
The streets are fully improved with curbs, gutters and sidewalks.
ANALYSIS OF RENTAL DATA:

The three rental comparables chosen above are considered to be the best available indicators of similar
residential income generating properties in the subject's market area at the present time. The comparable rents
are typical for the area and reflect low to upper end range rents for the subject property.

There is currently rent control in the city of San Francisco at the present time. The annual allowable increase
amount effective March 1, 2017 through February 28, 2018 is 2.2 %. The annual allowable increase amount
effective March 1, 2016 through February 28, 2017 was 1.6 %. There is no limit on the amount of rent a landlord
may first charge the tenant when renting a vacant unit.
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There are no rental concessions noted in order to attract tenants in the subject's neighborhood.

Most of the units in the neighborhood are rented on a yearly basis and becomes month to month after the first
year.

Most of the tenants in the neighborhood typically pays for gas and electric. While the water and garbage is paid
by the owner of the property.

Most of the units are rented unfurnished.

Rental Comparable #1 This is a smaller fourplex located in the subject's immediate market neighborhood. This
property is located on a much busier feeder street than the subject's street. The vacant unit was updated with a
remodeled kitchen & bath, refinished hardwood floors and new interior paint. This property is also subject to rent
control as the subject. Per MLS: Fully detached Victorian 4 units on oversized lot. Located in heart of Mission
District, short walking distance to Valencia Street, 24th Street, BART, shops and restaurants. 4-3 room apts (3
rented, 1 vacant), full basement w/sprinkler system, includes an office, bath (w/unfinished shower), 2nd toilet,
parking for 1-2 vehicles, lots of storage space. A separate structure at rear of property, divided into 3 spaces
(middle space has washer/dryer hookup in place). Space on right side of building may be used by small vehicle
as driveway to rear of property. Vacant apt recently remodeled kitchen, bath, newly painted, refinished hardwood
floors. Other improvements includes electrical panels, double pane windows.

Rental Comparable #2 This is a smaller size triplex with superior overall condition of its units. The lower unit is
a commercial space currently being used as Mexican tamale parlor. The upper units are two one bedroom units
currently rented at the upper end of the market, since both have been completely remodeled throughout. This
property lacks a parking facility. Per MLS: Income Opportunity on 24th! Remodeled residential units which will be
delivered vacant. Commercial space on ground floor. Two spacious 1BR/1BA Units + improved commercial
space in great San Francisco restaurant location. Located mid-block on tree lined 24th Street in the heart of the
Inner Mission food corridor. Property offers easy 101/280 and downtown access while having the active and L
vibrant international food at your front door.

Rental Comparable #3 This is a larger size triplex in overall better condition than the subject's units. This
property is located on a much busier feeder street than the subject. it lacks an enclosed parking facility. Per
MLS: 257-61 South Van Ness Avenue is a Mixed-Use Building located in the Inner Mission District of San
Francisco. This property is comprised of 1-Three Bedroom Unit, 1-Four Bedroom Unit and 1-Commercial Unit
with a full basement. There is a large patio and yard in the rear. This property is surrounded by many hip
restaurants, bars and shops. It's close proximity to all of the start-ups and tech companies on Market St and in :
SOMA make it an incredibly convenient place for many renters, especially considering the easy access to public 3
transportation.

COMMENTS ON SALES COMPARISON: v

The comparable selection and valuation analysis is governed by the principle of substitution: a buyer will not pay
more for one property than another that is equally desirable. When determinable, adjustments for significant
differences in improvements were derived by matched paired analysis or the abstraction method. When not
possible or practical, bracketing and/or the appraiser's knowledge and experience of the market area was utilized
in determining the appropriate adjustments for differences. The appraiser searched for all available information
utilizing the county records, multiple listing board, national data collective (ndcdata.com), realist.com, and
previous appraisal reports completed within the subject's market neighborhood. These sources combined with
conversations with real estate professionals from the area were considered. The comparables utilized in this
report were determined to be the best available at the time of inspection.

My comparable search and results were based by utilizing the county records, multiple listing board, national data
collective (ndcdata.com), realist.com, and previous appraisal reports completed within the subject's market
neighborhood. The comparables utilized in this report were determined to be the best available at the time of
inspection and were utilized for their similar square footage, age, condition, amenities, and close proximity to the
subject property. Due to limited similar size triplexes in the subject's immediate market neighborhood, the
appraiser was forced to utilize properties in excess of 20% of the subject's GLA, sold within 10 month time frame
with the exception of comparable #7, and are located within a mile radius to the subject. Based on these criteria,
the appraiser was able to locate 10 closed sales and 6 competing listings in the area.

Variance in gross living area is adjusted at $125.00 per square foot at a difference of one hundred square feet or
more and rounded to the nearest five hundred.

Site value is based on an abstraction method of recent sales of developed properties that are similar in site size
and utility of land within the subject's market area. Land to improvement ratio is considered to be typical for
similar quality homes in the area.

adjustments for site value are based on market reaction within the subject's neighborhood of typical lot sizes and
conformity to other properties in the area. The market reaction to the amount of excess land between the subject
and the comparables are considered to be buyers preference for this segment of the real estate market.
Therefore, after further evaluation, adjustment for site size was deemed necessary at this time.
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Variance in lot size was adjusted at a conservative rate of $25.00 per square foot at a difference of one thousand
square feet and larger and rounded to the nearest five hundred or thousand, whichever was closer.

Comparable #1 This is a smaller size triplex adjusted for its smaller gross living area, superior bedroom count,
lack of an enclosed parking spaces, and for its inferior dated kitchens.

Comments on the MLS: Great rental property in the heart of Inner Mission. This Victorian 3 unit building is
steps away from public transportation, school, cafes, grocery/produce and restaurants. All 3 units has 3BR and
1BA, high ceiling, washer/laundry hook ups, each has access to the back yard, spacious eat in kitchen, french
doors going to the kitchen and decorative fireplace.

Comparable #2 This is a larger size triplex adjusted for its inferior location on a neighborhood access street &
sides to a pre-school, smaller lot size, larger gross living area, inferior wall heating system, lack of an enclosed
parking spaces, and for its dated kitchen & baths.

Comments on the MLS: Large Edwardian 3 unit building in highly desirable Inner Mission. The lower unit is
rented for $2,320/month to month. It is a full floor flat with 6 rooms comprising of 3 bedrooms & split bath. The
middle unit is vacant & is also a full floor flat with 6 rooms, split bath & flexible floor plan. The upper unit is rented
for $3,296/month to month & is a full floor flat with a finished attic. Features: Hardwood & softwood floors; Built in
china cabinets, double parlors & many turn of the century details; Visible copper plumbing, circuit breakers & wall
heaters. This building is centrally located close to transportation, parks & many of the shops & restaurants that
make San Francisco special.

Comparable #3 This is a similar size triplex adjusted for its smaller lot size, better overall quality of construction,
since it has higher end finishes than the subject, better overall condition of its improvements, since it was
completely remodeled to the studs back in 2008, additional bathroom count, fewer enclosed parking spaces and
for its superior remodeled kitchen & baths.

Comments on the MLS: One of the best 3 unit rental buildings in the Mission, Total rebuild down to the studs in
2008, turn key low maintenance property. Walk to Flour and Water, Central Kitchen, Atlas Cafe. Easy commute

south, or MUNI/BART Caltrain access. Tenants pay water and garbage, the units that are occupied are all young
professionals, '10-'11 move in dates. Plenty of upside, full basement that tenants do not have access to could be
developed as an ADU, added floor to the vacant unit, garage, or a combination of any/all of the above.

Comparable #4 This is a larger size triplex adjusted for its inferior location on a neighborhood feeder street,
smaller lot size, larger gross living area, additional bedroom count, inferior wall heating system, lack of an
enclosed parking spaces, and for its inferior dated kitchens.

Comments on the MLS: Great rental property in a prime Inner Mission location. This Classic Edwardian 3-Unit
building is steps away from restaurants, cafes, public transportation and BART. Each spacious flat features 3
bedrooms, 1 bath, high ceilings, charming period details, a decorative fireplace, double parlor doors, large eat-in
kitchen, and washer/dryer hook ups. Lower level includes a spacious basement that has expansion potential,
buyers to investigate whether a garage expansion is possible. Lower level is empty with no tenant storage and
direct access to the rear yard.

Comparable #5 This is a pending sale used to reflect the current market trend for similar and competing
properties in the neighborhood and to further support the subject's final estimated market value. It was adjusted
for its additional bedroom count, inferior wall heating systems, lack of an enclosed parking spaces, and for its
inferior 1 updated kitchen. No adjustment was made off its listing price, since it most likely sold at asking price
or higher. Please see the attached form 1004MC to view the market conditions in the neighborhood.

Comments from the MLS: Major Price Reduction! Vacant Three Unit Victorian building in the heart of the
Mission District in San Francisco. The top two units have impressive views of downtown San Francisco. The
building also has a large basement, which offers a multitude of development options. This is a must see
investment opportunity that offers plenty of upside potential. The building is located directly across the street from
the Boys and Girls Club, and is walking distance to Mission Street and Valencia Street. It is also conveniently
located near all major commuter routes.

Comparable #6 This is also a pending sale used to reflect the current market condition for similar and
competing properties in the neighborhood and to further support the subject's final estimated market value. It
was adjusted for its superior quality of construction with much higher quality finishes, superior condition of its
improvements, since the entire building was recently remodeled throughout, larger gross living area, superior
bathroom count, fewer enclosed parking spaces, and for its newly remodeled kitchens & baths. No adjustment
was made off its listing price, since it most likely sold at asking price or higher. Please see the attached form
1004MC to view the market conditions in the neighborhood.

Comments from the MLS: Ideal property for savvy investors looking f/turnkey, low-maintenance, muiti-family
income property in one of SF's most desirable neighborhoods. Low maintenance building earns strong
market-rate rents. 3 renovated and permitted 3BR, 2BA units w/new electrical, plumbing, heating & high-quality
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finishes & appliances to maximize income & tenant sat. Upgraded foundation, new windows, floors and walls
f/low long-term maintenance costs. Seismically retrofitted. San Bruno Ave is a tree-lined street tucked off 24th St
w/strong record of appreciation. Markets, bookstores, bakeries, coffee shops, bars, restaurants and drug stores
nearby. Easy access to freeways and tech shuttles. Excellent asset f/1031 Exchange. $175k/yr Income. GRM
15.69. Cap Rate 4.82%.

Comparable #7 This is a dated sale used mainly for its similar design as the subject. Although its one bedroom
apartment in the basement was not legal during the time of sale, it best illustrate the marketability of similar units
in the area. This property was adjusted for its smaller gross living area, inferior wall heating system, and for its
inferior updated baths. This property was purchased all in cash. Some cash buyers tend to pay above the fair
market value of a property.

Comments from the MLS: Inner Mission duplex- vacant & ready to go! Original owners built in 1900. Classic
flats. 3Br/1Ba top floor, 2Br/1Ba mid-level, 1 Br/1 Ba possible in-law/au pair’home office w/separate entrance, & 2
small-car garage on street level. Both upper units offer fireplaces, refinished oak floors, formal dining room, large
kitchens (one updated), & walk-in porch style laundry rooms. Both units separately metered w/newer electrical
service. Front security gate, some upgrades & some dual pane windows. Nice location! Both sides are detached
with living rooms having a zero ot line creating a bright, well lit interior with additional expansion space possible
into large sunny back yard! Prime opportunity! Embellish original character & charm of the era.

e

The subject's kitchen appliances were operational during the time of inspection.

The subject property has a wide range of values, due to varying conditions, total improvements, location, and the
overall motivation factors of the sellers in the area.

More weight was given to comparable sale #1, since it had the fewest gross adjustments and is the most recent
closed sale in the area.

COMMENTS ON INCOME APPROACH:
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The gross rent multiplier (GRM) was derived from the sales analysis in the rental comparable section, and the
gross rent multiplier utilized on this report is considered adequate for the area based on the subject's overall €
condition of its improvements. The actual gross monthly rent was utilized on this report, since the subject's are
subject to rent control.

FINAL RECONCILIATION:

Most emphasis was given to the sales comparison approach, as it best reflect the actions of the informed buyers
and sellers in the subject's market area. Lesser weight was given to the cost approach due to varying
construction cost/depreciation levels and the lack of vacant land sales in the area to extract value from. Lesser
weight was also given to the income approach, due to unreliable rental data and most could off-skew the GRM
due to long tenancy and the effects of rent control here in San Francisco.

COMMENTS ON INCOME APPROACH:

The gross rent multiplier (GRM) was derived from the sales analysis in the rental comparable section, and the
gross rent multiplier utilized on this report is considered adequate for the area based on the subject's overall -
condition of its improvements. The actual gross monthly rent was utilized on this report, since the subject's are
subject to rent control.

FINAL RECONCILIATION:

Most emphasis was given to the sales comparison approach, as it best reflect the actions of the informed buyers
and sellers in the subject's market area. Lesser weight was given to the cost approach due to varying
construction cost/depreciation levels and the lack of vacant land sales in the area to extract value from. Lesser
weight was also given to the income approach, due to unreliable rental data and most could off-skew the GRM -
due to long tenancy.

CONDITIONS OF APPRAISAL:

No financing adjustments were required as all sales are conventional or equivalent financing with terms typical of
prevailing conventional market with no reported buydowns or other financing concessions considered to have an
adverse effect on market value.

All electronic signatures on this report have a security feature maintained by individual passwords for each
signing appraiser. No person can alter the appraisal without the exception of the original signing appraiser(s).

The intended user of this appraisal report is the lender/client. The intended use is to evaluate the property that is
the subject of this appraisal for a mortgage finance transaction, subject to the stated scope of work, purpose of
the appraisal, reporting requirements of this appraisal report form, and definition of market value. No additional
intended users are identified by the appraiser.
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The purpose of this appraisal is to determine the Fair Market Value of the subject property. The property rights
appraised are the fee simple interest in the site and improvements.

The value conclusions stated herein are "as is", but subject to revisions if new information is made available from
inspections, disclosure statements, inaccurate real estate information, other data received, reviewed, and/or
submitted by any person or entity that will materially affect the condition of the property and/or conclusion of
value.

This appraisal report was prepared in the "electronic data interchange" (EDI) format. The report can be
transported electronically by edi or pdf procedures. The signatures that are ascribed on the appropriate pages of
this report requiring a signature are compliant with federal and state laws and are a true representation of the
appraisers signature who conducted this report. Furthermore, uspap and the appraisal standards board states
that electronically affixing a signature to a report has the same level of authenticity and responsibility as an ink
signature on a paper appraisal report. The signatures in this report have a security feature maintained by
individual passwords. The ascribed appraiser maintains that, to the best of his knowledge, no person can alter
the appraisal with the exception of himself.

P

The appraiser is not an expert in the field of building inspection, wood infestation or engineering. An expert in the E
field of engineering and/or seismic hazard detection should be consulted if an analysis of seismic safety and
seismic structural safety is desired. The appraisal should not be relied upon as to whether seismic problem :
exists, or does not actually exist. Except as specifically indicated in this appraisal, no reports, disclosure
statements, certified hazard zone report, studies and/or surveys were presented and/or reviewed by this
appraiser that would negatively impact the property other than those mentioned specifically in the body of the
report.

Additionally, the existence of hazardous substances and/or materials without limitation that may be present on the
property. The appraiser does not possess the expertise to test or identify hazardous substances or
environmental conditions that may affect the value of the property. The indicated value is predicated on the
assumption that no such condition exists on the property or in such proximity to cause a loss in value. No
responsibility is assumed. The client is urged to retain experts in the appropriate fields to consult in regard to
hazardous substances or materials.

Complete Visual Inspection Does Not Include: When applicable, the inspection of the attic or crawispace (beyond
head or shoulder), activation and testing of mechanical systems, including, but not limited to, private well & septic
systems, furnace, air conditioning systems, garage door operation, built-in appliances, plumbing, electrical
system or fireplace where applicable. Complete visual inspection does not include moving personal property to
inspect various items, checking for code compliance or checking windows or doors for functional use. This
appraisal report is intended value purposes only and is limited to what this appraiser can view from grade level
and is not to be used as a home inspection. This appraiser is not a home inspector, contractor, termite inspector,
environmental inspector or structural engineer and therefore is not an expert in foundation walls, exterior walls,
gutters and downspouts, termites, mold or mechanical systems and can only comment on items that are readily
observable at the time of observing the property. This appraisal report is not a home inspection, this appraiser
only performed a visual observation of accessible areas and the appraisal report cannot be relied upon to
disclose conditions, environmental problems and/or defects in the property.

The value conclusions stated herein are as of the effective date as stated in the body of the appraisal. The
attached report contains the description, analysis, and supportive data for the conclusions, final opinion of value,
descriptive photographs, limiting conditions and appropriate certifications.

The appraiser has prepared this appraisal in full compliance with the home valuation code of conduct and has not
performed, participated in, or been associated with any activity in violation of the code.

The appraiser certifies that the client/lender, the AMC or the borrower noted on this appraisal report did not
improperly influence or attempt to improperly influence the outcome of this appraisal by doing any of the things
prohibited by Section 1(B) of the Appraiser Independence Requirements, effective 10/15/2010.

The appraiser has no current or prospective interest in the subject property or the parties involved: and no
services were performed by the appraiser within the 3 year period immediately preceding acceptance of this
assignment, as an appraiser or in any capacity.

The subject's final estimated market value, is subject to legalizing the basement unit.
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Market Conditions Addendum to the Appraisal Report Fieno. 11000217

The purpose of this addendumiis to provide the lender/dlient with a dear and accurate understanding of the merket trends and conditions prevalent in the subject neighborhood. This is a required
addendum for all appraisal reports with an effective date on or ater April 1, 2009.

Property Address 1041-1043-1043A Alabama Street Gty San Francisco State CA ZipCode 94110

Borower Gloria Lopez

Instructions: The appraiser must use the information required on this form as the basis for histher condusions, and must provide support for those condusions, regarding housing trends and
overall market conditions as reported in the Neighborhood section of the appraisal report form The appraiser must fill in all the information to the extert it is available and reliable and must provide
analysis as indicated below. If arty required data is unavailable or is considered unreliable, the appraiser must provide an explanation. It is recognized that not all data sources will be able to
provide data for the shaded areas below, if it is available, however, the appraiser must indude the data in the analysis. If data sources provide the required information as an average instead of the
median, meaanalserslnldwﬁ'eavaldjeﬁgueamdemfy |t&anavera_)e Sd&samillshngsmstbepropetﬁ%ﬂﬂatcxxrpetewmme&hedum determined by applying the criteria

of Comparable Sales (Settied)
Absorption Rate (Total Sales/Moriths)
Total # of Comparable Active Listings

Morths of Housing Supply (Total Listings/Ab.Rate)

Prior 7-12 Months | Prior 46 Months | Curent - 3 Vonths Overall Trend

Median Corparable Sale Price $1,500,000 | $1,952,500 | $2,062,000 | Increasing Stable

Median Comparable Sales Days on Market 44 26 24 ini X/ Stable

Median Comparable List Price z : $1,897,500 B

Median Comparable Listings Days on Market / Notavail 7 §

Median Sale Price as %of List Price 104.53% 102.93% 108.67% Increasing X Stable Dedlining
Seller-(developer, builder, etc.)paid finandial assislance prevalert? [ Yes No [ ] Dedining Stable [ Increasing

BExplain in detail the seller concessions trends for the past 12 months (e.g., selier contributions increased from 3%to 5%, increasing use of buydowns, dosing costs, condo fees, options, etc.).
Most of the 2-4 units in the subject's neighborhood are sold "as is" with little or no credits given to the buyers. It is uncommon in
today's market to have the seller give any credit(s) to the buyer(s), since it is still a sellers market at the present time. No information
could be provided on most of the shaded areas on the above grids, since the local MLS board does not have the search features to
determine how many listings were available during a certain time frame requested on this form.

MARKET RESEARCH & ANALYSIS

Ave foredosure sales (REQ sales) afactor in the market? D Yes No i yes, explain (induding the trends in listings and sales of foredosed properties).
The subject's market area it not REO driven at the present time.

Cite data sources for above iformetion. The statistical data provided on this analysis were extracted from the local multiple listing board

(SFARMLS).

Summarize the above information as support for your condusions in the Neighborhood section of the appraisal report form If you used any additional information, such as an analysis of
pending sales and/or expired and withdrawn listings, to formulate your condusions, provide both an explanation and support for your condusions.

The statistical data provided on this report were extracted from the local MLS board (SFARMLS). The data included in this analysis are
similar triplexes sold in the subject's immediate market neighborhood. Although the data above suggests that property values are
increasing, it is actually stabilizing at the present time. One of the comps sold in the prior 4-6 months time frame was sold beiow
market value and was also one of the largest triplexes sold in the last 12 months. Most of the unit sold in the last three months have
been selling above their list price. It appears this way, since most of the properties are strategically listed slightly below market in order
to increase foot traffic to the property. The marketing time for the area is approximately 1-3 months when priced realistically and has
remained stable in the last 12 months.

If the subject is a unit in a condominium or perative project, p the followingy/a Project Name: n/a

Subject Project Data Prior 7-12 Morths | Prior 46 Morths | Current - 3 Months Overall Trend

Total #of Comparable Sales (Settied) [ Jinceasing ||| Stale [ ) Dediring
Absorption Rate (Total Sales/Voriths) Increasing Stable Dedlining
Total # ot Adtive Corrparable Listings

Moriths of Unit Supply (Total Listings/Ab. Rate)
Avreforedosure sales (REO sales) afacior inthe projet? | | Yes No  If yes, indicate the nurmber of REO listings and explain the trends in listings and sales of foredosed properties.
This section is not applicable for the subject property.

ONDO / CO-OP PROJECTS

5] Summarize the above trends and address the impact on the subject unit and prdjiect.  This section is not applicable for the subject property.

APPRAISER SUPERVISORY APPRAISER (ONLY IF REQUIRED)
i  Signature NW u[,, N\"\d/{%{t/“’ Signature
% Name Max E.Mendoza' ./ v Name
E Company Name Appraisal Express & Investments Company Name
Ey Company Address 321 Noe Street, Suite #301 Company Address
San francisco, California 94114
State License/Certification # AL011277 State CA State License/Certification # State
Email Address SFappraisalexpress@gmail.com Email Address
Freddie Mec Form 71 March 2008 Procuced using AC) software, 800.234.8727 www.aciweb.com a—nemmymmm
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SUBJECT PROPERTY PHOTO ADDENDUM

Client: Private Appraisal Fle No.. 11000217
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City: San Francisco State: CA Zip: 94110
FRONT VIEW OF
SUBJECT PROPERTY
REAR VIEW OF
SUBJECT PROPERTY

STREET SCENE
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Client: Private Appraisal File No.: 11000217
Property Address: 1041-1043-1043A Alabama Street CaseNo.:n/a
City: San Francisco State: CA Zip: 94110

View of Entry Door View of Living Room
With Deocrative Fireplace

Additional View of the Living Room Additional View of the Living Room

View of the Hallway from the Kitchen to the Front Entry Door View of Bedroom #1

Produced using ACH software, 800.234.8727 www.acweb.com PHTE
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Additional View of Bedroom #1 View of Bedroom #2
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Additional View of Bedroom #2 View of Remodeled Kitchen

Additional View of Remodeled Kitchen Additional View of Kitchen and Dining Area

Produced using ACH softwere, 800234 8727 www aoweD cam PHTE
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State: CA Zip: 94110

Additional View of Dining Area

View of Bedroom #3

Additional View of Bedroom #3

View of Full Bathroom

Additional View of Full Bathroom

View of CO2 Detector

AC) sottwere, 800.234. A8
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Client: Private Appraisal File No.: 11000217
Property Address: 1041-1043-1043A Alabama Street CaseNo.: n/a
City: San Francisco State: CA Zip: 94110

View of Smoke Detector Stairway to Unit #1043

View of Top Landing to Unit #1043 View of the Living Room with Decorative Fireplace

Additional View of the Living Room Additional View of the Living Room

Praduced using ACI software, 800.234.8727 yww.aoiwed.com PHTS
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Client: Private Appraisal File No.: 11000217
Property Address: 1041-1043-1043A Alabama Street CaseNo.:n/a
City: San Francisco State: CA Zip: 94110

View of Fainting Room or Office View of the Hallway
Currently Being Used as a Bedroom

View of Bedroom #1 Additional View of Bedroom #1

View of Bedroom #2 Additional View of Bedroom #2

Froduoed using ACT software, B00.234 8727 www aciweb.cam PHTB



FNoLws o1 UINIL #1U49

Client: Private Appraisal Fle No.: 11000217
Property Address: 1041-1043-1043A Alabama Street CaseNo.:n/a
City: San Francisco State: CA Zip: 94110

View of Remodeled Kitchen Additional View of Remodeled Kitchen and Dining Area

Additional View of the Kitchen & Dining Area View of Fult Bathroom

Additional View of the Full Bathroom Additional View of the Full Bathroom

Produred using ACH software, B00. 234 8727 www aciweb.com PHTE
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Cliert: Private Appraisal File No.: 11000217
Property Address: 1041-1043-1043A Alabama Street Case No.: n/a
COity: San Francisco State: CA Zip: 94110

View of the Enclosed Porch View of the Laundry Area in the Enclosed Porch

View of the Central Heating System and Doubie Strapped View of CO2 Detector
Water Heater

Additional View of CO2 Detector View of Smoke Detector

Produced using ACH softwere, 800.234.8727 www.aciweb.com PHTE
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Client: Private Appraisal FleNo.: 11000217
Property Address: 1041-1043-1043A Alabama Street CaseNo.: n/a
City: San Francisco State; CA Zip: 94110 é

Scuttle in Unit #1043 View of Front Entry to the Subject's Unit

Side View of the Subject Separate Entry To Finished Basement

View of Rear Entry Door to the Garage Area Additional Rear View of the Subject

Produoed using ACH sofivwere, 800.234.8727 www.acweb.oam RTE
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Qlient: Private Appraisal Fle No.: 11000217
Property Address: 1041-1043-1043A Alabama Street CaseNo.:n/a
City: San Francisco State: CA Zp:. 94110

Additional Rear View of the Subject Interior View of the Garage

Additional Interior View of the Garage View of Subject's Circuit Breakers

Subject's Heating System for Finished Basement Central Heating System for Unit #1041

Produoed using ACT software, 800.234.8727 www.aciweb.com A6
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Client: Private Appraisal Hle No.: 11000217
Property Address: 1041-1043-1043A Alabama Street CaseNo.:n/a
City: San Francisco State: CA Zip: 94110

View of the Front Entry & Living Room Additional View of the Living Room

Will Become Part of the Living Room To Be Part of the Living Room

View of Bedroom View of Full Bathroom

Produced using ACH software, B00.234 8727 www.acweb.com PHTE
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Client: Private Appraisal FleNo.: 11000217
Property Address: 1041-1043-1043A Alabama Street Case No.:n/a
City: San Francisco State: CA Zip: 94110

Additional View of the Bathroom Additional View of the Bathroom

Additional View of the Bathroom View of the Kitchen

View of CO2 Detector View of Smoke Detector

Produced using AC! software, B00.234.8727 www.aciweb.cam PHTE



COMPARABLE RENTALS PHOTO ADDENDUM

Cliert: Private Appraisal Fle No.: 11000217
Property Address: 1041-1043-1043A Alabama Street CaseNo.:n/a
City: San Francisco State: CA 4p: 94110

COMPARABLE RENTAL #1

1019-1023 S. Van Ness Ave.
San Francisco, CA 94110

COMPARABLE RENTAL #2

2817 24th Street E
San Francisco, CA 94110 ;

COMPARABLE RENTAL #3 ;

257-261 South Van Ness Ave.
San Francisco, CA 94110




COMPARABLE PROPERTY PHOTO ADDENDUM

Client: _Private Appraisal Fle No.: 11000217
Property Address: 1041-1043-1043A Alabama Street Case No.:n/a
City: San Francisco State: CA Zip: 94110

COMPARABLE SALE #1

1168 Florida Street
San Francisco, CA 94110

COMPARABLE SALE #2

2814-2818 Harrison Street
San Francisco, CA 94110

COMPARABLE SALE #3

2724-2728 22nd Street
San Francisco, CA 94110




COMPARABLE PROPERTY PHOTO ADDENDUM

Client: Private Appraisal FleNo.: 11000217
Property Address: 1041-1043-1043A Alabama Street Case No.: n/a
City: San Francisco State: CA Zip: 94110

COMPARABLE SALE #4

590-592 South Van Ness Ave.
San Francisco, CA 94110

COMPARABLE SALE #5 b

2824-2828 21st Street
San Francisco, CA 94110

COMPARABLE SALE #6 -

1227-1231 San Bruno Avenue
San Francisco, CA 94110




CUMPAHABLE PRHUFPEH 1Y PRUIU AUDDENDUM

Qlient: Private Appraisal Hle No.: 11000217

Property Address: 1041-1043-1043A Alabama Street CaseNo.:n/a

City: San Francisco State: CA Zip: 94110
COMPARABLE SALE #7

1223-1223A York Street
San Francisco, CA 94110

COMPARABLE SALE #8

COMPARABLE SALE #9

Produced using ACI software, 800,234 8727 wwwy aciweb 0am

PHT305212013




FLOORPLAN SKETCH

Client: Private Appraisal FleNo.: 11000217
Property Address: 1041-1043-1043A Alabama Street CaseNo.:n/a
City: San Francisco State: CA Zip: 94110

Sketch

21.500

Basoement Aparimont

{Area: 700 #9
30,50

22
2 Car Built-in First Floor (#1041) Second Floor (#1043)
[Ares. 835 ft] jArea. 1500 ft] [Arsa: 1427 /9
Stairs
[Aren 46 A7

Living Area Nonliving Area

Second Floor (#1043) 1426.93 &* Stairs

Basement Apartmant
Total Living Area {roundedj. ft* Total Nen-Living Area (rounded):

321 Noe Street, Suite #301 . San Francisco, CA 94114 . Office (415) 271-9784 . Fax (415) 432-2069
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DIMENSION LIST ADDENDUM
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O O OO0 O3 <33 =3 =3 =33

Client: Private Appraisal Fle No.: 11000217
Property Address: 1041-1043-1043A Alabama Street CaseNo.: n/a
City: San Francisco State: CA Zip: 94110
GROSS BUILDING AREA (GBA) 3.627
GROSS LIVING AREA (GLA) _ 3e27
Avea(s) Aea %o GLA | %of GBA
Living 3,627 100.00
Level 1 0 0.00 0.00
Level 2 0 0.00 0.00
Level 3 0 0.00 0.00
Cther 3.627 100.00 | 100.00
GBA
Baserent [ 815
Gerage OJ 835 -
Other O -46
Area Measurements Area Type
Measurements Factor Total Level1 Level2 Level3 Other | Bsmt. Garage
3.50 9.00 1.00 31.50
4.00 14.00 1.00 56.00
22.00 34.00 1.00 748.00
21.50 27.50 1.00 591.25
34.00 21.50 1.00 731.00
3.50 9.00 1.00 31.50
2.50 14.00 1.00 35.00
18.00 31.50 1.00 567.00
8.00 14.00 1.00 112.00
6.00 4.00 1.00 24.00
20.00 22.00 1.00 440.01
12.50 14.00 1.00 175.00
13.50 14.00 1.00 189.00
9.00 3.50 0.50 15.75
9.00 3.50 0.50 15.75
30.50 21.50 1.00 655.74
3.40 12.50 1.00 42.50
0.10 21.50 0.50 1.08
0.10 12.50 0.50 0.63

10 G O O O O O | 0 [ O [ O
G O OO 333 O

Produced using ACH softwere, B00.234.8727 www aciweb.com
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PLAT MAP

Client: Private Appraisal Fle No.: 11000217

Property Address: 1041-1043-1043A Alabama Street Case No..n/a

City: San Francisco State: CA Zip: 94110
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LOCATION MAP

Client; Private Appraisal

FleNo.: 11000217

Property Address: 1041-1043-1043A Alabama Street

CaseNo.:n/a

City: San Francisco

State: CA Zp: 94110

Comparable Rental 3
257-261 South Van Ness Ave
San Francisco, CA 54110
1.02 miles NW

| 590592 South Van Ness Ave.
. San Francisco, CA 94110
69 miles NW

1019-1023 8 Van Ness Ave
San Francisco, CA 84110
0.31 miles NW

Subj et
1041 Alatzama Sireet
San Francisco, CA 941

Comparahie Sale 2
2814-2818 Harrison Street
San Francisco, CA 94110
0.21 miles SW

Comparable

¥ 1168 Florida Street
San Francisco, CA 54110

R 014 miles S

- Lot
Comparable Sale 5
28242828 21st Street
San Francisco, CA 94110
0.16 miles NW

¢ Comparable Sale 3
2724-2728 22nd Strest
San Francisco, CA 94110
0.13 miles NE

Comparable Sale 6

12271231 San Bruno Avenue |

San Francisco, CA 94110
0,38 miles SE

Comparable Sale 7
1223-1223A York Street
San Francisco, CA 94110
0.28 miles SE

Sale 1 Comparable Rental 2
2817 24th Street

| San Francisco, CA 94110

| 0.22 mites SE

~Bernal.
Heights Park” Ea
RRIRY. S . ,‘ b data @20

321 Noe Street, Suite #301 . San Francisco, CA 94114 . Office (415)271-9784 . Fax (415) 432-2069
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Appraiser's License

11000217

File No.:

Client; Private Appraisal

CaseNo.:n/a

Property Address: 1041-1043-1043A Alabama Street

City: San Francisco

Zip. 94110

State: CA
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Appraiser's E&O Insurance

Client: _Private Appraisal Fle No.. 11000217
Property Address: 1041-1043-1043A Alabama Street CaseNo..n/a
City: San Francisco State; CA Zip: 94110

P O Box 10380 (Attn: GSN)
Stamford, Connecticut 06804

GeneralStar- General Star National Insurance Company
/_—_———

REAL ESTATE APPRAISERS ERRORS & OMISSIONS INSURANCE POLICY
DECLARATIONS PAGE

This I3 2 CISiMS Macte BNG reported policy. Please read this policy and il endorsements and attachments carefulty.
Poticy Number: NJA306754C Renewal of Number: NJA306754B

1. NAMED INSURED: MaxE. Mendoza
STREET ADDRESS:
Suite 301
321 Noe Street
San Francisco, CA 94114

2. POLICY PERIOD: Inception Date: 08/25/2017 Expiration Date: 08/25/2018
Effective 12.01 a.m. Slandard Time at the address of the Named Insured.

3. LIMITS OF LIABILTY:
Each Claim: $1,000,000
- $2,000,000
Claim Expenses have a separate Limit of Liability:
Each Claim:  $1,000,000

4. DEDUCTIBLE: Each Claim: $Q _ Aggregate: $9

5. RETROACTIVE DATE: 08/26/2014
i a date is indicated, this policy will not provide coverage for any Claim arising out of any act, emor,
omisston or personal injury which occurred before such date.

6. ANNUAL PREMIUM: $750.00

TOTAL Premium and Taxes/Surcharge = $750.00

7. ENDORSEMENTS:
This policy is made and accepted subject 1o the printed policy form together with the following form(s) or
endorsement(s).
AP 00 0001 {DBA 1), AP D4 0001 {D6/11), AP 21 0002 (06711}, AP 27 0004 (06/11), SGN 80 0001 {07410}, AP 01 BOOACA (D8/11),
AP 20 000 (08/11), AP 08 0DO5CA (08/2011),

8. PRODUCER NAME: Mercer Consumer
STREETY ADDRESS: p. O Box 8146

Des Moines, IA 503068146

Producer Code: 26460 Class Code: 73928
Date:  paine2017
AP 10 0001 06 11 @ Copyright 2011, General Ster Management Company, Stamford, CT Page 1 of 1

321 Noe Street, Suite #301 . San Francisco, CA 94114 . Office (415)271-9784 . Fax (415) 432-2069




Subject's Public Records #1

Client: Private Appraisal Fle No.: 11000217
Property Address: 1041-1043-1043A Alabama Street Case No.:n/a
City: San Francisco State: CA Zip: 94110

1041 Alabama St, San Francisco, CA 94110-3432, San Francisco County

Owner Information

Osvner NaiTe
oy BlinG Adoress:
Tax Billing City & State:

Lopez Gloris G
870 Market St #1261
San Francisco, CA

Location Information

San Francisco

tax Bilkog Jp:
Tax Bl Ziptas
Owner Ooougted:

99102
2917

Schaol THstrict: Subedivigion: Mission Bl 140

Cevsus Tract: 228.03 Zoping: RH2

T pin Ressrber cozo

Tax Information

Tax I 4149027 % trmoroved: 49%

Biack: 4149 Tax Area: 1000

Lat: X727

Assessment & Tax

Assessmont Year w017 2016 2015

Assessed Value - Total $013.765 SUY5,848 $882,304

Asscssed Value -Land 8453305 $454,417 $447.592

A d Value - 1 2 $450, 260 §441,437 Tsadsey

VOV Assecsed {hange (%) 78, 1530 e

YOV Acsessed Change ($) £17,016 £13,455%

Tax Year Total Tax Change ($) Change (%) N

2014 £10.673

2015 $10,058 %285 2.67%

FHITE $11.100 [3L] [y

Charactaeristics

Lot Area: 2,596 Mo, Parking Sosoes: MiS: 2

Lot Acres: 0.0596 Total Baths: 2

Building Sa FL 2,550 Full Baths: 2

Land Use  Coretoglo Duplex Total Romms: 10

Land Hise - County” Finte Or Duplex oty o Wand

Yaar Buiit: 1800 Total tinits: 2

Slories: 2

Listing Information

MLS Uisting Nombar: 3ra721 MLS Cuen 51,300,000

MLE Status: Withdrawn Cancel LS Qrig. $1,300,000

B S Status Uhange Dale 01/26/2011 MG gt Agent Narme: BO3577-Paul Warrin

FAL S | bating Tiate: 01/13/2011 ML List Hrokey Narwe SOTHEBY'S INTERNATIONAL
REALTY

MLS Listing # 379720 334827 324024 283214 261127

MLS Status Withdrawn Cangel Withdrawn Cancel Withdrawn Cancel Withdrawn Cancel Withdrawn Cancel

MLS Listing Date 01/13/2011 05/61/2007 05/01/2007 01/18/2005 01/06/2004

MLS Listing Price $650,000 $645,000 $1,200,000 $989,000 €G75,000

:rilfew Listing $650,000 645,000 51,205,000 $089,000 $975,000

MLS Close Date

MLS Listing Close .

pre %R % * S

g:flg L‘Iﬁ‘” o pme | 0V267011 D608/ 2007 06/07/2007 03/ 18/200% 062/16/2004

MLS Listing # 80107 71819 8206

MLS Status Soid Soid Sold

Caurtesy of Max Mendora, San Francdics Agsociation of

Property Detall

321 Noe Street, Suite #301 . San Francisco, CA 94114 . Office {415)271-9784

_Fax (415) 432-2069




Subject's Public Records #2

Cliert: Private Appraisal

Fle No.: 11000217

Property Address: 1041-1043-1043A Alabama Street Case No.:n/a

City: San Francisco State: CA Zip: 94110
MLS Listing Date 062372000 0471172000 07/20/1996
MLS Listing Price £680,000 %698,000 $286.950
LS Orig Listing $698 060 489,950
MLS Close Date — 06/23/2000 "~ 08/23/2000 0472371957
";'"‘f;l‘s“"g cose  cuon nno KO 000 776,000
‘WIS Listing
Careoclation Deate o
Last Market Sale & Sales History
Cattle Diate- 06/12/2000 Sallai: Barnec Rusccell
Races o Tiate: 06/23/2000 Dorurmgnt Number: HO665-382
Zake Price: $690,000 Deod Type: Grant Deed
Owner Neame: Lopez Glovis G Price Per Square Teet) $233.90
Sale/Settlenent Date 07/07/2000 06/30/2000 06/12/2000 02/24/2000
Recording Date  GR/11LO000 @ 7/5000 06/23/7000 3/10/2000 baja3fimay
Sale Price } 666,660 366,000
Buyer Name Burns Trust Lopoz Gloria & Lopez Giotia Barnes Russell Barnes Russell A
Seller Namne furns Wodar A & Lopez Glorla Baines Russel! Barnes Russell A Sotu Benjamin
Docoment Mumber  GRIJROT Ry THosesARY T HiGa1 500 GUBGT- 1046
Document Type Grant Deed Grant Desd Grant Dsed Grant Daed Grant Doed
Sake/Sctilement Date 0G/ 1551
Recording Date 11/3971996 16/31/1991 0z/u7/1989 -

< Price e s
Noninal v o ¥ ¥
Buyer Name Soto Benianin Sote Benjamin & Aurora :?:ﬁ'fdﬁ feny &
Selfer Name: Sato Benjamin & Aurora Soto Benjarmin ﬁfﬁ:’dc Tony &
Document Number  GD762-192 FO493-502 318475
pest . . :
Document Type Yr;ngf"’; Dewd Quit Claim Deed G-aﬂﬁ Deet, -
Mortgage History B
Moaortgage NDate 1371542011 10710/2007 Q87302002 03730/ 2001 a6 0060
Mortgage Amount 231,600 £4i6, 600 AT G EARE, S60 3107500
Mortgage Lender Pinnacke Cap Mig Corp - ¥ Ine gachlngton Mutual Bk i‘;,;-:;, Natlonwide MtG oo onpoint Mty Frag
Mortgage Code Conventional Conventional Convenijonal Conventiona! 7 Enventional
Mortgage Type weti Wahi R " Refl fofi Nomisal
Martgage It Rate : 375
1 wge ’ 15 3 30 15
Hortgage Date BG/23/ 2000 0371072006 06/ 16/1998
Mortgage Amount $483, 000 5302,500 S119,000
Mortgage Lender F?"""“w’" Mutuel BR - tamia SEL Headlands Mtg Inc
Hortgage Codc Conventional Conventiona Conventional
Mortgape Iy Resic LI —
HMorigage Inf Rele 5,95 B ~
Morigage Term 360 ki
Courtesy of May Mondera, Sen Froaurisr s Awsocation of flealtors
e ' . : Property Detail
iy G

321 Noe Street, Suite #301 . San Francisco, CA 94114 . Office (415)271-9784 . Fax (415) 432-2069




Subject's Public Records #3

Client: Private Appraisal File No.: 11000217
Property Address: 1041-1043-1043A Alabama Street Case No.: n/a
City: San Francisco State: CA Zip: 94110

Property Map
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n/a

USPAP ADDENDUM File No. 11000217

Borrower: Gloria Lopez

Property Address: 1041-1043-1043A Alabama Street

City: San Francisco County: San Francisco State: CA Zip Code: 94110

Lender:  Private Appraisal

Reasonable Exposure Time
My opinion of a reasonable exposure time for the subject property at the market value stated in this report is:

By studying the current & competing sales and listings in the area, the appraiser concluded that the estimated exposure time for the
subject property is equal to the marketing time identified in the neighborhood section of this appraisal report. The expected exposure
period is 1-3 months when priced realistically.

Additional Certifications
| have performed NO senvices, as an appraiser or in any other capacity, regarding the property that is the subject of this report within the three-year
period immediately preceding acceptance of this assignment.

[_JI1HAVE performed services, as an appraiser or in another capacity, regarding the property that is the subject of this report within the three-year
period immediately preceding acceptance of this assignment. Those services are described in the comments below.

Additional Comments

None.

APPRAISER: SUPERVISORY APPRAISER (only if required):

Signature: NW '-({, ﬂ\' ‘C(‘/QAUA" o Signature;

Narre: Max'E/Mendoza" _ *.J Nare:

Date Signed: 10/31/2017 Date Signed:

State Certification #: State Certification #:

or State License # AL011277 or State License #

or Other (describe): State #: State:

State: CA Expiration Date of Certification or License:

Expiration Date ot Certification or License: 06/18/2018 Supenvisory Appraiser inspection of Subject Property:

Effedtive Date of Appraisal: 10/12/2017 (J DidNot () Exterior-only fromstrest () Interior and Exterior

Produced using AQ softwere, 800,234 8727 www agweb.com UBPAP_14NT 04272015

e e Bibe bt et




n/a

Appraiser independence Certification FAleNo.: 11000217

Borrower: Gloria Lopez
Property Address:  1041-1043-1043A Alabama Street
City: San Francisco County: San Francisco State: CA Zip Code: 94110

Lender/Client: Private Appraisal

| do hereby certify, | have followed the appraiser independence safeguards in compliance with Appraisal Independence and any applicable
state laws | may be required to comply with. This indudes but is not limited to the following:

= | am currently licensed and/or certified by the state in which the property to be appraised is located. My license is the appropriate
license for the appraisal assignment(s) and is reflected on the appraisal report.

@ | certify that there have been no sanctions against me for any reason that would impair my ability to perform appraisals pursuant to
the required guidelines.

| assert that no ermployee, director, dfficer, or agent of the Lender/Client, or any other third party acting as joint venture partner, independent
contractor, appraisal company, appraisal management company, or partner on behalf of the Lender/Cliert, influenced or attenpted to
influence the development, reporting, result, or review of the appraisal through coercion, extortion, collusion, compensation, inducement,
intimidation, bribery, or in any other manner.

| further assert that the Lender/Client has never participated in any of the following prohibited behavior in our business relationship:

1. Withholding or threatening to withhold timely payment or partial payment for the appraisal report;

2. Withholding or threatening to withhold future business, or demoting or tenminating, or threatening to demote or terminate my services;
3. Bxpressly or impliatly promising future business, promotions, or increased cormpensation for my services;
4

. Conditioning the ordering of the appraisal report or the payment of the appraisal fee or salary or bonus on my opinion, conclusion or
valuation reached, or on a preliminary value estimate requested;

5. Requesting an estimated, predetermined, or desired valuation in the appraisal report, prior to the completion of the appraisal report,
or requesting estimated values or comparable sales at any time prior to the completion of the appraisal report;

6. Providing an anticipated, estimated, encouraged or desired value for the subject property, or a proposed or target amount to be loaned
to the Borrower, except that a copy of the sales contract may have been provided if the assignment was for a purchase transaction;

7. Providing stock or other financial or non-financial benefits to me or any entity or person related to me, my appraisal or appraisal
managemert company, if applicable;

8. Any other act or practice that impairs or atternpts to impair my independence, objectivity or impartiality, or violates law or regulation,

including but not limited to, the Truth in Lending Act (TILA) and Regulation Z, or the Uniform Standards of Professional Appraisal
Practice (USPAP).

Additional Comments:  None.

APPRAISER: SUPERVISORY APPRAISER (only if required):
Signature: NW u{, ﬂ\; \C“/-’%(‘/ i Signature:

Name: Max E. Menddza ./ Y Narre:

Date Signed:  10/31/2017 Deate Signed:

State Certification # State Certification #:

or State License # AL011277 or State License #:

or Cther (describe): State #: State:

State: CA Expiration Date of Certification or License:

Bxpiration Date of Certification or License: 06/18/2018

Prod.oed using AC! softvare, 800 234 8727 www aciweb.com ARCS 14 0408014



BAI Construction PROJECT: 1043 “A” Alabama Street, San Francisco
September 25, 2017 Page 1 of 2
Gloria Lopez

1043 Alabama Street
San Francisco, CA

Re: 1043 “A” Alabama Street, San Francisco

Hi Glorta;

We would like to take this opportunity and thank you for allowing us to be of service. We are confident that we can
provide the best services in regards to the upgrading of your project.

Following your request for an estimate, we are respectfully submitting the results of our analysis:

Ouwur Proposal Includes:

Preliminary cost breakdown for each phase of this project

* Architectural plans including: Approximate Cost: $20,000.
As-built drawings
New floor plan for unit 1043 A
New path of travel through garage (Fire Dept. Requirement)
Legalization of an illegal unit

* Structural plans including: Approx. Cost: $20,000.
Details for replacing existing brick foundations inside unit 1043 A, with reinforced concrete foundations and
lowering ground to comply with 7°6” clearance
Details for new path of travel corridor through garage
Possible Voluntary Soft Stoty retrofit for the entire garage level and unit 1043 A

¢  Rebuild unit 1043 A, new with 7°6” clearance, new kitchen, bathroom and rooms
Approx. cost: $250,000.
New Kitchen with cabinets
New bathroom, shower and sink
New appliances
New flooring
Electrical and plumbing fixtures
All electrical and plumbing work

Windows
*  Sprinkler work Approx. Cost: $35,000.
*  Soft Story retrofit of ground floor level Approx. Cost: $80,000.
* Al City fees Approx. Cost: 10,000.

3483 Golden Gate Way — Suite 216 | Lafayette, CA 94549 1 www baiconstruction.com 1 Tel 510 5951994 1 Zicense 983889




BAI Construction PROJECT: 1043 “A” Alabama Street, San Francisco

Page 2 of 2
Project: 1043 Alabama Street, San Francisco

® Separate electrical conduit and new wiring for entire unit Approx. cost: $35,000.
® (N) Gas heater furnace for unit Approx. Cost: $10,000.
e  Removal of existing wood post inside garage Approx. Cost: $30,000.
¢  Build new cortidor and possibly relocate existing furnaces Approx. Cost: $40,000.
e (N) gas meter from PG&E TBD

® (N) Electric meter from PG&E TBD

®  Mechanical consultant to review available power and gas to determine if we approx. Cost: $3,000.

Are able to add meters
® Special inspection fee Approx. Cost: $10,000.
Our Proposal Excludes:

® Material testing for hazardous material ($2,000.)
¢  Abatement of hazardous material, if any

¢ Removal and installation of any items in the way of construction such as electrical, plumbing, mechanical lines
and garage doors (approx. cost: $12,000.)

Temporary power connection duting construction (approx. cost: $1,000.)

Toilet facility (approx. $1,500.)

Place an underground electrical-ground inside grade beam foundation (approx. cost: $3,000.)
PG&E fees

Seismic retrofitting of ground floor level

Acchitectural and Structural Plans Duration: Min. 1year including approval
Construction Duration: Minimum 4 to 6 months without inspection delays
Please note that this proposal is good for 30 days only.

At BAI Construction, we take pride in our extensive expertise, service, and quality in completing projects
successfully.

Please call us if we can be of any service.

Sincerely,

Behnam Afshar
BAI Construction, Inc.

3483 Golden Gate Way — Suite 216 1 Lafayette, CA 94549 1 www baiconstruction.com I Tel 510 595 19941 License 983889




PeoroConstruction (;;Z,,LM MZ, rdodﬂu'/ot Licentse 2;3;5572

OWNER INFORMATION
CONTRACTOR INFORMATION

Name Gloria Company PeoroConstruction
Address 1043 Alabama St Name Eric Peoro
City, State ZIP San Francisco Address
Phone 227 2144 City, State ZIP
Email gloria@live.com Phone 415 216 7853
Email peoroconstruction@yahoo.com
Project name 1043 Alabama St Completion date  open
SCOPE OF WORK

Removel of kitchen / bath room and 2 - partition walls to convert the
structure into 2 - storage rooms .

NOT INCLUDED
Permits

COMPANY PROPOSAL

We, PeoroConstruction., propose the above scope of work, to be completed
by
for the amount of $6,785.00

Submitted by (Company Representative) Date

OWNER ACCEPTANCE

|,Gloria , do accept the above scope of work, proposed to be completed by
for the amount of $6,785.00

Submitted by (home owner or authorized representative)
Date




BAI
cost summary:

Architect Plans:

Structural Plans:

Rebuilding 1043A for 7°6” clearance:
Sprinkler work:

Seismic Retrofit of ground level

City fees:

Separate electrical:

Gas furnace

Removal of post

New corridor

new gas meter

new electrical meter

Mechanical consultant for power/gas

Special inspection fee

Hazardous material testing
Abatement of hazardous materials
Removal of installation of items
such as electrical, plumbing,
mechanical lines

Temp power during construction
Toilet facility

underground electrical ground
PGE fees

Total

$20,000
$20,000
$250,000
$35,000
$80,000
$10,000

$35,000
$10,000
$30,000
$40,000
TBD
TBD
$3,000

$10,000

$2,000
8D
$12,000

$1,000
$1,500
$3,000
T8D

$562,500.00




OUTPUT

Total design,
build and permitting
costs $562,500.00

Interest on $547,500
loan over 30 years

@4.5%apr $463,537.75
TOTAL COST TO BUILD the ADU

(construction+interest)
$1,026,037.75

EXPENSES Monthly
@4.50%apr

Monthly Loan payments  $2,850.10
Monthly Utilities $150
Property tax added

due to ADU 2% $912

Repairs&maint (average) $500

$4,412.10

ADDED VALUE of ADU at sale

RENT Monthly

Rental income $1,523.00

SOURCE

Estimates

bank payment

schedule

bank payment
schedule

Yearly
$34,201.20
$1,800.00

$10,950.00
$6,000

$52,951.20

Yearly

$18,276

+ 1-1.5% average yearly increase $15 to $23/mo $264

$0




Loan Calculator

Loan amount

$ 562,500

Loan term in years

30

Or

Loan term in months

360

Interest rate per year

CALCULATE




www.bankrate.com/calculatc 4

Monthly Payments

*2,850.10

Total Principal Paid $562,500

Total Interest Paid $463,537.75

TODAY'S RATES |

Show amortization schedule




Estimated Payoff Date

October 26, 2047

Start Date

10/26/2017

Amortization Schedule

Péyment Date

Principal

11/26/17

12/26/17

01/26/18
02/26/18

03/26/18

04/26/18

$741
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§755

§2,107

Interest

$2,109

Ba{énce |

$561,759

$561,016

$2,104

$560,269

$2,101

$§559,520

$2,098

$558,768

§2,095

$558,014
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$2067

04/26/19

05/26/19
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07/26/19

$789

$792

$2,061

$2058

$795

$798

$2055

Szosz

$2064

$557,256

$556496

$555733

$554966

3554197

$553426

$552651
S551873

$551093

3550309

3549523
$548733

$547941

$547146

$546347
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$22421
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BB W. Charles Perry & Associates

. ARCHITECTURAL ENGINEERING & CONSTRUCTION MANAGEMENT

5 | Design grade lowering, URM foundation replacement & seismic refrofit of $4,000
entire ground level & perform CEBC A-4 structural analysis.
6 | Complete construction plan set for grade lowering, URM foundation $4,000
replacement & seismic retrofit of entire ground level.
7 | Submit seismic retrofit plan set to SFDBI for approval; revise & resubmit once $1,000
8 | Complete architectural, mechanical, electrical, plumbing, fire sprinkler, $4,000
egress, urban forestry, public works, green building, & energy efficiency plan
set for ADU
9 | Submit ADU plan set to SF Building, Fire, Mechanical, Public Works, and Urban $4,000
Forestry for review and approval; revise & resubmit once per department
Subtotal $32,000
Phase 2 Task Description Fee
Task
1 | Prepare bid form & draft AIA A104 Contract; solicit bidders; attend pre-bid $3,000
inspection; respond to pre-bid RFIs; collect bids; prepare bid summary; submit
tfo owner with recommendation for final contractor; prepare final contract
with contractor & owner. Collect insurance certificates, subcontractor &
supplier lists, and job site work plan.
2 | Attend bi-weekly weekly site inspections; perform structural observations $19,500
during retrofit phase; perform special inspections during retrofit phase
(excluding welding, concrete placement & testing, and anchor load tests).
Photodocument & file. Respond to requests for information. 26 site
inspections assumed. 26 RFl assumed.
3 | Review, revise & approve monthly applications for payment. Review, revise & $6,000
approve requests for change orders. Collect conditional & unconditional lien
releases prior to payments. Verify SF inspections & approvals. Collect final job
card & certfificate of occupancy. Verify formatting for rent stabilization board
pass-through. 12 applications / change orders assumed.
Subtotal $28,500
Estimated Project Construction Cost
ltem No. | ltem Description Fee
1 | Asbestos & lead testing $1,000
2 | Asbestos & lead abatement $5,000
3 | Shore, protect surrounding property, lower grade, replace URM foundation, $225,000
install new subsurface sewer pipes, construct new slab on grade, relocate
existing furnaces & water heaters, and construct seismic retrofit in lower level
4 | Monitor concrete placement, sampling & testing; observe and UT welding $5,000
4 | Install new 2" fire water service & meter $10,000
5 | Add two new gas meter and two new electric meters (house & ADU) $10,000
6 | Install rough mechanical, electrical & plumbing in lower level $50,000
7 | Install fire sprinkler in lower level $20,000
8 | Install thermal & acoustical insulation plus wallboard in lower level $20,000

231 W. 415t Ave., San Mateo, CA 94403-4303, 0:650-638-9546

www.wcharlesperry.com

Wednesday, August 01,2018 / 9:13 PM

Page 2 of 10
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BB W. Charles Perry & Associates

. ARCHITECTURAL ENGINEERING & CONSTRUCTION MANAGEMENT

? | Install tub & shower surrounds; tile. $20,000
10 | Install cabinetry and counter tops $20,000
11 | Install finish mechanical, electrical & plumbing $20,000
12 | Install trim & paint $10,000
12 | Install flooring $15,000
13 | Landscaping - urban forestry / sidewalk; back yard / patio $5,000

Subtotal $430,000
Estimated Project Budget
Item No. | ltem Description Fee

1 | Phase 1 professional fees $32,000

2 | Phase 2 professional fees $28,500

3 | Construction Cost $430,000

4 | City / AHJ Fees (5%) $21,500

5 | Contingency (20%) $86,000

Subtotal $598,000
Notes:

1 "ADJ"- Authority Having Jurisdiction

2 '"Contingency" - funds budgeted prior to the start of the design process for changes in
the consfruction cost and unanticipated expenses.

3 'Estimated"- Not Bid. Actual cost to be determined at time of bid or expenditure.
Owner understands and acknowledge that estimated costs will change and that such
changes might be substantial and unanticipated.

4 If variance is not granted, then work will either stop of change substantially at owner's
direction

5 All work assumes that tenant will be removed from unit and that ground level will be
cleared of all materials the owner wishes to keep.

6 2 Competent existing soils, foundation, and structural conditions are assumed.
Changes to this configuration based on as-built conditions, SFDBI plan check
comments, or hidden conditions disclosed during construction will be billed on a time
& expenses basis. Owner accepts and understands that work scope and budget may
change as the project progresses.

7 3 Excludes testing of existing building & soil to determine as-built structural properties.

Historical material performance data will be used. Historical configurations will be
assumed. Owner accepts and understands that actual structural properties that are
disclosed during demolition and constfruction may change the project scope and
budget

All work will be performed in accordance with the enclosed terms & conditions of agreement and fee
schedule. Any work outside the specified scope will be performed on a time & expenses basis. All

deliverables will be in Adobe Acrobat electronic file format. Printing & delivery costs are not included.
Meetings with clients, attorneys, authorities having jurisdiction, and other related parties are excluded.

231 W. 41st Ave., San Mateo, CA 94403-4303, 0:650-638-9546 www.wcharlesperry.com
Wednesday, August 01,2018 / 9:13 PM Page 3 of 10
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BB W. Charles Perry & Associates

. ARCHITECTURAL ENGINEERING & CONSTRUCTION MANAGEMENT

If you would like to engage my services, please sign below indicating your agreement, please sign and
return this agreement to me with the proposed retainer. This proposal is good for 30 days. If you have
any questions or concerns regarding these matters, please contact me via phone or e-mail.

Sincerely,

A

.
SN

L |

,}.'_.—"
'//./“

W. Charles Perry, M.S., P.E.

Principal Engineer

License Numbers C38622 & M25554
e: charles@wcharlesperry.com; c: 415-509-2956

Seismic Retrofit & ADU Legalization
Design & Construction Management Proposal
1043 Alabama St., San Francisco, CA 94110

231 W. 415t Ave., San Mateo, CA 94403-4303, 0:650-638-9546

Wednesday, August 01,2018 / 9:13 PM

www.wcharlesperry.com
Page 4 of 10
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BB W. Charles Perry & Associates

. ARCHITECTURAL ENGINEERING & CONSTRUCTION MANAGEMENT

By signing below, | agree that:

a. | accept this proposal and have read the Terms and Conditions of Agreement and the Consulting Services Fee
Schedule sent to me with this letter.

b. | agree to pay a retainer of $3,000.00 either by credit card information provided below or by a check mailed
within 3 business days of signing. This retainer will be credited against the final invoice for the project. Credit card

payments will incur a 1.9% processing fee. My credit card information is as follows:

Name on card: o Visa o MasterCard Exp.:

Account # Signature:

c. | agree to pay an initial construction management deposit of 5% of the initial construction cost either by credit
card information provided below or by a check mailed within 3 business days of permit approval. Credit card
payments will incur a 1.9% processing fee. My credit card information is as follows:

Name on card: o Visa o MasterCard Exp.:

Account # Signature:

d. | agree to pay all invoices within thirty (30) days of invoice issuance, regardless of any agreement | have with
third parties. All invoices paid by credit card will incur a 1.9% processing fee. | understand that balances unpaid 30
days after invoicing are subject to an 18% finance charge (1.5% per month).

e. | agree to allow W. Charles Perry to obtain information regarding my creditworthiness or that of my company.

Signature: Date:

Name:

Title:

Address:

Cell Phone:

E-mail:

Seismic Retrofit & ADU Legalization
Design & Construction Management Proposal
1043 Alabama St., San Francisco, CA 94110

231 W. 41st Ave., San Mateo, CA 94403-4303, 0:650-638-9546 www.wcharlesperry.com
Wednesday, August 01,2018 / 9:13 PM Page 5 of 10
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BB W. Charles Perry & Associates

. ARCHITECTURAL ENGINEERING & CONSTRUCTION MANAGEMENT

OPTIONAL EXTENDED LIMITATION OF LIABILITY

| agree to pay a fee of $2,000.00 for the Extended Limitation of Liability as described in the following Terms &
Conditionsl of Agreement either by credit card information provided below or by a check mailed within 3 business
days of signing. Payment must be received and processed by W. Charles Pery & Associates prior to the start of
work for this extended limitation of liability to be accepted. Credit card payments will incur a 1.9% processing fee.
My credit card information is as follows:

Name on card: o Visa o MasterCard Exp.:

Account # Signature:

Signature: Date:

Name:

Title:

Address:

Cell Phone:

E-mail:

Seismic Retrofit & ADU Legalization
Design & Construction Management Proposal
1043 Alabama St., San Francisco, CA 94110

231 W. 41st Ave., San Mateo, CA 94403-4303, 0:650-638-9546 www.wcharlesperry.com
Wednesday, August 01,2018 / 9:13 PM Page 6 of 10
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BB W. Charles Perry & Associates

. ARCHITECTURAL ENGINEERING & CONSTRUCTION MANAGEMENT

Terms & Conditions of Agreement
CHARGES

Work performed on a time-and-expense basis will be charged in accordance with W. Charles Perry &
Associates most current “Fee Schedule.” Any unusual types of work not specifically covered by the
“Fee Schedule” are charged at a rate determined to be reasonable in relation to the type of work
performed. Work performed under fixed price contracts will be charged at the agreed fixed amount.

TERMS OF PAYMENT

Periodic statements are rendered, usually monthly, and are due within thirty (30) days of the date of
invoice. Outstanding balances past due over thirty days are subject to a delinquency charge of one
and one-half percent per month until paid. W. Charles Perry & Associates without liability may withhold
delivery of reports and other data and may suspend performance of its obligations to client pending
full payment of all charges including any disputed amounts. All charges shall be paid prior to
deposition & trial testimony; trial & deposition testimony shall be paid in advance. W. Charles Perry &
Associates may examine the credit history of all clients. If client pays any charges via Visa, MasterCard,
or other such third party lending institution, then client waives all rights to reverse, dispute, or otherwise
complain about such payments. If client fails to dispute any charges within seven (7) days of the date
of an invoice, client relinquishes all rights to dispute the charges on that invoice in the future. Retainers
are credited to the final invoice. Payments by credit card will be charged an additional 1.9% service
fee to repay the expense of the credit card processing company.

EXECUTION OF SCOPE OF SERVICES

W. Charles Perry & Associates will perform all work in accordance with generally accepted professional
engineering practice. No other warranty, express or implied, is made concerning work performed
under the agreement, including our findings, recommendations, specifications or professional advice.

W. Charles Perry & Associates will diligently proceed with the work contracted for and will provide its
report in a timely manner, except for delays occasioned by factors beyond its control, were not
reasonably foreseeable, or were initiated by the client.

Work under the agreement will be terminated upon receipt by W. Charles Perry & Associates of written
nofice from the client, provided that W. Charles Perry & Associates may complete such analyses,
records, reports, and other work as is reasonably necessary to protect its professional reputation and
adequately document the work performed through termination. In such event, a fermination charge
not exceeding fen percent of all charges incurred through termination may be made at the discretion of
W. Charles Perry & Associates.

BASIC LIMITATION OF LIABILITY

Client agrees that the aggregate liability of W. Charles Perry & Associates to client and any other
persons or entities arising from performance of this agreement, including costs of defense and attorney
fees, for any and all injury or damage to persons or property, from any design defect, error, omission,
oversight, professional negligence, or breach of contract shall be limited to the fees paid to W. Charles
Perry & Associates. Client hereby releases and agrees to indemnify and hold W. Charles Perry & Associates
and its employees, consultants, subcontractors, contractors, & suppliers free and harmless from any such
liability to client or any third parties to the extent the aggregate of such liability exceeds this limitation of
liability.

231 W. 41st Ave., San Mateo, CA 94403-4303, 0:650-638-9546 www.wcharlesperry.com
Wednesday, August 01,2018 / 9:13 PM Page 7 of 10
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BB W. Charles Perry & Associates

. ARCHITECTURAL ENGINEERING & CONSTRUCTION MANAGEMENT

EXTENDED LIMITATION OF LIABILITY — OPTIONAL
(BY SIGNED AGREEMENT WITH ADDITIONAL FEE)

Client agrees that the aggregate liability of W. Charles Perry & Associates to client and any other
persons or entities arising from performance of this agreement, including costs of defense and attorney
fees, for any and all injury or damage to persons or property, from any design defect, error, omission,
oversight, professional negligence or breach of contract shall be limited to the insurance coverage
provided to W. Charles Perry & Associates by its professional liability, general & comprehensive liability,
and umbrella insurance policies (current declarations attached).

Client hereby releases and agrees to indemnify and hold W. Charles Perry & Associates and its employees,
consultants, subcontractors, contractors, & suppliers free and harmless from any liability to client or any third
parties to the extent the aggregate of such liability exceeds these limitations of liability.

Client understands and agrees that client might purchase additional project-based professional liability
insurance to insure client’s assumed risk and liability. All requests for additional insurance must be made
in writing prior to the start of the project and accepted by insurance carriers for W. Charles Perry &
Associates. Such project-based insurance must be renewed annually. All costs for any additional
insurance and all administrative effort required to maintain such additional insurance will be borne by
client.

CONFIDENTIALITY & PROPRIETARY INFORMATION

W. Charles Perry & Associates will hold in strictest confidence all proprietary information and trade
secrets of the client to which it may be given access. Unless otherwise expressly agreed in writing, all
reports, recommendations, procedures, plans, specifications, and other information provided to the
client under this agreement shall be the property of W. Charles Perry & Associates. Client may use
such information within the constraints of federal and state copyright laws. W. Charles Perry &
Associates shall retain exclusive rights to all proprietary information, technologies, trade secrets,
software, underlying electronic files, inventions, copyrights, or patentable ideas developed during
performance of this agreement.

DISPUTE RESOLUTION

Any controversy or claim arising out of or relating to this agreement, or the breach thereof shall be
settled by binding arbitration in front of a single arbitrator at Judicial Arbitration and Mediation Services
(JAMS) in San Francisco, California. Judgments shall be filed in a court of competent jurisdiction in San
Mateo County. If the parties cannot agree on an arbitrator, JAMS shall appoint one. The prevailing
party in any action shall recover from the losing party his reasonable attorney fees and costs of suit
incurred, in addition to any other relief granted. In the event that the claimed damages are within the
jurisdiction of Small Claims Court in San Mateo County, both parties agree to seftle such disputes there
and waive all rights to appeal judgments of that court. In any dispute between client and a third
party, client agrees to defend, indemnify, and pay all expenses of W. Charles Perry & Associates
treating W. Charles Perry & Associates as client’s agent.

231 W. 41st Ave., San Mateo, CA 94403-4303, 0:650-638-9546 www.wcharlesperry.com
Wednesday, August 01,2018 / 9:13 PM Page 8 of 10
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BB W. Charles Perry & Associates

. ARCHITECTURAL ENGINEERING & CONSTRUCTION MANAGEMENT

Fee Schedule

PROFESSIONAL FEES

W. Charles Perry & Associates charges ifs Clients for services provided according to skill-level of the individual
assigned to the Client’s project. For billing purposes, W. Charles Perry & Associates provides the following
staff classifications to designate relative experience, fraining, and accomplishment within a technical field,
and the standard hourly fees charged for their services.

Principal Senior level technical and/or management person; responsible | $250.00 To $500.00
for technical direction and/or general management or
administration of the Firm; possesses authority to bind and
otherwise legally commit the Firm.

Manager Senior technical personnel providing high-evel services on individual $150.00 To $250.00
consultative assignments and/or overall fechnical direction of
programs; may have office or group management responsibility or
functional responsibility for a technical field within the Firm.

Senior Staff Experienced technical professional skilled in planning, $100.00 To $200.00
organizing, conftrolling, and executing complex, higher-order
projects or assignments.

Junior Staff Experienced in instrumentation, programming, testing, analysis, | $75.00 To $150.00
library science, or the development and/or execution of
defined tasks in support of larger projects or programs in
support of senior staff.

Technical Laboratory, data processing, graphics, or other technician $65.00 To $100.00
Assistant responsible for the execution of specialized tasks in support of
senior staff.

Administrative/ Personnel who assist technical staff in various administrative, $50.00 To $75.00
Non-technical non-technical areas, including scheduling report production,
Assistant communications, logistics, and project support.

These rates are modified annually on January 1st or otherwise af the discretion of W. Charles Perry &
Associates. Payment is required in US dollars within thirty (30) days of date of invoice.

OTHER PROJECT EXPENSES

Travel and project expenses are charged at cost plus fifteen percent (15%). Air fravel is charged at the most
effective fare basis for the project involved; travel time charges are limited to 3 hours each direction per trip.
Expenses for goods or services required for efficient and timely performance of the client's project are valid
project expenses. Such goods and services include but are not limited to materials, equipment, tools,
laboratory tests, computer charges, administrative services, printing & reproduction, shipping & delivery
charges, special fees, extra insurance, etc. Mileage for travel by car is charged at 75 cents per mile.

231 W. 41st Ave., San Mateo, CA 94403-4303, 0:650-638-9546 www.wcharlesperry.com
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BB W. Charles Perry & Associates

. ARCHITECTURAL ENGINEERING & CONSTRUCTION MANAGEMENT

.
DATE (MM/DD/YYYY)
ACORD CERTIFICATE OF LIABILITY INSURANCE s

THIS CERTIFICATE IS ISSUED AS A MATTER OF INFORMATION ONLY AND CONFERS NO RIGHTS UPON THE CERTIFICATE HOLDER. THIS
CERTIFICATE DOES NOT AFFIRMATIVELY OR NEGATIVELY AMEND, EXTEND OR ALTER THE COVERAGE AFFORDED BY THE POLICIES
BELOW. THIS CERTIFICATE OF INSURANCE DOES NOT CONSTITUTE A CONTRACT BETWEEN THE ISSUING INSURER(S), AUTHORIZED
REPRESENTATIVE OR PRODUCER, AND THE CERTIFICATE HOLDER.

IMPORTANT: If the certificate holder is an ADDITIONAL INSURED, the policy(ies) must be endorsed. If SUBROGATION IS WAIVED, subject to
the terms and conditions of the policy, certain policies may require an endorsement. A statement on this certificate does not confer rights to the
certificate holder in lieu of such endorsement(s).

;Rﬁngc&n CONEACT  Allison Andrus CA #0K93926
A/aE n Su?g:\%g”g ervices PHONE . 360-626-2007 A% Noy: 360-598-3703
19660 10th Ave NE EMAL <5 @andrus@hallandcompany.com
Poulsbo WA 98370 INSURER(S) AFFORDING COVERAGE NAIC #
INSURER A : Travelers Property Casualty Company 25674
INSURED 1256 NsuRer B : Travelers Casualty and Surety Co of 31194
W Charles Perry & Associates INSURER C :
231 W 41st Ave s i
San Mateo CA 94403 INSURER D :
INSURERE :
INSURER F :
COVERAGES CERTIFICATE NUMBER: 501651200 REVISION NUMBER:

THIS IS TO CERTIFY THAT THE POLICIES OF INSURANCE LISTED BELOW HAVE BEEN ISSUED TO THE INSURED NAMED ABOVE FOR THE POLICY PERIOD
INDICATED. NOTWITHSTANDING ANY REQUIREMENT, TERM OR CONDITION OF ANY CONTRACT OR OTHER DOCUMENT WITH RESPECT TO WHICH THIS
CERTIFICATE MAY BE ISSUED OR MAY PERTAIN, THE INSURANCE AFFORDED BY THE POLICIES DESCRIBED HEREIN IS SUBJECT TO ALL THE TERMS,
EXCLUSIONS AND CONDITIONS OF SUCH POLICIES. LIMITS SHOWN MAY HAVE BEEN REDUCED BY PAID CLAIMS.

INSR ADDL[SUBR POLICY EFF | POLICY EXP
LTR TYPE OF INSURANCE INSD | WVD POLICY NUMBER (MM/DD/YYYY) | (MM/DD/YYYY) LIMITS
A | X | COMMERCIAL GENERAL LIABILITY 6801H476467 8/15/2016 8/15/2017 EACH OCCURRENCE $1,000,000
DAMAGE TO RENTED
CLAIMS-MADE OCCUR PREMISES (Ea occurrence) | $1,000,000
MED EXP (Any one person) $5,000
PERSONAL & ADV INJURY | $1,000,000
GEN'L AGGREGATE LIMIT APPLIES PER: GENERAL AGGREGATE $2,000,000
POLICY RO I:l Loc PRODUCTS - COMP/OP AGG | $2,000,000
OTHER: $
A | AUTOMOBILE LIABILITY 6801H476467 8/15/2016 | 8/15/2017 [ GOMEINED SNCLELMIT 154 500,000
ANY AUTO BODILY INJURY (Per person) | §
Atk SWNED - EZ:E;’VL;LZE; BODILY INJURY (Per accident)| $
- PROPERTY DAMAGE
X | HRED AUTOS | X | aAUTOS (Per accident) $
$
A | X |UMBRELLALIAB | X | ocour CUP9E479895 8/15/2016 | 8/15/2017 | EACH OCCURRENGE $4,000,000
EXCESS LIAB CLAIMS-MADE AGGREGATE $4,000,000
DED ‘ ‘ RETENTION §
WORKERS COMPENSATION PER OTH-
AND EMPLOYERS' LIABILITY YIN Sihore | [ &R
ANY PROPRIETOR/PARTNER/EXECUTIVE E.L. EACH ACCIDENT $
OFFICER/MEMBER EXCLUDED? |:| N/A
(Mandatory in NH) E.L. DISEASE - EA EMPLOYEE| §
If yes, describe under
DESCRIPTION OF OPERATIONS below E.L. DISEASE - POLICY LIMIT | $
B | Professional Liab: Claims Made 105329204 8/15/2016 8/15/2017 $2,000,000 Per Claim
$2,000,000 Aggregate
DESCRIPTION OF OPERATIONS / LOCATIONS / VEHICLES (ACORD 101, iti Remarks may be if more space is required)
CERTIFICATE HOLDER CANCELLATION
SHOULD ANY OF THE ABOVE DESCRIBED POLICIES BE CANCELLED BEFORE
W. Charles Perry THE EXPIRATION DATE THEREOF, NOTICE WILL BE DELIVERED IN
231 W. 41st Ave. ACCORDANCE WITH THE POLICY PROVISIONS.
San Mateo CA 94403
AUTHORIZED REPRESENTATIVE
|
© 1988-2014 ACORD CORPORATION. All rights reserved.
ACORD 25 (2014/01) The ACORD name and logo are registered marks of ACORD
231 W. 415t Ave., San Mateo, CA 94403-4303, 0:650-638-9546 www.wcharlesperry.com
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To Planning Department

Mailed to: Glorig Lopez
870 Market street Ste 1261
San Francisco CA 94102

I am a tenant at 104 i
department may forc;lepr\::? fomuanzter?ect 23{‘ ancisen. | am a tenant. My landlord told me tne planning

_ i _ g €nsive construction for the in-law unit in the basement. My
Immediate reaction tq her was "I'm sorry but | would have to move out if that happens " She thus has
asked me to put that in writing. Because of the wood frame type of building, even the garage's opening
sound travels to our unit, let alone construction noise Or excavation. We understand the \ack of housing in

living. If extensive construction or excavation will take place,
afety in case of structural collapse and \ung

through months of stressing noise and worrying about our s .
ible asbestos or lead, or even just dust particles, would be the equivalent of

disease from breathing poss . ( .
displacement. Ms Lopez has been informed the project would take many months, during which the entire
basement and garage will be a construction site.

Thank you.

Mayesha Huq
If you have any questions do not hesitate to contact me.
949-280-2588

=



JL construction

Juan Leverman

Phone 415 378 1169
Contractor License: CA 934753
ESTIMATE

Property Owner Information:

Gloria Lopez

1043 Alabama st San Francisco CA 94110
4152272144

SCOPE OF WORK
Remove bath tub with shower, toilet and sink; remove kitchen sink and

stove gas line.
TOTAL labor: $3,500
Permit cost: not included.

To accept sign and return with 10 percent of cost to schedule.

Accepted by
Date




	1043 Alabama Binder1
	Draft Executive Summary Final
	Executive Summary
	Conditional Use Authorization
	hearing date: NOVEMBER 15, 2018
	project description
	required commission action
	Issues and other considerations
	basis for recommendation


	1043 Alabama Draft Motion Final
	Planning Commission Draft Motion
	hearing date: November 15, 2018
	Preamble
	Findings
	Housing Element
	COMMUNITY SAFETY ELEMENT
	mission area plan
	DECISION

	EXHIBIT A
	AUTHORIZATION
	recordation of conditions of approval
	printing of conditions of approval on plans
	severability
	Changes and Modifications

	Conditions of Approval, Compliance, Monitoring, and Reporting
	PERFORMANCE
	MONITORING - after entitlement
	OPERATION


	Plans - 1043 Alabama Street - 2017-015110CUA (ID 967936)
	Revisedproposed1043A.2
	DBIform
	DBIform2
	1043 Alabama Appraisal Duplex
	1043 Alabama Appraisal as Triplex
	1043 Alabama_Application Supplemental Materials
	1043 Alabama Seismic Retrofit  ADU Legalization AECM Proposal 8-1-18(1)

	1041 Alabama
	estimate

