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(AHTF) NOTICE OF FUNDING AVAILABILITY (NOFA) AND REPORT BACK
REGARDING AHTF POLICIES AND ACTIVITIES

SUMMARY

The General Manager of the Los Angeles Housing Department requests authority to implement
modifications to the 2010 AHTF Round 3 NOFA as described in this report and in the NOFA, which is
provided as Attachment 1. These modifications include recommendations from the Housing,
Community and Economic Development (HCED) Committee in their report dated January 13, 2010
(C.F. #09-2841), which instructed LAHD to report back with recommendations for:

1) Encouraging mixed-income projects and renovation of historic properties;

2) Establishing affotdability terms based on property characteristics; _

3) Providing priority leasing to community members within a certain radius of an AHTF
development;

Funding for the 2010 Round 3 NOFA includ‘es:

$8 million in HOME Investment Partnership funds; N

$35 million in Neighborhood Stabilization Program 2 (NSP-2) funds;

$4.7 million in Energy Efficiency Block Grant (EEBG) funds

$2.6 million in Local Housing Trust Fund Program (LHTEP)

$328,095 in Community Development Block Grant (CDBG) funds

$1 million in Housing Opportunities for Person with AIDS (HOPWA) funds
$219,165 in McKinney Bond proceeds

$1.2 million in LADWP Sustainable Building Program funds
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2516 Eastlake Avenue and 3211-3213 % Altura Walk;
819 W. 4™ Street;

851 W. 81 Street;

252 S. Rampart Boulevard.

e o

C. Allocate $35 million in NSP funds for loans to eligible multi-family projects under the terms of
this NOFA,;

D. Expend funds, upon proper written demand from the General Manager, LAHD, or designee for
the purpose of paying oft Deeds of Trust associated with the disposition of LAHD-owned or
controlled properties for purposes of enforcing and protecting the City's liens, covenants, and
collateral prior to offering said properties for sale as affordable housing;

E. Prepare any necessary technical adjustment(s), consistent with Mayor and Council actions on
this matter, subject to the approval of the City Administrative Officer.

BACKGROUND

Changes to the 2010 AHTF Round 3 NOFA / Report Back Items

Changes to the 2010 AHTF Round 3 NOFA include provisions to accept proposals for the purchase of
City-owned properties for the development of affordable housing developments, and applications for
projects competing for $8 million in HOME funds, $5 million in Energy Efficiency Block Grant funds,
and $35 million in Neighborhood Stabilization Program 2 (NSP-2) funds.

Lastly, proposed changes to the 2010 Round 3 NOFA include items that were part of the HCED
Committee’s January 13, 2010 report, which is referenced in the summary portion of this transmittal.

Sale of City-owned Properties

In compliance City Administrative Code requirements, LAHD is requesting authority to solicit
proposals for the purchase of the following LAHD-controlled housing properties:

Council
Address Units District LAHD Cost
2516 Eastlake Av. and 5 1 $462,684
3211-3213 Y% Altura Walk
819 W. 4™ Street 10 15 70,158
851 W. 81 Street 8 8 673,117

252 Rampart Blvd. BA0354 1 13 129,045
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TOTAL 24 $1,335,004

LAHD acquired the above sites either through direct purchase or as a result of a foreclosure action. The
current condition of the properties necessitates that they be transferred to capable developers to be fully
rehabilitated, owned and managed as affordable housing. At the time of sale, LAHD will record rent
regulatory agreements having a term of at least 30 years to ensure the long-term affordability of the
units.

Through this process, LAHD will select the most qualified proposal and return to Mayor and Council for
confirmation of the sales terms as well as approval of the required ordinance to effectuate the sale.
LAHD plans to fully finance the acquisition of the properties by accepting a promissory note for
payment. Developers may apply for NSP 2 funds for rehabilitation of eligible properties. If the
acquisition is financed through a promissory note, repayment of the note may be deferred for a number
of years or be repaid from the residual receipts generated by each property. LAHD will sell the
properties for no more than 99% of the current appraised value (taking into consideration the long-term
affordability covenants) so that the properties will be eligible for NSP2 funds.

Proposed Energy Efficiency Retrofit Pilot Program

The City has been allocated $37 million in direct formula funding under the American Recovery and
Reinvestment Act of 2009 (ARRA) through the U.S. Department of Energy’s (DOE) Energy Efficiency
and Conservation Block Grant (EECBG). The grant required that the City prepare a strategy for the use
of these funds. DOE approved the City’s strategy on March 12, 2010.

The approved strategy includes fourteen (14) program areas and lead departments. One of the programs
administered by the LAHD is the $4.7 million affordable multifamily housing retrofit program. The
goal of this program is to improve the energy and water efficiency in approximately ten (10} affordable
housing developments. '

EECBG funds must be committed by January 2011 and expenditure deadlines for the funds are as
follows:

e June2011: 50%
e June 2012: 90%
e July 26, 2012: grant expiration

Eligible projects include buildings with existing or proposed affordability covenants with an initial term
of not less than thirty (30) years, which restrict occupancy of 100% of the units to households with
incomes less than 60% of Area Median.

Residual receipts loans of up to $500,000 per property will be made available for retrofits resulting 20%
to 40% improvements in energy efficiency.
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LAHD will select up to 10 applicants/properties (plus five alternates) ranked by order of potential
energy savings. Applicants will be required to obtain an energy audit conducted by a certified
professional, to the satisfaction of LAHD. The audit will determine baseline energy usage and establish
a scope of work, If the scope of work cannot achieve a minimum 20% improvement in energy
efficiency within the maximum loan amount, the application will be disqualified. LAHD will produce
loan documents, inspect work and disburse funds.

After the retrofit work has been completed, a third party energy consultant will verify that the efficiency
improvements have been installed correctly and are operating as intended. Utility data will be tracked
for a period of three years to ensure continued performance. Residents and property managers will
recetve information on the retrofit improvements/new systems and system maintenance training.

Neighborhood Stabilization Program 2 (NSP-2) Funds

The purpose of the NSP is to stabilize neighborhoods that have been impacted by foreclosed and
abandoned residential properties. Funds are provided to local governments to acquire, rehabilitate and
resell properties at affordable prices to eligible buyers, thus stabilizing and improving the appearance of
neighborhoods.

On July 30, 2008, Congress approved the Housing and Economic Recovery Act (HERA) of 2008 (HR
3221), which authorized $3.9 billion to assist arcas of the nation most affected by the home foreclosure
crisis under the Neighborhood Stabilization Program (NSP-1). The City of Los Angeles was allocated
$32,870,860 of these funds. These funds have all been committed to qualified projects, primarily
vacant, foreclosed upon single family homes. On May 4, 2009, HUD issued a competitive Notice of
Funding Availability of up to $1.93 billion for the Neighborhood Stabilization Program 2 (NSP-2). The
City submitted one of the top rated applications and was awarded $100 million. Half of the funds were
for homeownership and half for rental projects. The source of these funds is the American
Reinvestment and Recovery Act of 2009 (ARRA); therefore, 50% must be expended by January 14,
2012 and the remainder of the $100 million plus all program income must be spent by January 14, 2013.

NSP funds are targeted to areas of greatest need, identified by the U.S. Department of Housing and
Urban Development (HUDY) based on the number and percentage of foreclosures, subprime mortgages,
and anticipated foreclosures in census tracts where at least 51% of the households have incomes at or
below 120% of area median income (AMI). Twenty-five percent (25%) of the NSP grant funds (at least
$25 million for NSP-2) must be used for households whose incomes are at or below 50% AMI.

LAHD is requesting that $35 million in NSP-2 funds be provided to qualified projects under this NOFA
in order to fulfill the NSP requirements to:

e spend at least 50% of the funds by January 14, 2012;
e use at least 25% of funds to house households whose incomes are at or below 50% AMI;
e provide half the funds for rental housing.

Use of NSP funds must have a beneficial impact on stabilizing the neighborhood. Rehabilitation or new
construction must meet the Enterprise Green Communities energy conservation and efficiency standards



AHTF Round 3 NOFA
September 16, 2010
Page 6

or the requirements of the City of Los Angeiés’s proposed CALGreen code (whichever is higher). All
projects will be required to enter into affordability covenants for up to 55 years.

So that these projects do not compete with other projects seeking 9% Low Income Housing Tax Credits
which received funding commitments under previous NOFAs, the LAHD will request that Council

approve the issuance of tax-exempt bonds for projects awarded NSP funds under this NOFA.

HCED Recommendations for the 2010 AHTY Round 3 NOFA

In its January 13, 2010 report, the HCED Committee instructed LAHD to report back with
recommendations to include the following changes to the AHTF NOFA:

1) Methods to encourage inclusion of income-restricted units as part of mixed-income projects with
market-rate units, in addition to including certain public benefit criteria which may differ from
that of 100% affordable projects, such as:

a. Providing affordable units in a mixed-income project (in higher income areas);

b. Leveraging with private financing instead of 100% public funding, in order to preserve
scarce state and local funds;

c. Establishing varying lengths of affordability covenants so that they are consistent with
corresponding property characteristics;

d. Renovation instead of demolition of historic properties;

2) Input regarding how the aforementioned mixed-income modifications, if adopted, would have
changed the ranking of projects submitted for awards under the most recent NOFA;

3) A feasibility study regarding the establishment of priority leasing and/or notification of housing
to community members currently residing within a certain radius of an AHTF development.

In addition, the Committee instructed LAHD to report back on the feasibility of using AHTF 5%
CRA/LA tax increment funds for homeownership preservation and/or foreclosure prevention.

The Committee also instructed the Housing Authority of the City of Los Angeles (HACLA) and LAHD
to report back on the following issues which have since been addressed in transmittals subsequent to the
Committee’s request:

1) The status of the HACLA application process for project-based vouchers; LAHD reported on the
use of HACLA Project-Based Vouchers in its report to Council for the AHTF 2010 Round 2
recommendations (C.F. 09-2841);

2) Status of the Five-Year Housing Plan and how it compares with the policies and
recommendations for the 2010 AHTF NOT A;
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3) The balance of the AHTF 5% Community Redevelopment Agency of Los Angeles (CRA/LA)
tax increment set-aside funds, inclading a report which identifies, by Council District, where the
funds originate and are expended.

In response to the Committee’s request, LAHD proposes a mixed-income, privately funded program for
projects that have secured funding from sources other than the State, but are still in need of gap
financing through the AHTF:

The new funding category and attendant subsidy limits will ensure that LAHD funding does not:

@ Hxceed the amount available for traditional affordable housing projects;
e Assist underlying market infeasibility or units already restricted by land use incentives;
» Become a substitute for other available public leveraging sources.

The Round 2 NOFA contained a set-aside for Non-Profit Homeless assistance projects, which allowed
higher base subsidy limits. Those higher limits would be available to the new program category, in
addition to the other program categories under this NOFA.

Current regulations provide 5% subsidy boosts to projects located in South Los Angeles, Transit-
Oriented Districts and high income areas. For Round 3, in addition to the aforementioned boosts,
projects will be eligible for new subsidy boosts as follows:

o Extended Affordability Covenant Boost (5% for each 10-year increment beyond the
minimum 30-year covenant, up to 15% or 60 years);
e Historic Property (10%).

Extended Affordability Covenants

Traditional AHTF projects utilize state or federal leveraging sources that require a 55-year
affordability covenant. For privately funded projects receiving an AHTF award, the minimum
affordability term will be 30 years, To encourage applicants to commit to a longer term of
affordability, a 5% increase in the subsidy per-unit request will be allotted for each additional 10
years of affordability, not to exceed a total increase of 15%.

Historic Properties

LAHD has and will continue to fund the renovation of historic properties. However, the cost
associated with historic rehabilitation is often comparable to, or higher than, the cost of new
construction. To offset this cost, buildings designated as eligible for the National Register of
Historic Places may qualify for historic tax credits. In addition, to make these projects more
feasible, a 10% AHTEF subsidy boost would be offered.

Mixed-Income Projects With or Without RSO Uhnits

Financing mixed-income developments is sound public policy from a dispersion perspective, as it
provides a better balance of jobs to housing and allows the City to establish a supply of affordable
units in areas where 100% affordable production is cost prohibitive due to high land costs. '
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Affordable units in mixed-income developments are eligible for tax credits, although such projects
are unlikely to attract investors. Unlike a 100% affordable project, equity investments in a mixed-
income project could be depleted in a foreclosure scenario brought on by large fluctuations in the
market rate rents. This lack of access to tax credit equity puts such projects at a competitive
disadvantage on a subsidy per-unit basis.

Another important component of the City’s existing affordable housing stock is its supply of units
restricted under the Rent Stabilization Ordinance (RSO). Because rents can be raised to market rate
once a unit is vacated, this supply of affordable housing is continuously at-risk of diminishing upon
unit turnover. The loss of RSO stock is of greatest concern in higher cost market areas where rents
are likely to increase substantially upon decontrol.

However, as the spread between market rents and RSO rents increases, lower turnover can be
anticipated and managed by subsidizing the conversion of existing developments with RSO units
into affordable housing. While it cannot be predicted with certainty, it is likely that the full public
benefit of subsidizing the acquisition and/or rehabilitation of an occupied RSO building would not
be realized for five to 10 years.

To address this concern, the proposed subsidy per unit is limited to 40% of the NOFA maximum
subsidy limit, including eligible boosts. This approach will enable LAHD to acquire long-term
affordability protection for at-risk RSO units at an appropriate subsidy level.

Mixed income subsidy would not be available for projects with:

More than 50% of the total units are to be income restricted

Fewer than 50% of the LAHD assisted units have less than two bedrooms
Fewer than 11 units will be restricted by LAHD

Market rate rents are not at least 50% higher than affordable rents
Current affordability covenants

For developments with units that are not subject to the Rent Stabilization Ordinance (RSO), subsidy
would be based on 75% of the NOFA maximum, including eligible boosts. As previously stated,
developments with units that are subject to the RSO would receive 40% of the NOFA maximum,
including eligible boosts.

The following table illustrates the comparison between the NOFA Maximum Subsidy limits for a
sample 41 unit mixed-income development in a high cost area without RSO units versus the
same development with units subject to the RSO:
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NOFA MAXIMUM SUBSIDY
Bedrooms Units Maximum Adjusted Max Total
Base Subsidy | Subsidy per
per unit unit
(includes 5% high
cost boost)
1 bedroom 20 $107,500 $112,875 - $2,257,500
2 bedroom 21 $115,000 $120,750 $2,535,750

]

NOFA Max. Subsidy 41 $4,793,250
Development without 41
RSO units 75% of Adjusted Max. Subsidy $3,594,938
: . ; :
Developmen.t with 41 40% of Adjusted Max. Subsidy $1,917,300
RSO units

Establishment of Recruitment Radius '

LAHD staff investigated the feasibility of establishing a priority registration and/or leasing policy to
provide community members residing within a certain radius of an AHTF project the first opportunity
for tenancy.

Section 8212.2 of the State of California’s HOME Program Regulations incorporates Section 8305 of
the Department of Housing and Community Development (HCD) Uniform Multifamily Underwriting
and Program Regulations (UMR), which prohibits tenant selection based on residency preferences
except where accompanied by an equal preference for employment in the local area and applied to areas
not smaller than municipal jurisdictions. The HOME Program Regulations stipulate that a deviation
from the UMR may be requested on a case-by-case basis though the HCD may, at its sole discretion,
approve or disapprove of such requests. Applicable sections of the California HOME Program
Regulations and HCD Uniform Multifamily Underwriting and Program Regulations are provided as
Attachments 2 and 3. '

In order to allow residents an opportunity to apply for affordable housing in their immediate
communities while complying with the aforementioned regulations, LAHD will modify its Affirmative
Marketing Plan to include a requirement that developers perform increased local. outreach efforts by
advertising upcoming leasing opportunities in public facilities such as, but not limited to, faith-based
organizations (churches, temples, synagogues, etc.), post offices, and markets within a certain radius of
the development. This revision to the Affirmative Marketing Plan will be effective in 2010 Round 3 of
the AHTF NOFA. Developers will be notified of the change in policy and LAHD’s Occupancy
Monitoring Unit will review the Plans to ensure that the new requirement is met.

Use of CRA 5% Tax Increment for Foreclosure Prevention and Homeownership

The Committee requested information regarding the possible use of the AHTF’s CRA 5% funds for
homeownership programs, specifically in relation to the Council District Seven Foreclosure Prevention
Program, which was adopted by Council on May 13, 2009 (C.F. 09-0185). In response to Council’s
inquiries, LAHD provided information in a previous report back in March 2010 (C.F. 08-0689).
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The AHTF Cooperation Agreement between the CRA/LA and LAHD provides for the funding of
homeownership opportunities with some restrictions. The Agreement states that the 5% tax increment
provided to LAHD for low and moderate income housing requires:

1) Use within a Redevelopment Project Area (uniess a special finding of benefit is made by the
CRA/LA Board and City Council);

2) Income restrictions for extremely low, very low, low and moderate income households; and

3) A 55-year affordability covenant for rental units or a 45-year affordability covenant for for-
sale units in accordance with the provisions of Health and Safety Code Section 33334.3.

As part of the CD 7 Foreclosure Prevention Pilot Program, the CRA/LA was instructed to enter into a
Memorandum of Understanding (MOU) with LAHD, authorizing the use of up to $1 Million in
CRA/LA Low and Moderate Housing Funds from the CD 7 Earthquake Disaster Assistance Project
fund. As implementation of the pilot program progressed, it was discovered that many families would
not meet the eligibility requirements of the funding source, which is more restrictive than the Home
Affordable Modification Program (HAMP), the federal government’s version of the foreclosure
prevention program.

Due to the funding restrictions attached to the use of the aforementioned CRA/LA funds, it was
determined that the Earthquake Disaster Assistance funds were not a viable source for this purpose and
alternative funding was sought. On March 10, 2010, a Motion was presented to authorize the
substitution of the Earthquake Disaster Assistance funds with CD 7 tax increment funds. However, it
was soon discovered that the tax increment funds were equally restrictive and as a result, a Substitute
Motion was presented on March 12, 2010, instructing the CRA/LA to de-obligate $1 Million in AB
1290 funds previously allocated to the Sayre Fire Assistance Fund and Van Nuys Public Library and
transfer an equal amount to the LAHD for the Council District Seven Foreclosure Prevention Program.
Because the AB 1290 funds are less restrictive, it will make eligibility requirements consistent with
HAMP and allow the pilot program to move forward.
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INTROBUCTION

The purpose of this Notice of Funding Availability (NOFA) is to announce the availability of
funding from the City of Los Angeles through the Los Angeles Housing Department (LAHD) to
assist in the creation of affordable housing. The City's goal, through the Affordable Housing Trust
Fund (AHTF), is to create housing for low and very-low income households within the City.

The housing created should not only provide additional housing opportunities, but should also
attempt to revitalize neighborhoods and remove blight. Irrespective of the funding scenarios, all
projects should seek to leverage limited City funding to the greatest extent possible. LAHD's funds
must be used in a manner consistent with the regulations applicable to the leveraging source(s).

This NOFA will seek to prioritize projects that have the ability to move quickly from
predevelopment into construction and completion. The funds provided under this NOFA are to be
used to {iil the financing gap between the projected Total Development Cost (TDC) of the project
and other available funding sources.

Awards Available in 2010 Round 3

Funding sources available to subsidize projects under this NOFA include:
e 58 million in HOME Investment Partnership funds;
e  $35 million in Neighborhood Stabilization Program 2 (NSP-2) funds;
«  $47illign in Bnerey Bfficiency Black Grant (EERD Aunde:
I0N I SOST ) O R S J FRCER L A 3 Yoy \_J} ELELENAITy
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e $2.6 miilion in Local Luumué Trust Fund ?;ug;mu SV TR SN

e $328,095 in Community Development Block Grant {CDBG) funds;

s $51 million in Housing Opportunitics for Person with AIDS (HOPWA) funds;

e $219,155 in McKinney Bond procesds;

e $1.2 million in LADWP Sustainable Building Program funds;

e $3.9 million in LADWP Infrastruciure funding for Permanent Supportive Housing.

Additional ~resources -available under this NOFA  include the -opportunity-to acquire the - -~

following City-owned properties for long-terin affordable multi-family rental housing:

Address Units
2516 Eastlake Av. and 5
3211-3213 % Altura Walk

819 W. 4" Street 10
851 W. 81% Street

252 Rampart Blvd. BA0354 !
TOTAL 24



LAHD is seeking proposals from qualified and experienced developers for the acquisition,
and rchabilitation of these properties. Rehabilitation financing is available from applicable
funding sources under this NOFA,

HOME Investment Partnership Program
Eight ($8) Million in HOME funds for 2010 Round 3 are available to privately funded mixed-
income projects; 1.e., those projects that have secured funding from sources other than the State, but

are in need of gap financing through the AHTF.

Neighborhood Stabilization Program (INSP-2)

$35 Million in NSP2 funds is being made available through this NOFA under the American

Recovery and Reinvestment Act of 2009 (ARRA) is the funding source for NSP2. AH NSP2 funds

awarded under this NOFA must be expended no later than December 31, 2011 to meet the first-
ARRA expenditure deadline. Additionally, all units financed with NSP must be restricted for

occupancy by households whose incomes are at or below 50% AMI adjusted for household size

(LH25 housecholds) with rent and utilities totaling not more than 30% of 50% AMI {(adjusted for

household size). LAHD intends to issue tax-exempt bonds for quelified projects, therefore, projects

submitted under this NOFA should be structured utilizing 4% Low Income Housing Tax Credits as

applicable,

Properties must be purchased from @ foreciosing eniity that has clear iitle; properiies where
foreclosure proceedings have been completed and title has been transferred to an intermediary
aggregator or servicer that is not an NSP grantee, sub-recipient, coniractor, developer, or end user
are also allowed. Properties that fall under the new expanded HUD definitions of foreclosed and
abandoned (NSP Exhibit 4), must be able to demonstrate that they have site control and sales price

approval from all lien holders when the application is submitied.

Up to $10 million of the §35 million in NSP2 funds can be for developments that utilize for non-
foreclased vacant properties in NBSP2Z areas. NSP2 funds may be used for construction or
rehabilitation on these properiies. Developers proposing o use vacant, non-foreclosed properties
under NSP Eligible Use E or foreclosed propeities purchased prior to applying for funds under this
NOFA should be aware that retroactive reimbursement for property acquisition is not allowed.

‘oreclosed or transferred properties where any member ot the applicant/sponsor entity i¢ a member

[ RSV U L N Y
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of the current ownership entity do net qualify for NSP funding. Additionally, project sponsors
‘must not acquire foreclosed or abandoned property nor undertake any other “choice limiting
actions” until after the funding agreement with LAHD is executed and the property has received
environmental clearance from LAHD. Project sponsors must use purchase option contracts when
obtaining site control, utilize the appraisal requirements described in NSP Exhibit 3, and pay no
more than 99% of current market value based on a NSP appraisal completed within 60 days of final
purchase agreement.

NOTE: Current HUD guidance (June 2010) regarding mixed income projects requires that NSP
funds are restricted for use on projects that consist entirely of NSP-eligible units. Units must be
restricted to occupancy by households with incomes no higher than 120% AMIL A mixed income
project is only eligible for NSP funding if the sponsor agrees to the aforementioned restriction. The
“market rate” units will then be available only 1o households at or below 120% AMI.



Although HUD allows grantees to provide NSP funding fo units serving households up to 120%
AMLI, this NOFA will only provide funds for units serving LH25 households.

Energy Efficiency and Conservation Block Grant (EECBG)

The City has been allocated direct formula funding under the American Recovery and Reinvestment
Act of 2009 (ARRA) for the U.S. Department of Energy’s (DOE) Energy Efficiency and
Conservation Block Grant (EECBG). $4.7 million has been allocated to LAHD for inclusion in this
NOFA. The City’s goal is to utilize these funds for the Energy Efficiency Retrofit Pilot
Program. The goal of this program is to improve the energy and water efficiency in approximately
ten (10) existing affordable multi-family housing developments by awarding a maximum of

$500,000 per project.

Sale of City-owned Properties

Through this NOFA, LAHD is requesting proposals (RFP) for the acquisition and rehabilitation of
four City-owned properties. Selected applicants will enter into an Exclusive Right to Negotiate
leading to a Disposition and Development Agreement, which will contain the loan amount and
terms. Rehabilitation financing is available through other funding sources listed in this NOFA.

Application Overview

All technical assistance questions must be submitted by e-mail or fax using the attached Request for
Information form (Exiubit 1). To ensure the fair and consistent disiribution of information, all
questions will be answered via a Question-and-Answer (Q&A) document available online at
www. laciiy. ora\LAFD. No individual answers will be given. The Q&A document will be updated
on a regular basis to ensure the prompt delivery of information. If you do not have access to the
Internet, the Q& A document will be available by fax or by pick-up at the address listed on Part 5 of
this NOFA.

One (1) complete original application and one (1) complete copy must be received by LAHD no
later thap 4:00 P.M.. Ociober 18. 2010 for EEBG proposals.  Apnlications for Citv-gwned
rroperties, Mixed-income, and WSP2 projects must be received no later than 4:00 P.M., November
19,2010
17, .

Applications must be submitted on forms provided or approved by LAHD and must not be
modified. Applications received after the deadline will not be accepted for processing and shall be
returned unopened. All applicants are encouraged to file their applications as early as possible.
Applicants who file early will have the opportunity to amend their applications prior to the effective
due date for the respective round in which they are competing. The LAHD reserves the right to
waive minor technical deficiencies in the application. Any medifications to the Timeline will be
posted on the Web and e-mailed o person(s) on the AHTF mailing list. Contact persons may
be added to the mailing list by submitting a request to NOFA1O@lacity.org. A copy of the NOFA
is available on the Web at www.lacityv.org\lahd.

L3



AFFORDABLE HOUSING TRUST FUND
2016 NOTICE OF FUNDING AVAILABILITY

TIMELINE
Round 3 Round 3
2819 AHTF Energy Efficiency Block HOMEF.
Grant NSP
City Owned Properties
1 (Stakeholder’s Meeting 9/15/16 N/A
2 |Draft NOFA posted S/IO/E0 Y200
% |AHTF Bidders’ Conference G/29/19 9/22/10
g4 |AHTF Applications due no 16/18/10 11/19/10
tzter than 4:09 pon.
5 {Preliminary Results 11/12/80 1Z2/8/1¢
6 |Last day to appeal FE/IG/1D 12/3/18
7 |Appeals Hearing LE/EB/1E 12/7/18
& |Resplts Released 1E/24/10 T2/E0/160
Final Scores and Funding _
¢ | Transmittal Released to 12/1/18
Mayor’s Office 12/15/11
Fiem scheduled for
I0 cons&d?mtmn by the HCED 1/12/3% 11311
Committee
Item scheduled for
i1 e:msnd?ratmn by the City 1/1%/11 119711
Council
12 |Mayor’s concurrence 1/26/11 1/26/11
13 |CDLAC Deadline




PART 1
PROGRAM REGULATIONS

Through this Notice of Funding Availability (NOFA), the Los Angeles Housing Department
intends to fund the acquisition, rehabilitation, construction and preservation of multi-family
rental housing to address the needs of low and very-low income households. The City’s ranking
criteria will place emphasis on proposed projects that clearly demonstrate secured leveraging
source funding and project sponsors that have a proven track record in developing projects on
time and within budget.

1.1

i

i

Eligible Applicants

Applicants must comply with LAHD's funding source requirements. Applications will be
accepted from non-profit developers, for-profit developers, joint ventures, LLLCs and
limited partnerships. LAHD will not accept applications from individuals or entities that
have not met current obligations to the Department, as identified in LAHD’s Business
Policy. Applicants should resolve any delinquencies or other non-compliance issues prior
te applying for financial assistance. Submittal of a proposed project by an applicant in
non-compliance may result in disqualification of the project based on threshold criferia.

Elizilile Projects

Eligible projects include buildings with existing or proposed affordability covenants with
an mitial term of not less than thirty (30) years

Special needs groups may also apply under this NOFA, Special needs groups shall be
defed as disabled households, survivors of phvsical abuse and chronicaily-ill persons,
including those with HIV/AIDS.

NSP
Project must be focated in a NSP-2 Target Area and immediately adjacent {o residentially
designated land uses.

BFEBG

Existing multi-family affordable rental properties with initial affordability covenants of
30 years minimum that can achieve a 20% to 40% improvement in energy efficiency
within the maximum loan amount of $500,000.

Fnelicible Projects

Projects proposing 9% tax credits or any competitive uncommitted deferred payment
financing sources are not eligible to submit applications under this NOFA.

Mixed Income
Subsidy will not be available for projects where:

o More than 50% of the total units are to be income restricted
e Fewer than 50% of the LATD assisted units have less than two bedrooms



o Fewer than 11 units will be restricted by LAHD
» Market rate rents are not at least 50% higher than affordable rents
e Projects currently subject to affordability covenants

e Mixed-income projects with unrestricted market rate units;

s Projects that do not propose restricting 100% of the NSP-funded units for
households whose incomes are at or below 50% AMI adjusted for family size
(HUD LH25);

e Any project that does not comply with NSP-2 regulations.

EEBG
Projects that cannot achieve a minimum 20% improvement in energy efficiency within

the maximum loan amount.

1.4  Eligible Activities
Specific eligible activities are prescribed by LAHD's funding sources. Regulations vary
by type of developer (for-profit or non-prefit), funding source, and other sources of

nroiect financing present in the mroject. LAHD funds cen generally he need for
acquisition, predevelopment reimbursement and rehabilitation or construction related
CcOSts.

Finds are available for:

e Acguisition (please review items under 1.5 Incligible Activities NSP), new
construction, reconswuction, or rehabliitaiion of decend, safe rental housing of a
modest (non-iuxury) nature with suitable amenities and costs generaily recogmzed
ag ordinary and necessary for the operation of the project. This mcludes real
property acquisition, site improvements, conversion, demolition, and other
expenses, including financing costs and relocation expenses. Any net reduction in
the number of units must be necessary to improve habitability or marketability of
the project.

e Construction and permanent financing expenses inciuding demolifion, off-sife
public- improvements, construction bonds, and general contractor. and
subcontractor payments including overhead, profit and general conditions.

If a new construction project entails relocation or permanent displacement, the project
must net a minimum of 100% more units (i.e., double) than the amount to be demolished.

1.5  Ineligible Activities
Ineligible activities include:

o Payment for the relocation of persons engaging in criminal activity or
undocumented immigrants as defined by HUD in section 49 CFR Part 24



1.6

"
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1.8

s The payment of delinquent taxes, fees or charges on properties to be assisted with
federal funds

e Capital financing for the purpose of acquisition only or for the sole purpose of
refinancing existing debt
NSP
e Funds cannot be used for permanent relocation.

e Retroactive reimbursement for property acquisition is not an eligible use;
therefore, NSP funds cannot be used to repay the acquisition loan.

Rent Standards
All multi-family rental housing projects must use the appropriate TCAC Rent Standards

for the types of units which are to be assisted with LAHD funding.

All Projects:
Regardless of the TCAC Rent Standards, rents for the affordable umits must be set at least

10% below marlet rents in that neighborhood as established by a current independent
appraisal or market study as required in Section 2.3.1 of this NOFA.

el

HOME

L1 least 20% of the unite must be rented at 50% AMIL

NSP
Rent and utilities shall not be more than the appropriate TCAC Ren
£~
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Current Awards, Pending Applications
Proposals that have received an award of funding through the AHTE NOFA are pot

eligible to apply for funding. Exceptions to this rule will be granted only under the
following conditions:

T1 AT i T i ¢ i LT 3 . .
The current AHTE commitment has been reimgquisned by e appicant prior 1o ine

. new application deadline; or

@

e The proiect type (e.g. family, seniors, special needs) has not changed since the
original AHTF commitment; and

e Any material changes to project development costs must have been demonstrably
beyond the control of the applicant.

Projects that reapply for AHTF financing pursuant to this section will be scored and
ranked and will compete on par with all other applicants in this round.

AHTF-Conditions of Commitment
The maximum term of any letter of commitment will be for one year.




1.9

Maximum Subsidy Limits
Maximum subsidy may only be calculated for those units which will be restricted at or

below 60% (50% for NSP) of Area Median Income (AMI) for the Los Angeles
Metropolitan Statistical Area. Special Needs subsidy is applied on a per-unif basis, not a
per-bed basis.

The maximum LAHD loan available to any one project is $14 million. In aggregate, the
total outstanding loan amount to any one borrower, developer, or general partner may not
exceed 5% of LAHD's loan portfolio balance. The borrower loan limits will be updated
with each NOFA release.

BASE SUBSIDY LIMITS PER UNIT

Unit Type Base Subsidy
0-Bdrm $100,000
1 bedroom $107,500
2 bedroom $115,000
3 bedroom $115,000
4 bedroom P $115,000

JSH

NI

Subsidy limits for NSP projects are 200% of the amounts listed above and are not eligible
for the subsidy boosts outlined in Section 1.9.1.

[ ! SO SO RTINS I T e A « RO SRR S ~ et
the maximum loan for EEBG funds shall be §300,200 per project.

1.9.1 Subsidy Boosts
The base subsidy per-unit amounts may be increased if the project meets certain
- criteria that further the City’s housing goals as described below. Suhsidy boosts
may be combined and applied cumulatively, but in no case shall exceed Section
221(ad¥3Y maximum per-unit subsidy limits under the HOME Program, as
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HOME PROGRAM MAXIMUM SUBSIDY LIMITS

Bedrooms HOME Maximum Subsidy
0 $125,928
i $144,355
2 $175,536
3 $227,086
4+ $249,271

1.9.1.1  South Los Angeles
Proposed projects situated within the Scouth Los Angeles boundaries
(Exhibit 5) shall be eligible for a 5% increase in the base subsidy limits




1.9.1.2

1.9.1.3

as outlined in Section 1.9. The geographic boundaries of South Los
Angeles are defined as:

» Pico Boulevard to the North

» Alameda Avenue to the East

e Imperial Highway to the South

e La Cienega Boulevard to the West

TOD
Transit-Oriented Developments shall be eligible for a 5% increase in

the base subsidy limits as outlined in Section 1.9. Projects must be
located within one-quarter mile from a Transit Station serving:

¢ Heavy Rail ( METRO Red Line) or
e Light Rail, or
¢ Bus Rapid Transit (METRO Orange Line)

ag defined by Part 13 of Division 31 of the Hezlth and Safety Code
(commencing with Section 53560), which establishes the Transi
Oriented Development Implementation FProgram, measured in a
straight line from the nearest boundary of ¢

parcel to the outer boundary of the Transit Station site; and within one-
quarter mile from a Transit Station, measured from the nearest
boarding point of the Transit Station to the enfrance of the residential
structure in ihe Housing Development furthest from the Transil Staiton
along a walkable route. The waikable roule, afier completion of the
proposed Project, shall be free of negative environmental conditions
that deter pedestrian circulation, such as barriers; stretches without
sidewalks or wallking paths; noisy vehicular tunnels; streets, arterials or

highways without regulated crossings that facilitate pedestrian

- movement; or stretches without lighted streets.

For applications requesting the TOD subsidy boost, the following
documentation is required:

o Scaled Distance Map and Parcel Map
e Bus/Train/Subway schedules

Balanced Communities
Developments located within a high income area shall be eligible for a
5% increase in the base subsidy himits as outlined in Section 1.9. The

proposed development may qualify if:



e The location is within a census tract where the average income is at
or above 100% of the Los Angeles-Long Beach-Santa Ana, CA
Metropolitan Statistical Area median, as verified by census data; or

e The location is within a % mile radius where the average home
sales prices are above 100% of the area median sales price for Los
Angeles County, as published by the Standard & Poor's/Case-
Shiller index of home prices or the California Association of
Realtors.

1.9.1.4  New Generation Fund (NGF)/Supportive Housing Loan Fund (SHLF)
Projects that have received NGF or SHLF awards shall be eligible for a
5% increase in the base subsidy limits as outlined in Section 1.9.

1.9.1.5 Historic Properties
Buildings designated as eligible for the National Register of Historic
Places shali be eligible for a 10% increase in the base subsidy limits as
outlined in Section 1.9.

£.9.1.6  Extended Affordability Covenants
Projects not subject to any other regulatory agreements shall be shgible
for 5% increase in the base subsidy outlined in Section 1.9, for each 10-
vear increment beyond the minimum 30-year covenant, up to 15% or 60
VEaISs.

1.8.2 Mixed Income Projects
ﬁm’enﬂv n(*{‘Umed T'WGEPC‘TQ Pr‘mhnmr for ﬁmmfw under thig category Wit he
eligible for Qnﬁmrv ATVIOUNTS I at are helow the hage QU%QE(!V Hevits outhir :

Section 1.2,

Projects will be eligible for the subsidy boosts outiined in Section 1.9.1.

1.9.2.1 . Occupied — Non-RSOC Units

1
Occupied affordable units within mixed-income projects that are not

subject to the City of Los Angeles Rent Stabilization Ordinance (R50G)
are limited to 75% of the maximum base subsidy limits outlined in T
Section 1.9.

1.9.2.2 Occupied ~ RSO Units
Occupied units subject to the RSO are limited to 40% of the maximum
base subsidy limits outlined in Section 1.9.

1.10  Density Bonus
Section 12.22 A.25 of the Planning and Zoning Code implements the State’s Density

Bonus Law (SB 1818) which sets forth provisions and procedures that allow housing
developments to receive a density bonus and other incentives, provided a requisite
number of dweiling units are set aside for Low or Very Low Income Households as

10
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defined by Sections 50079.5 and 50105 of the California Health and Safety Code. These
rent limits are based on calculations developed and published by HCD that are Jower
than IRS Code Section 42 LIHTC (TCAC), HOME or NSP rent limits.

Projects approved under Planning and Zoning Code Section 12.22-A.25 (including
parking reductions) will implement the State Density Bonus Program, and are
subject to the aforementicned lower rent limits published by the HCD.

Applications for projects seeking a Density Bonus, including reduced parking or any
other incentives, must use the rent limits published by the HCD. Conditions of Approval
for any Density Bonus project will require that prior to loan closing, a covenant is
recorded that restricts the units to the HCD rent levels. Exceptions may be allowed
pursuant to the Zoning Administrator’s Interpretation Case No. ZA-2009-2676, Section
12.22-A, 25(d)(2) of the Los Angeles Municipal Code — Density Bonus Provisions. Such
applicants are strongly encouraged to confirm the requirements with LAHD’s Occupancy
Monitoring Division prior to submitting an application under this NCFA. The
Occupancy Monitoring Division can be reached at (213) 922-5664.

PLoan Terms and Conditions

1181 Type
Acquisition, Predevelopmeit and Construction or Permanent Financing only.

1.311.2  Imterest Rate - The interest rate for all loans is 5% (simple interest). LAHD
reserves the right to negotiate a higher or fower interest rate if it is found to be
heneficial o the nroject.

1313 Caleulation of Interest - Simple interest will be caleulated on the lean
amount outstanding and based upon a 365-day year and actual number of days
elapsed. :

Lol

1.11.4 Payment - Interes

3m ierect sarill
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will be paid from residual receipts of the project. Unpaid
| and due at maturity of the loan,

1.11.5  Term — Thirty (30) Years. NSP Term is 40 years

1.11.6 Counditions for Conversion — LAHD will not allow a construction loan to
convert to a permanent loan until the following conditions are met:

¢ Receipt of a Certificate of Occupancy, a Temporary Certificate of
Occupancy or acceptable evidence of final sign-off’ from the Los

Angeles Department of Building and Safety

e Achievement of 90% occupancy

e LAHD receipt of complete rent rolls with required occupancy
monitoring forms and other documentation completed

11



1.11.7

e Evidence of application for property tax abatement if original
proforma contemplated tax abatement

e Evidence that any conventional debt for the project has closed or will
close concurrently

Relocation

Permanent displacement of the project site’s residents is to be minimized. The
cost of relocation will be considered in assessing the feasibility of the
proposed development. A new construction project must net at minimum
100% more units than the amount to be demolished (i.e., double).

If the proposed site was occupied during the six months prior to or during
purchase negotiations, a relocation plan must be submitted. The relocation
plan must be completed and carried out by a qualified relocation consultant. A
copy of the relocation agreement and consultant’s resume/qualifications must
also be submitted under this NOFA. The relocation plan must include at a
minimum:

e A reasonable cost estimate;

Identification of the number of households or businesses to be

displaced;

e A current rent roll at the time of this application;

e Addresses of the required relocation notices; and,

e A description of the proposed advisory services to be provided to the
displaced households/businesses.

5

[

All projects wiil be tequired 10 adhere w the Juoiform Acquisition and
Relocation Act of 1970 (URA), Section 104{a} of ihe Housing and
Community Development Act of 1974, amended, and/or the City of Los
Angeles’ Rent Stabilization Ordinance (RSO), whichever is applicable to each
individual household and is most financiaily beneficiel to the individual
household. Please note that at minimum, the RSO relocation benefit amount
must be provided to cach qualifying household where the federally-prescribed
relocation assistance amounts are less than the current RSO-prescribed
amount;-however, federal funds that are granted through this NOFA can.only ...
reimburse relocation costs that are supportable by URA and Section 104(d)
regulations. A completed Acquisition-Relocation Project Summary
Assessment Form (Attachment 4) must be submitted with the NOFA
application. A completed Relocation Tenant Rent Roll (Aftachment 4a) must

also be submitted, in both hard copy and Microsoft Excel format.

URA regulations require that persons who are scheduled to be displaced must
be provided with a General Information Notice (GIN) (Attachment 4b) as soon
as feasible. For the purposes of this NOFA, “as soon as feasible” is the
application deadline date for NOFA applications. [t is therefore required that
copies of the General Information Notices sent to each of the tenants residing
at the project site be submitted with the NOFA application, along with proof

12




that the notices were received by the intended recipients. In addition, the GIN
must state that local, state, and/or federal regulations regarding relocation or
displacement payments may apply. The exception to this requirement is if the
developer can provide evidence of good cause as to why it was infeasible to
issue GINs and provide proof of service at the time of NOFA application. In
this instance, the developer must submit, along with the tenant rent roll, a
written statement detailing why it was not feasible to serve the GINs.
However m all cases, GINs must be served prior to receipt of the loan
commitment, and evidence of such notices must be received by LAHD within
30 days of service to the displace and/or property owner. If the project fails to
secure a funding commitment, either through this NOFA or the chosen
leveraging source(s), all GINs must be rescinded.

NSP
Funds cannot be used for permanent relocation.

EEBG / City Owned Properties
Not required at time of application.

i.11.8  Property Managemeut

Skilled property management is critical to the success of affordable housin
developments. At the time of application, candidates must submit a
Management Plan {(Attachment 9). This information will be use
proposal evaluation process. Before LAHD will commit to funding any ioan
for a project selected through the NOFA process, the developer must submit

the ouabificatione nf it mangoement entitv T AR regerves the right 4
Lne auanneations of e manaoement antifyv, AP} regsarves the rgnt f
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the project, LAHD determines that the costs associated with management of
the property are higher than those for comparable projects, or that the property
management company is not acting in good faith, LAHD may require a change

in the property management provider.

- For AHTF funded projects, the developer must ensure that leasing priority is
granted in the following order prior to offering the units to the general public;

e To displaced tenants meeting income and other eligibility requirements
(for projects located within CRA/LA Redevelopment Areas only; please
refer to California Health and Safety Code Section 33411.3)

e To persons cuwrrently residing in the City of Los 'Angeles meeting
income and other eligibility requirements

The developer is required to retain up-to-date records of the

relocated/displaced tenants’ addresses and to properly notify said tenants of
lease-up information. Copies of the notices, with proof of delivery, must be

13
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delivered to LAHD for all tenants that were listed in the Relocation Tenant
Rent Roll.

In order to help house “situationally homeless” families, the Housing
Authority of the City of Los Angeles (HACLA) has agreed to work with the
LAHD in creating a process that facilitates giving preference in leasing to
families referred by non-profit agencies providing social services under
contract with HACLA. Please note that the “situationally homeless” families
referred to these projects by HACLA contract agencies shall NOT demonstrate
the need for intensive services. For all intents and purposes, leasing
preference shall be extended to families that have experienced a recent, non-
chronic episode of homelessness. Tenants would also be required to meet all
of the projects occupancy requirements. The developer/property management
company would not, however, be required to held 10% of its units off-line if a
sufficient number of qualified, priority referrals are not received along with
the at-large pool of applicants.

Misrepresentations or Material Changes to the Projeci

Any changes regarding the borrowing entity or changes to the project's design,
including but not limited to unit count, unit configuration, and/or [inancial
structure of either the applicant or the project subsequent to the submittal of
the AHTF application must receive LAHD's written approval, otherwise,
LAHD reserves the right to withdraw its commitment. In the event
misrepresentations are made regarding either the borrowing entity or the
project, LAHD s commitment will be cancelled.

Fouity Share

For any loan funded by the LAHD, if the borrower fails to nerform within a
specified period of time and the property is vitimately sold, LAHID} will be
entitied to a share in any appreciation that has occurred between the price paid
at acquisition and the time of sale. LAHIYs share in the appreciation will be

equal to the proportion of the LAHD loan amount to the original purchase
=1y

EEY %,
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Repayment

Acquisition/Pre-development and Construction Loans - Payment of principal
and interest will be deferred during the predevelopment and construction
periods as long as the project is not in default.

Permanent Toans - Permanent Loans are generally repaid through a residual
receipts note which allows the project to repay principal and accrued interest
when adequate cash flow is available for distribution. LAHD receives its pro-
rata share of the cash flow remaining after the following allowable deductions:
(1) operating expenses calculated on a cash basis; (2) debt service on senior
project debt; (3) payments to the operating reserve fund; (4) payments to the
replacement reserve fund; (5) repayment of general partner loans; (6) deferred

14




1.11.13

1.11.14

B.11.18

1.11.16

developer fees; and (7) related party management fee up to fifteen thousand
dollars ($15.000).* LAHD will allow no other fees to be deducted prior to
payment of residual receipts to the LAHD.

* The maximum allowable pre-approved related party management fee is up
to §15,000. This fee must be substantiated prior to the closing of the loan by
the developer and cannot include charges for any office overhead jfor the
development of the project or project operating expenses.

Security
The LAHD loans will be evidenced by a promissory note and secured by a

deed of trust.

Subordination

The LAHD may, at its discretion, subordinate repayment, security positions
and affordability covenants to a conventional lender or other public agency
lender,

Affordability Covenant/Regulatory Agreement
‘The affordability covenant remains in effect for no less than the agreed upon
term, regardless of the date upon which the LAHD loan is fuliy repaid.

Default
The loan agreement will specify the events which may cause LAHD to declare

the borrower in default. These events include, but are not limited to:

& T)eve?npmen or nﬁexafmn?] COSE OVerTuns
+fm+|» thom i

o
+i

+Tn P S P RN
wih 3L JL/ \«‘Vu.u.uu i b}.;}_Lw Gomd il

5]
.52
g
o)
&
I
o
]
UJ
e
ol
€ow
ot
[
o
w3
=
)
*m
&
Ul

gleach of rent c&venants
Failure to maintain the property
Failure to make agreed-upon loan repayments
- Failure to receive an LAHD approval prior to any change in ownershin

®2 & @ @

CIrtity

e  Breach- of . affirmative action, equal opportunity, contractor
respensibility, equal benefits or MBE/WBE requirements

e Failure to submit annual financial statements certified by a certified
public accountant

e Failure to comply with Davis-Bacon or Prevailing Wage requirements

e Failure to maintain appropriate insurance coverage

s Commencing construction (including demolition) without LAHD
authorization

e Failure to abide by development and/or construction schedules

e Failure to maintain the project “in balance” during construction

e Bankruptcy

¢ Dissolution or insolvency of the ownership entity

15




1.12  Cost Guidelines

1.12.1

1.12.2

1.12.3

Purchase Price

The maximum allowable purchase price is the lower of either the purchase
price of the property or the as-is appraised value as evidenced by an appraisal
prepared by a California State Certified General Appraiser prepared not more
than six months prior to the date of the property’s acquisition. The appraisal
may not determine property value based solely on sale of comparables
financed by public agencies. Additionally, if the subject site is being sold by an
entity related to the newly proposed ownership entity, any mark-up on the land
costs must be clearly stated and will be subject to LAHD approval.

NSP

Maximum allowable purchase price must be at least 1% below the as-is
appraised value as evidenced by an appraisal prepared by a California State
Certified General Appraiser prepared not more than 6@ days prior to the date
of the property’s execution of the final site control document. Appraiser must
use the HUD forms and follow the requirements in NSP Exhibit 3.

Not required at time of application,

City-owned Properties
Purchase price must be the current appraised value, shown in Exhibit COP1.

Cost Controls

Al contracts, including  but  not  lmited to  Owner/Architect,
Owner/Consultants and Owner/General Contractor must be approved by
LAHD. All confract agreements entered info prior to submittal of an AHTF
application are subject to LAHD review and approval.

%

Developers are required to submit a “Schedule of Values” for construction

. : P, :
costs. These costs should take into consideration anticipated increases in

consfruction labor and materials costs through the projected construction

period. Applicants should not expect LAHD to fiil any additicnal financing
gaps that oceur as a result of rising prices.

Competitive Bid

If at the time of application, the general contractor was not identified as part of
the development team, the construction contract shall be awarded through a
competitive bid process. The Borrower shall utilize a Request For
Qualifications (RFQ) process (soliciting a minimum of three contractors).
Awards will be made to the responsible firm whose proposal is most
advantageous to the project with price and other factors considered. Criteria
for selection should include, but not be limited to: the success of previous
projects; experience and track record for completing projects on time and

16



1.12.4

within budget; amount of overhead and profit; ability of the general contractor
to complete the job within the required time frame; contractor integrity; and,
the breadth of financial and technical resources to support the project. The
general contractor, construction contract, and any change orders issued
thereunder, will be subject to the LAHD approval. If at the time of
application, a general contractor has been selected and is identified as a
member of the development team, the developer/ general contractor must
provide a minimum of three (3) sub-bids of each major trade, including but not
limited to site work, concrete, carpentry, drywall, plaster, mechanical,
electrical and plumbing. -

Disallowed Costs

The LAHD reserves the right to disallow any costs which it believes to be
excessive, avoidable, unwarranted or disallowed purspant fo any and all
funding guidelines. Additionally, LAHD will not approve a loan based on
costs that are determined to be unreasonable or inconsistent with industry
standards. Construction estimates will be reviewed at the time of application
and any estimates that are considered to be excessively high or low may result
in the rejection of the application.

Eabor Compliance
All LAHD funded projects are subject to Davis-Bacon or State Prevailing
Wage Requirements, depending on the %ﬁdmg source. Projects using both
state and federal funds must pay workers the higher of the two wage rates for
each labor category.

in  accordance with  both Davig-Bacon and  State Prevailing Wage
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depending on the size (height) of the structure. Projects over four stories must
use the Commercial Wage Determination whereas projects four stories and
under must use the Residential Wage Determination.  Project sponsors shall
be responsible for determining the correct applicability of Bavis-Bacon
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1.12.5.1 Davis-Bacon Wage Requirements
Assuming federal funds will be used as a funding source, all
projects will be required fo pay wages to laborers and mechanics at
the Davis-Bacon wage rates when more than 11 unifs are funded
with HOME monies and eight or more are funded with NSP or
CDBG funds. In conformity with HOME, CDBG, or NSP
regulations, projects utilizing LAHD funds will be subject to the
payment of wages to laborers and mechanics at no less than the
minimum wage rate specified in periodic wage determinations
(Davis-Bacon Wages) by the Secretary of Labor. Please refer to
the United States Department of Labor’s website at:
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http://www.wdel.gov/dba.aspx#@.  Refer to “Building” (CA33)
for Commercial Wage Rates; “Residential” (CA28) for Residential
rates.

1.12.5.2 Prevailing Wage Requirements

Projects funded at any time in whole or in part with Community
Redevelopment Agency (CRA/LA) funds are subject to State
Prevailing Wage Requirements. Wage determinations can be
found at the California Department of Industrial Relations website,
at: http:/fwww.dir.ca.gov/dlsr/statistics _research.html.
For wage determinations, “General” = Commercial; “Residential”
or “Special” = Residential.

1.12.5.3 NSP Wage Requiremems
NSP funded projects that do not have State or CRA/LA funding for
construction will utilize Davis-Bacon wage rates. State Prevailing
Wage requirements will be waived for these projects.

Architectural Design

Al projects applying for funding shall be subject to an architectural review. To be
competitive, proposed projects should comply with LAHD Architectural Guidelines
(Exhibit 2). Applicants must provide a writien descripfion of the project design, along
with a minimum of two 24" x 36” sets of architectural plans. The exception to this
reguirement is for “cosmetic rehabilitation projects”™ or rehabilitation projects that do not
involve structural changes or reconfiguration of existing units. The written project

Aoy sm i Aen n"qc11}r’] e T‘C"!C“;E“;’Q‘ﬁf t;};ﬂﬂ\_ _i',mcs thﬂn;ﬁ‘mr\[ Aﬂcﬂnr\ E‘n-r‘ “(‘!\C‘?’neﬁf‘ 1‘(-‘!”1!—\?‘%”1‘1’91&(\?’1
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engineering mspe(,hon report as outiined in Section 2.3.5 of this NOVA. Aesﬂzwc and

environmental considerations wiil be considered during the review process. I Projects that
reflect community input and support and serve to enhance the surrounding community are
encouraged.

e

If demolition of residential units is perGSSGB the appiicant mus

ZRICI
alall

approach is necessary, . Structures eligible for listing on the Natlonal Recrlste of H1st0r10__

Places may only be demolished subject to completion of environmental review and
approval. Structures built before 1978, which require rehabilitation or demolition, will
require a budget for lead and asbestos testing and abatement.

Applicants must inform the proposed project architect of LAHD’s Architect Consent and
Assignment policies as outlined in Exhibit 2.

NSP

The goal of the City of Los Angeles’ NSP2 is to preserve and extend the supply of
affordable housing to low and moderate-income residents. As part of this mission, the
Los Angeles Housing Department (LAHD) is committed to using sustainable building
practices on all of the properties receiving funding via the NSP2. LAHD will require that
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1.14

new construction and rehabilitation projects receiving NSP2 funding must comply with
the Enterprise Community Partners, Green Communities Criteria or the City of Los
Angeles Building Codes whichever is higher.

Green Communities is the first national green building rating system developed
specifically for developers of all types of affordable housing to be a rigorous yet holistic approach
to deliver housing that will provide significant health, economic and environmental benefits.
Green Communities is aligned with the U.S. Green Building Council’s LEED (Leadership
in Energy and Environmental Design) Green Building Rating System®.

The Green Communities Criferia 2008 can be found at:
http://www.practitionerresources.org/cache/documents/666/66641 . ndf, and the Green
Communities Criteria Checklist can be found as Exhibit NSP1.

EEBG
Not required at time of application.

Suppertive or Enhanced Services

Though not required for affordable housing developments, a coordinated services
program would greatly benefli these types of projects. If supportive or enhanced servicss
are proposed, a suppoitive services plan and budget are required and will be evaluated as
part of assessing the long-term viability of the project. The supportive services plan
should include the following:

e A description of the population the project intends to serve as well as their service
needs.

e A descrintion of the supportive or enhanced services to be provided, including th
names of the %eﬁc*'e; Lfr—\”‘wzsible for providing the sevvices, evidence of th
service provider's capability and experience {e.g., resume, iist of clients, chent
recidivism rate, etc.).

¢ A description of the manner in which services will be provided (how, when,
where and how often).

¢ A plan for fimding the services accompanied by detailed Letfers of Intent from
service providers and/or fundmg sources indicating specific commitments to fund
or provide the supportive services. If the applicant is a service provider using its
own funds, include a letter indicating its capability and commitment.

e The applicant must identify the funding sources for the supportive services
portion of the project. A separate budget must be submitted for this purpose.

e Income generated by the project may not be utilized to fund supportive services
prior to the payment of residual receipts. However, depending on the program,
borrowers are allowed to deduct either $400 or $800 per unit per year from cash
flow o pay for service coordination, prior to calculating the residual receipt
payment. Not more than $400 per unit per year will be allowed towards funding
supportive service coordination for special needs populations as defined in
Section 1.2 on an annual basis. For projects serving seniors or other tenant

=
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1.15
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populations, not more than $100 per unit per year service coordination deduction
will be allowed.

e Inflation for the annual service coordination fee {on the $400 or $800 per unit, per
year base) may be indexed according to the Consumer Price Index-Al Urban
Consumers for the Los Angeles/Riverside/Orange County areas (CPI). The
calculation will be based on the change in the CPI over the previous calendar
year, expressed and rounded to the nearest whole number.

Notices To Developers Regarding Environmental Review

The National Environmental Policy Act (NEPA) was established in 1969 to give
environmental values appropriate consideration in decision-making with regard to
federally-funded projects. Because you have applied for federal funds for your project,
the environmental review process and clearance must meet the NEPA standards.

In addition, your project must meet the requirements of the California Environmental
Quality Act (CEQA) and obtain CEQA clearance through the City of Los Angeles’
Department of City Planning (Exhibit 3).  Unfortunately, NEPA and CEQA
environmental [aws differ in their requirements. Project approval under CEQA does mot
constitute NEPA project approval (and vice-versa).

An initial award of funds does not constitute either a commitment of funds nor site
approval until 2 satisfactory completion of a NEPA environmental review and receipt by
the City of Los Angeles of a Release of Funds from the U.S. Depariment of Housing and
Urban Development under 24 CFR Part 58. The provision of any funds to the project is
conditioned on the City of Los Angeles Housing Department’s determination to proceed

with mndife o cancal the wraiest bsead an the regnhle of c:nf'uzr\r*msz NEPA
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cavironmental review. Furthermore, the applicant chall net vndertake or commit any

funds io physical or choice-timiting actions, ncluding further propesty auﬁmmuuu,
demolition, movement, rehabilitation, conversion, repair or construction prior {o the
NEPA environmental clearance. Violation of this provision may result in the denial of
any funds under the agreement,

Cither Public Benefit Requirementis

1161 h Sectmn 3 (LOC&E Hmng)., Mm@mty Business Emerpnses/‘\fv’@men Busimess

Enterprises (MBE/WBE) Reguirements

Applicants utilizing LAHD funds must ensure and certify that their general
contractor, subcontractors and/or service providers will provide opportunities
for employment to lower-income neighborhood residents in the City of Los
Angeles. Further, to the greatest extent feasible, contracts in connection with
these projects are to be awarded to local businesses. In addition, contractors,
subcontractors and/or service providers will be expected to adhere to the City’s
Affirmative Action Requirements,

1.16.2  Article 34 Requirements
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1.16.3

All projects must be in compliance with Article 34 of the California State
Constitution.

Assurances and Conditions Certification

The authorized signatory(s) for each applicant organization must read the
Assurances and Conditions outlined below and submit a completed Assurances
and Conditions Certification form (Attachment 1). By doing so, the applicant
acknowledges understanding of and agreement with the provisions that will be
required at the time of contract negotiations.

L.

Affirmative Action: The City’s Administrative Code (Division 10,
Chapter 1, Article 1, Section 10.8) establishes the affirmative action
program for vendors doing business with the City. As a condition of
contract award grantees will be required to comply with the provisions of
the City’s Affirmative Action program, including submission of the City’s
Affirmative Action form with an Affirmative Action Plan.

Insuramee: The chosen contractor(s) must provide evidence of mintmum
insurance coverage requirements.

service Contract Weorker Retention Ordinance and the Living W‘ag@
Ordinance (SCWERG and LWG): The chosen contractor(s) shall comply
with all Los Angeles Administrative Code (LAAC) Smctmn 10.36 et seq.,
SCWRO and LWO. A Declaration of Compliance must be approved by
the Department of Public Works, Office of Contract Compliance prior to
contract execution.

Equzal Benefits Ordinance (EBO):  The chosen contractor(s) must be
certified as complying with the Log Angeles Administrative Lode Section
10.8.2.1, EBO prior to the execution of any City Agreement. The EBO
forms must be approved by the Department of Public Works, Office of
Contract Compliance prior to contract execution,

Certifications:  Applicant(s) shall provide copies of the following

documents to the LAHD:

A.  Certification Regarding Ineligibility, Suspension, and Debarment as
required by Executive Order 12549.

B Certification and Disclosure Regarding Lobbying. Contractor(s) shall
also file a Disclosure Form at the end of each calendar quarter in
which there occurs any event requiring disclosure or which materially
affects the accuracy of the information contained m any Disclosure
Form previously filed by the Contractor(s).
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6. Proof of IRS Number (W-9): All contractors are required to complete and
submit the Proof of IRS Number (W-9) Form.

7. Slavery Disclosure Ordinance: Unless otherwise exempt, in accordance
with the provisions of the Slavery Disclosure Ordinance, any contract
awarded pursuant to this RFQ will be subject to the Slavery Disclosure
Ordinance, Section 10.41 of the Los Angeles Administrative Code.

8. MBE/WBE/)BE Subcontractor /Supplier Information: The Contractor
shall submit the MBE/WBE/OBE Form and comply with the City’s
Minority Business Enterprise (ME), Women Business Enterprise (WBE),
and other Business Enterprise (OBE) outreach requirements as appropriate.

1.17 Incentive Prosrams

1.17.1

1.17.2

LAHD/LADWP Sustainzble Building Incentive Program

Proposed projects submitted for funding may qualify to receive additional
funds to finance energy efficiency. To gualify, projects must exceed Title 24
Energy Standards by a minimum of 10% for new construction, or increase
existing energy efficiency by at least 25% for rehabilitation projects. These
increases in efficiency must relate to both electric usage and water
conservation.

Projects that meet the above criteria and LAHD/LADWP Sustainable Building
Incentive Program Reguirements (See Exhibit 4) may be eligible for up to
$200.,000 in additional funding (to fund “energy eificiency componenis™). the
proceeds of which would be included ag a part of the AHTF total conunitment.
These additiona! funds would not be subject fo the subsidy loan limite outlined

Ot A LVINRIE Lariads Y R

in Section 1.9 of this NOFA.,

A letter of certification or energy calculations from the project architect or
mechanical engineer must be submitted. Exhibit 4 explaing the requirement for

& ¥l 1 ) T 1) A ¥ -1 i1 Y ey
funding under the LAHD/LADWP Sustainable Building Incentive Program.

This incentive cannot be combined with EEBG funding.

Lead-Based Paint Hazard Remediation Program

LABD will continue to make available the Lead-Based Paint Hazard
Remediation Program as an additional financial incentive. Projects submitted
for funding may qualify to receive additional funds to finance the remediation
of lead-based paint hazards (See Exhibit 6). Projects that meet the program’s
requirements may receive up to $4,500 per unit (a maximum of $225,000 per
project) in additional funding, These funds would not be subject to the subsidy
limits outlined in Section 1.9.
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PART 2
THRESHOLD REQUIREMENTS

For applications to be considered complete, they must contain all items listed (as applicable) on
the application checklist. All proposed projects must meet the minimum LAHD-NOFA
threshold requirements for new construction and/or rehabilitation projects. If an application does
not meet these threshold requirements, it will not be considered for funding. Determination of
completeness and compliance with thresholds and scoring of the application shall be based
entirely on the documents contained in the application as of the filing deadline. No additional
documents shall be accepted subsequent to the application filing date,

2.1 Application
Applicants must submit one original and ome copy of 2 complete LAHD application

with all applicable attachments.

EEBG
Applicants must submit two (2} complete LAHD avplications and HEEBG
Ouestionraires with all applicable attachments,

2.2 Oroanizational Documentation

- 2321 Formation - :
Applications must identify ALL members of the Development Team. The
following documents (as applicable), must be submitted:

1 An nroenizationsal chart of the nennnged awmearchin atrietire cnpﬁnvﬁﬂ-d Ty ofd
Lo An orgamizational cnart of the neancean owneranin ghmucture, sunnartes by o
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required organizationsl documents o sach entity shown on the chart) in
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2. A current Business License issued by the City of Los Angeles;
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1) Certificate of Good Standing issued by the Secretary of State, issued

within six months prior to the NOFA application deadline
2) Articles of Incorporation

3) By-laws, which reflect as one of its purposes, the development and/or
management of affordable housing

4y Current list of Board of Directors

5) A certified copy of a resolution of the Board of Directors, executed
within 90 days of the NOFA application deadline. The resolution must
include:



a. Authorization to participate in the NOFA

b. Authorization to enter into and execute any and all contractual
obligations, including but not limited to the City of Los Angeles
Land Use Regulatory Agreement, Loan Agreement, and other
documentation, as my be required by the City of Los Angeles

c. Names and offices of the authorized signatories who may act on
behalf of the corporation, based on the required categories below

6) If the borrowing entity if a not-for-profit corporation, a copy of its
501C(3) or (4) designation must also be submitted

B. WITH RESPECT TO A CALIFORNIA LIMITED PARTNERSHIP:

1} A certified copy of the certificate of limited partnership
(form LP-1) and any amendment thereto (form TP-2) recorded in
public records

2) A full copy of the partnership agreement and any amendments

3) A satisfactory evidence of the consent of a majority in interest of the
limited partners for the limited partnership to participate in the NOFA,
and to enter into and execute any and all contractual obligations,
including but not limited to the City of Los Angeles Land Use
Regulatory Agreement, Loan Agreement, and other documentation, as
my be required by the City of Los Angeles

C. WITHRESPECT TO A LIMITED LIABILITY COMPANY:

1} A copy of ifs operating agreement and any amendments thereto
2y A certified copy of its Articles of Organization (LLD-1) and any
 certificate of correction (LLC-11), certificate of amendment (LLC-2),

or restatement of article of organization (LLC-190) recorded in public

records

3. Sample signature block to be used in execution of loan documents entered into
with LAHD.

With respect to execution of any loan documents, pursuant to California
Corporations Code §313 and Snukal v. Flightways (2000} 23 Cal. 4% 754), all
documents executed or entered into by LAHD with a corporation (including
LLCs) should have the signature of an officer in ¢ach of the following two
categories: ,

A. Chairman of the Board, President, or any Vice-President; and,
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2.3

B. Secretary, any Assistant Secretary, Chief Financial Officer, or any
Assistant Treasurer

2.2.2 Financials

Financial statements for the last three years (Balance Sheet, Income Statements,
Cash Flow Statements with notes shall be submitted with the complete NOFA
application) and as applicable, subsequent Quarterly Statements.

Reports

2.3.1

b

AN
B

Appraisal

All applicants that will be requesting LAHD funds for acquisition expenditure
reimbursement must submit an AS IS appraisal prepared not more than six
months prior to the date of the property’s acquisition. If the property has not
been purchased, applicants must submit an AS IS appraisal prepared not more
than six months prior to the date of the purchase contract. The appraisal must
be prepared by a California State Certified General Appraiser. In addition, the
appraisal may not determine property value based solely on sales comparables
of properties financed by public agencies. If a residential income approach is
not utilized, applicants may submit a separate market study completed within
the last six (6) months.

NSP reguirements are located in NSP Exhibit 2. Sponsors must be very
careful to follow these requirements exactly; otherwise the project may not be
eligible.
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pplication.

City Owned Properties
Not applicable.

Phase [ or Phase I with reguired Phase If
Every application must include a Phase T Environmental Assessment which
must follow the standards outlined in the American Standards of Testing and
Materials (ASTM) standards (E 1527-05) to discover the potential presence of
onsite and neighboring property contamination, (including but not limited to
lead-based paint, asbestos, and methane). The completion date of the Phase 1
Assessment must be within the past six (6) months. If a project's Phase |
Environmental Assessment indicates the need for further assessment, a Phase
IT report muust be submitted. The applicant must include a cost estimate for

any required remediation.




NSP and EEBG
Not required at time of application.

City Owned Properties
Not applicable.

2.3.3 Lead/Asbestos

All projects involving demolition of existing structures in advance of the

rehabilitation or new construction work must submit an asbestos assessment

and lead-based paint report completed within the past twelve (12) months. For

new construction projects where there is complete demolition of all existing

structures, the applicant may submit a letter in-lieu of a lead test report

indicating that the presence of lead will be assumed and the appropriate

federal, state, and local lead hazard abatement protocols will be followed. For

occupied sites, assessment must include mimimally-invasive sampling of
readily-accessible surfaces. Testing for asbestos shall be subject to AQMD

standards. For lead-based paint, (esting and compliance shall be consistent |
with the standards outlined in HUD’s “Guidelines for the Evaluation and
Control of Lead-Based Paint Hazards in Housing” (June 1995), neluding
chapter 7 - Lead-Based Paint Inspection (1997 Revision), which are the
industry standard. If the assessment determines that lead is present, {except
for new construction with complete existing structure demolition as indicated
above), a Lead Abatement Plan must be submitted with the application.

EEBG
Not required at time of epplication.

City Owned Properties
Not applicable.

Batle Fraperet

Ssils Report

All new construction projects must submit a soils report completed within the

- past twenty-four {24) months for the purposes of evaluating the geo-technical

engineering characteristics of the on sife subsurface soils relative to the
anticipated development. The report shall include: the description of the field
exploration and laboratory tests performed; evaluation of soil liquefaction
potential; conclusions and recommendations relating to construction of the
proposed residential development based upon the analyses of data from
exploration and testing programs; and, knowledge of the general and site-
specific characteristics of the subsurface soils. Reports for sites occupied by
structures must include subsurface investigations that are conducted in
compliance with, and subject to, City of Los Angeles Department of Building

and Safety standards.

E:Q
L
o
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2.3.5

2.3.6

NSP and EEBG
Not required at time of application.

Citv-owned Properties
Not applicable.

Engineering Inspection (for all rehabilitation projects)

All rehabilitation projects must submit a property needs assessment report or
an engineering inspection report completed within the past twelve (12} months
by a qualified engineer or building inspector, to identify the remaining life of
all major systems including, but not limited to, plumbing, electrical, HVAC,
foundation, and roof. The purpose of the inspection 1s to reduce the likelihood
of unforeseen conditions which could substantially change the cost and/or
scope of work approved. Additionally, LAHD may require that a cost
certification be prepared to determine if the cost and scope of work identified
by the developer matches those of the property inspector and engineering
assessment. Should it be determined that the additional costs identified render
the project infeastble, it will be the responsibility of the developer to secure
non-City funds for the identified costs. [f the developer is unable t¢ do so, the
LAHD commitment will be withdrawn. In order fo score projects
appropriately, any document submitted as proof of site control must permit
access to the property for all inspections identified above. A code inspection
will also be conducted by LAHD as part of its review process.

Atoricl frahish m-n"em‘c: should  alen  inglude  work  writesin,  detailed

ang, schematic deawines, nlot plan, foor plan, and 5 cost extimate
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NSP and EEBG
Not required at time of application.

City-owned Properties
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Envirenmental Checklist and Historic Preservation
Applicants must submit a completed LAHD Environmental Checldist
{Attachment 2) and all of the following supporting documentation (as

applicabie):

e Dated color photographs of the entire project site and all properties
surrounding the project site. If the site includes existing structures, all
sides of the building(s) shall be included;

e The project description must include information on whether the
project area and environs contain any properties listed on the National
Register of Historic Places, the State of California inventory of historic
places, or local inventory of historic places; and

27



2.

Ew)
L

4

e Documents verifying whether properties exist that appear to be historic
within the boundaries or within a % mile radius of the project.

Applicants are strongly advised to submit this documentation separately,
in advance of the application deadline, to allow for maximum available

time to complete the environmental review,

Community Support

Council Office Support

All applicants must submit a letter of support for commitment of City funds to the project
from the Council Office(s) in which the project site(s) is/are [ocated. The date of the
letter must be within six (6) months prior to the application deadline date.

CRAM.A Letter of Acknowledgement and Support
Applicants must submit a CRA/LA Letter of Acknowledgment and Support for all
proposed projects (Attachment 8). This letier is intended io ensuie that the CRA/LA is

" aware of all potential projects within redevelopment project areas. The date of the letter

must be within six (6} months prior to the application deadline date.

Site Control

At the time the application is filed, the applicant must demonstrate to LAHD's satisfaction
that the property was acquired from the seller voluntarily and that the applicant has and
will maintain control of the property for which a City loan is requested, through the
period required by the identified leveraging source (HUD). A current title report (no more

gin
than 90 daye old) must aceompany site control documents. Evidence of site control may

he demonstrated by any of the following documents:

e Fee litle as demonstrated by a current title report (within 90 days of the
application due date)

e Long-term leaschold interest (minimum term must equal the term of LAHD
regulatory agreement)

& Option to purchase or lease {(obtaining financing shall be the scle impediment to
exercising the option) . e e e e e e

e Executed land sale contract or other enforceable agreement for acquisition of the
property

e An executed Disposition and Development Agreement (DDA) with a public
agency {e.g., the Community Redevelopment Agency)

Because the LAHD will use federal funds in the Affordable Housing Trust Fund, each
purchase option or purchase agreement submitted in fulfillment of this threshold
requirement must contain an acknowledgement that even though government funds may
be used in the acquisition of the property, the property will not be acquired through the
use of eminent domain.
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2.7

Documentation regarding the voluntary acquisition of the property shall consist of a
Letter Regarding Voluntary Acquisition (Attachment 4¢). The letter shall be typed on the
Developer’s/Applicant’s letterhead and addressed to the seller/previous property owner,
stating that the Developer/Applicant s inferested in acquiring the property for a proposed
project that may receive funding assistance from HUD, but that the Developer/Applicant
does not have the authority to acquire the property through eminent domain. The letter -
must also include the offer amount, which must be representative of the current market .

value,

If the property has already been acquired, a retroactive Letter Regarding Voluntary
Acquisition is required, regardless of the length of time the developer has been in
possession of the property. The developer must provide the LAHD with the written
notice that was sent to the seller, evidence that the seller received it, and documentation
regarding the method used to determine the fair market value. If the developer is unable
to provide the letter at the time of NOFA application, a statement of assurance must be
submitted with the application, stating that all attempts will be made to meet the
requirement prior to the issuance of an LAHD funding commitment.

NSP
Requirements for site control are listed in Attachment W, Sponsors must be very careful
to follow these requirements exactly; otherwise the project may not be eligible,

City-owned Properties
Not applicable.

Zonkng and Land Tee Complianee

The aythcuu. must demonstrate to LAHD's satisfaction that the m.u eCt a8 uLuQG‘S@d :{{_}:ii
be able io meet all zoninge and land use requirements prior to the issuance of an LAHD
funding commitment. These include but are not Himited to general plan amendments, re-
zonings and conditional-use permits. At the time of application, an Affordable Housing
Referral Form (Attachment 10) must be submitted to LAHD, with project information

C/";Tp!\?{_b€d b\: |h6 jJ I!!Gbl \T‘IG“S(\'{ ?AH‘T\I \I\IIIEI 1(‘!) w’ﬁ?‘(]. i’hf’ H e 45"1“!(} 1.8 Al‘!gf‘l‘“‘ ﬂ 1L“

Planning Department to verify whether the project as stated is appropriately zoned and in
compliance with all zoning requirements and local land use ordinances. If a condition or
requirement is pending, the project will be disqualified for violation of threshold criteria
unless a public hearing is waived or scheduled prior to the issuance of an LAHD funding

commiitment,

Birect Construction Cost Summary and Desien Use Criteria

All projects must submit a Direct Construction Cost Summary, “Schedule of Values”
(Attachment 3) for the proposed work, prepared using the standard Construction
Specification Institute (CSI) Division format for building components. Prices for labor
must take into consideration the applicable wages (e.g., Davis-Bacon, State Prevailing
Wage or other). As stated in Section 1.13 of this NOFA, a minimum of two 24” x 36” sets
of architectural plans are required, except in the case of “cosmetic rehabilitation projects”
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2.8

2.9

2.10

or rehabilitation projects that do not involve structural changes or reconfiguration of
existing units.

Minimum Feasibility

All projects must demonstrate financial viability supported by a 15 year cash flow
proforma which shows positive cash flow. Projects must use underwriting criteria in
combination with LAHD guidelines detailed in Part 4 of this NOFA. Proformas
submitted must be accompanied by funding commitments from all sources identified.
Letters of commitment must also be submitted for any proposed deferred funding source.

NSP
Projects must demonstrate financial viability supported by a 28 year cash flow proforma
which shows positive cash flow.

Relocation

If the proposed site was occupied during the six months prior to or during purchase
negotiations, a relocation assessment must be submitted. The relocation assessment must
be completed by a qualified relocation consultant and must include a detailed cost
estimate based on compliance with the Uniform Relocation Assistance and Real Property
Acquisition Policies Act of 1970 (Urifarm Act) and other HUD requirements including
Section 104(d) of the Housing and Community Development Act. Applicants must also
submit the Acquisition-Relocation Project Summary Assessment Form (Attachiment 4), a
completed Relocation Tenant Rent Roll in a hard copy and Microsoft Excel format
(Attachment 4a) , and a copy of the General Information Notice that was issued to each of
the prospective displacees (Attachment 4b), along with proof of delivery. In acddition, a
copy of the relocation conaultant’s agreement and the conaultant’s resume/cualifications

mugst he nrovided,

Pefaults, Foreclosures and Citations

All applicants, including partners and principals, must disclose bankruptcies, defauits or
foreclosures, conflicts of interest, and any event which could lead to a potential
bankruptcy, by . compietmg and submitting the LAHD Credit Check Authorization
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I\‘A“'—f.’!c:unr‘-ni J\l Fe 3] n!F XJL“.IE}UQG“, !rf !h i5 I\JOI Aﬁ 3 !.\_}‘Eotlu!l Uf [@rlll,j Q{}de}{iﬁ‘ﬁs (_u;uj",\u

__covenants, whether or not a Notice of Default has been recorded, is deemed a default.

Failure to disclose an actual or potential bankruptcy, defauit or foreclosure or conflict of
interest will result in the rejection of the application and/or will be considered an event of
default in LAHD’s loan documents. All code violations and their remediation on existing
projects must also be disclosed. Additionally, LAHD's commitment of funds may be
withdrawn if any of the aforementioned actions are discovered after the LAHD
commitment is awarded.

If disclosure is made with respect to the above, the applicant must provide a complete
explanation of the circumstances and current status. LAHD, in its sole discretion, will
determine if the explanation is acceptable. An unacceptable history of delinquencies,
bankruptcies, defaults or foreclosures, or conflicts of interest are all, singularly or in
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2.11
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2.13

combination, grounds for rejection of the application due to failure to meet threshold
criteria.

Failure to Comply with Davis-Bacon

Applicants who have repeatedly attempted to avoid the payment of Davis-Bacon and/or
State Prevailing wages, or who have been referred to the Department of Labor, the
Department of Housing and Urban Development, the California Labor Commission or
any other enforcement agency, may be disqualified. Additionally, any project that does
not submit construction costs at the applicable Davis-Bacon/Prevailing wage level may
also be disqualified. An applicant must submit written certification that they will comply
with Davis Bacon or State Prevailing Wage requirements (Attachment 6).

LAHD Business Policy
The LAHD Business Policy provides direction concerning specific collection steps and
renders apﬁ,wants and thelr related partnerships ineligible for City assistance when the
applicants are in non-compliance with their loan agreements or other contract(s) with the
City of Los Angeles. Non-compliance includes but is not limited to any monetary or non-
monetary compliance issues, such as failure to submit payments when due, failure to
submit reguired financial siatements in a fimely manner, failure to submit documents
Vefifying adherence to rent regulatory agreements when required, failure to comply with
requirements of any rent regulatory egresment or covenant, and failure fo correct any
ouﬂdmg deficiency noted by any gover;maeqf al agency in a timely manner. An
application is deemed ineligible to compete for funding if any member of the applicant’s
ownership entity has an interest in a current project or projects that are in monetary or
non-monetary default. Rehabilitation projects involving properties placed into LAHD s
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out of compliance at the time of application ars also ineligible o co
In accordance with LAHD Business Policy, the applicant must provide at the time of
NOFA application a list of ALL residential income properties located within Los Angeles
City limits that the applicant and the applicant's partners and/or principals have (or
previousty had) .a vested interest in, including all properties currently or previously
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Th).. The attachment must be submitted in both hard copy and Microsoft Excel formats.

LAHD will conduct a background check based on the information provided to determine
if any outstanding financial statements, residual receipts payments, Rent Registration or
Code (SCEP) fees; if there are unpaid property taxes, lapsed Insurance or outstanding
cited habitability violations, and/or if the property is in any of the City's compliance
programs due 10 unabated  habitability yiolations (i.e., READ).
Failure to disclose all applicable properties may result in disqualification of the
application.

Contracts
Copies of all contracts entered into as part of the development of the proposed project

must be submitted as part of the NOFA application and are subject to LAHD approval.



2.14

2.15

Untenable and Substandard Units

The “Applicant(s)/Borrower(s) Certification Statement” (Attachment 7), requires that the
applicant list all residential income properties when the following are true: 1) the
properties are owned by the applicant, 2) the properties are owned by any of the
applicants’” partners, or 3) the properties are those in which any of the applicants’
principals have a vested interest in them. If one of those properties has substandard or
untenable units, the application will not be reviewed or eligible for funding until the
deficiencies are cured. If deficiencies are not resolved, the project will be rendered
ineligible for failure to meet threshold criteria.

Property Management Plan

At the time of application, applicants must submit a management plan (Attachment 9).
This information will be used in the proposal evaluation process. Before LAHD will
commit to funding any loan for a project selected through the NOFA process, the
developer must also submit the qualifications of its management entity, as well as all

information required under Sections 1.11.7, 1.11.8, and 1.11.9 of this NOFA.

Energy Audit
EEBG applicants will be invited to submit Energy Audits after initial screening. Energy
audit must be conducted by a certified professional satisfactory to LAHD.

The audit will determine baseline energy usage and establish a scope of work. If the
scope of work cannot achieve a minimum 20% improvement in energy efficiency within
the maximum loan amount and other sources are not available, the project may be deemed
ineligible for funding.

o8]
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PART 3
SELECTION CRITERIA

Each application will be evaluated and scored according to the criteria established by LAHD.
LAHD will also consider the following factors during its final ranking and selection. Proposed
projects that do not satisfy this NOFA’s threshold requirements will not be evaluated.

3.1

Project Feasibilitv

This category will determine whether the project, as proposed, is financially feasible and
demonstrates long-term viability as an affordable housing project in combination with
LAHD guidelines detailed in Part 4 of these Regulations.

3.1.1

#
:=E§.

T

Assessment of Cost and LAHD Subsidy

The reasonableness of the estimated development costs will be analyzed in
relation to the type and size of the development. LAHD staff and consultants
will perform a detailed underwriting and cost estimating review of the
submitted costs.  Applicants must include comprehensive notes and
assumptions with financial exhibits and detailed construction cost estimates in

order for DAHED oaff to nerform an adeouate and Dair review of develonment
order for LARTY etafl to perform an adecuats and fair review of develonment

casts.

As stated in Section 2.7, a Direct Construction Cost Summary, “Schedule of
Values” {Attachment 3) must be provided with the apphication. Builder
overhead, profit and general conditions/requirements are limited to 14% of the
construction cost. Construction contingency aliowances must be aliocafed
outside the proposed consiruction coniiact emount, &ird shoud be between 5%
and 10% of the total consiruction costs Tor new consiruchon and between 10%
and 15% tor rehabilitation projects.

For proper evaluation of construction costs, it is recommended that the
developer submit ALL pertinent information that impacts construction cost.

Assessment of Long-Term Viability

As stated in-Section-2.8,-all- projects. must demonstrate viability supported by a
15-year cash flow proforma (20 year cash flow proforma for NSP projects),
which shows positive cash flow. The reasonableness of the operating
expenses, reserves, and overall assumptions will be analyzed in relation to the
type and size of the development. Operating subsidies reflected in the
proforma must be supported by commitments which can reasonably be relied
upon. The marketability of the project, in terms of how suitable the proposed
rents are relative to the market, will also be taken into account in assessing

long-term viability.
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3.2  Architectural Desion Review
At minimum, a Conceptual Design Submittal package is required with the application.
For additional information regarding Architectural Design Review and submittal
requirements, refer to Exhibit 2. All proposed projects will be evaluated on design issues
related to site planning, common spaces/circulation and unit layout.

e (enerally, for new construction, projects will be evaluated on design issues such as
neighborhood compatibility, site amenities, circulation, crime prevention,
aesthetics, interior spatial relationships, landscaping, design efficiency, unit/room
layout and energy efficiency.

e Similarly, rehabilitation projects will be evaluated on design issues such as
neighborhood improvement, site amenities, circulation, crime prevention,
aesthetics, internal spatial relationships, landscaping, design efficiency and energy
efficiency.
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4.2
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PART 4
UNDERWRITING GUIBELINES

Replacement Reserve

A minimum replacement reserve of $300 dollars per unit, per year shall be set for all unit
types, except senior units, which will be set at $250 per unit, per year. However, if TCAC
should adopt regulations that differ, the LAHD will have the authority to re-underwrite
the project, prior to the closing of the loan, in order to be consistent with the identified
primary leveraging source.

Operating Reserve
The operating reserve shall be established and capitalized up front with an amount equal

to three (3) months of operating expenses and hard debt service. This amount must appear
in the proforma development budget at the time of submission of the application and at
loan closing. The actual operating reserve account must be established and fully funded
within 120 days of completion of construction.

Bebt Coverage Ratio
L i~ L NN e A s A i,
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1.20:1, except where the applicable leveraging source regulations state otherwise. A ratio
of at least 1.10:1 is required for the full projection period.

Maximization of Developer Fee

The maximum developer fee atlowed by the identified Ieveza@mg source may be included
Lo
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in project costs. The maximum developer fee t
construction or permanent financing sources shail be one muilion, four hundred thousand
dollars (51,400,000), with any unpaid devplager fee balance to be paid from annual,
excess cash available following the payment of all project operating costs, debt service,
reserve deposits and administrative f"ees However, no developer fee may be disbursed
from any source without the approval of LAHD,

Lo m
LCCS

Ceonsulfing Fees

Consulting fees must not exceed $100,000 and should be dependent upon the size and
complexity of the project. Specific consulting services include: preparation of tax credit
applications; preparation of LAHD applications and other public agency applications;
preparation of applications for conventional financing, as well as provision of general
development services such as the selection and coordination of the development team;
loan documentation; and, processing local approvals and enfitlements. Fees required for
construction management are not included in this category.

If the developer performs development services for the project which could be contracted
to a consultant (e.g., preparation of a Tax Credit application, obtaining entitlements), the
developer is entitled to assign the consulting fees to its own organization. Applicants may
not make side agreements with consultants which increase the consulting fees beyond the
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4.6

4.7

amount shown on the consulting line item. All consultant contracts and fees charged by
the developer (in excess of the development fee) to provide services to the project shall
be reviewed and approved by LAHD for cost reasonableness.

Identities of Interest

An applicant must provide identification of any persons or entities (including affiliated
entities) that plan to provide development or operational services to the proposed project
in more than one capacity, and full disclosure of related parties, as defined.

Related party is defined to include:

e The brothers, sisters, spouse, ancestors, and direct descendants of a person;
® A person and corporation where that person owns more than 50% in value of the
~ outstanding stock of that corporation;
¢ Two or more corporations that are connected through stock ownership with a
common parent with stock possessing!
o at least 50% of the total combined voting power of all classes that can
_ vote, or
o at least 50% of the total value of shares of all classes of stock of each of
the corporations, or
o at teast 50% of the total value of shares of all classes of stock of at least
one .of the other corporations, excluding, stock owned directly by that
other corporation, in computing votiitg power or value;
e A granior and fiduciary of any irust;
e A fiduciary of one trust and a fiduciary of another trust, if the same person is a
grantor of both trusts; .
e A fidueiary of 2 trust and a beneficiary of that trust;
a cofporation where more than 50% in value of the
or f

e A fiduciary of 2 frust and
for a person who is a

outstanding stock is owned by or for the trust or by
grantor of the trust;

e A person or organization and an organization that is tax-exempt under Subsection
501(a) of the Internal Revenue Codc and that is affiliated with or controlled by

4 + . [ s -,
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e A corporation and a partnership or joint venture if the same persons own more

than:
o 50% in value of the outstanding stock of the corporation; and
o 50% of the capital interest, or the profits’ interest, in the partnership or

joint venture;

Amendment and Modification Fees
LAHD will impose a $2,500 fee to cover costs associated with modifications and
amendments when they are requested at the behest of the applicant.
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5.1

PARTS
APPLICATION PROCESS AND REQUIREMENTS

General Rules

The following general rules will apply to all applications submitted under the Affordable
Housing Trust Fund:

1.

L

All applications must be received by the required date for each established round (See
Timeline on page 4). Applicants are encouraged to submit their projects as early as
possible.

All applications must follow the LAHD Application format.

Incomplete applications will not be considered for funding. It is the responsibility of
the applicant to ensure completeness of their submittal.

Staff will begin reviewing and underwriting proposals as soon as they are received.

A 1t ‘ﬁ A l crs oty ny,‘“; mem A [ T iTTT\
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Business Policy.

The following aocumem&&oﬂ relevant to the proposed project must be submitted with
all applications. The completion of all applicable parts of the LAHD-supplie
application form is required, which includes, but is not limited to:

A. The Application form:

e I uﬂd;ﬂg 50 uu.d

e Leveraging source if applicable; _

¢ Applicant information including: applicant name; address; contact persoi
Federal Tax 1D, Number; City of Los Angeles Business License Number;
harrowing entity; indication if CHDYO or non-CHDO,

e Development Team information including: developer name; phone number;

fax number; Federal Tax 1L.D. Number; City of Los Angeles Business License

Number;

s Project characteristics including: project name; site address; site assessor’s
parcel number; Council District Number; census tract number; Federal
Congressional District Number; State Assembly District Number; State Senate
District Number; indication if the site is in a recognized Neighborhood
Revitalization area; site dimensions; current zoning; labeled photographs of
the subject property and all adjacent properties;

e Project Type including: type of LAHD incentive programs to which the
project will be applying; number or type of wunits; and, relocation
requirements;

e Sources of financing including interim financing and permanent financing;
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» Requested subsidy amount including: maximum allowable subsidy per unit;
total LAHD loan requested; total LAHD Gap requested per unit; and total
subsidy leverage percentage;

e Uses of funds;

e Narrative description of proposed project;

e All other documents listed on the Table of Contents under the Application
Attachments.

5.2 Application Scoring

Mixed Income
Maximum subsidy for mixed income projects shall be the lower of:

(a}  Value of Covenant, or
(b)  Maximum subsidy, described in Section 1.9 including eligible boosts.

Example: A mixed-income project in a high cost area proposing a 30-vear
affordability covenant (the required minimumy}:

Eauivalent market rent per month for proposed unit: $1.700
Proposed HOME Limit @ 50% AME -B18
Rent Reduction per Month: S882

x 12 months x12
Annual Tncome Reduction 510,584

/.67 current market cap rate {open market rate of return) +.07

= Value of Covenant per unit $151,200

Projects will be ranked according fo the highest ratio of value of the covenant, relative to

the maximum eligible loan amount,

NOFA MAXIMURM SUBSIDY VS, VALUE OF COVENANT (for sample project above)
Maximum Base | Adjusted Subsidy

Number of bedrooms | Units Subsidy Per (with High Cost Total
' Unit Boost)
1 bedroom 20 $107,500 $112,875 | $2,257,500
2-bedroom - - R $115.000 |- -$120,750 41— $2,535,750
Maximum Subsidy 41 54,793,250
Value of Covenant 41 $151,200 | 36,199,200
Ranking Ratio 129%

NSP and City-owned Properties
Projects will be ranked according to the lowest ratio of NSP or other funding requested

relative to the maximum eligible loan amount.,

EEBG
LAHD will select up to 10 applicants/properties (plus five alternates) ranked by order of
potential energy savings. Selected applicants will be invited to submit Energy Audits.
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5.4

Application Submittal and Review
All applications will be evaluated by a team of reviewers consisting of LAHD staff and

outside consultants.

Applications must be submitted on forms provided or approved by LAHD. Application
forms must not be modified. A complete original application including one (1} copy,
plus two (2) sets of the leveraging source application must be received by LAHD no fater
than 4:00 P.M. on Qcteber 18. 2010 for EEBG apnlications and November 19, 2010
for all other applications. Applications received after the application-filing deadline
will not be accepted for processing and will be returned unopened. Applications
submitted through facsimiles or email will not be accepted.

Applications must be delivered to one of the following addresses:

Prior to Getober 18 (EEBG) and October 18 (EELBG) and
November 19, 2810 {other Nevember 19, 2010 (other
applications); “applications):

Los Aﬂge;es Housmg Deparimem - Los Angeles rIOuSmg Depal trnent
nuwuawc LLUUSLng Trust 1 uuu rirst 1 LUUL u(;auug, Room
Att\.:mon Mariano Napa Manager 1200 W. 7™ Street

1200 W. 7" Street, 8" Floor  Los Angeles, CA 90017

Los Angeles, CA 90017
Telephone: (213) 808-859%6

Applications shall be accepted only at the locations specified above. Applications
delivered to locations other than those mentioned above chall not be comsidered for
fending.

Appeal Process

Applicants who are unsuccessful may appeal LAHD's recommendations. LAHD will
establish and implement an appeal process which incorporates outside panelists with
expetience in multifamily housing development. Specifically, LAHD will entrust the

panelist with reviewing the AHTF scoring methodology for consistency and applicabiiity

with the NOFA ¢riteria. ~ The panél” will "have ihe atthority to overtarn TAHD s

recommendation with a simple majority vote. In the event of a fie, the General Manager
of the LAHD will cast the deciding vote.

City Council Approval Process and Timeﬁme

Final score and ranking recommendations will be reviewed by the City Administrative
Officer, the Chief Legislative Analyst, the appropriate City Council Committee(s) and
uitimately, by the Mayor’s Office and Council Members. ‘

LAHD recommendations will be transmitted to the Housing, Community and Economic
Development (HCED) Committee of the City Council for a public hearing.



5.6

Belease of Funds

Due to the contingent nature of commitments made by LAHD through the AHTF, loan
agreements will not be executed until all funding is in place or reasonably expected.
However, in no event will LAHD be required to execute a loan agreement if after the
specified funding cycles have elapsed, a funding gap exists for any reason, including cost

increases, the withdrawal or reduction of a previous commitment, or deferred costs or
fees. '
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ATTACHMENT 1
ASSURANCES AND CONDITIONS TO THE STATEMENT OF QUALIFICATIONS

An authorized signatory (s) for each applicant organization must read the Assurances and Conditions
outlined below, and complete the attached signature block.

Affirmative Action: The City’s Administrative Code (Division 10, Chapter 1, Article 1, Section 10.8)
establishes the affirmative action program for vendors doing business with the City. As a condition of
contract award grantees will be required to comply with the provisions of the City’s Affirmative Action
program, including submission of the City’s Affirmative Action form with an affirmative action plan.

Insurance: The chosen contractor(s) must provide evidence of certain minimum insurance coverage
requirements.

Service Contract Worker Retention Ordinanee and the Living Wage Ordinance (SCWRO and
LWO). The chosen contractor(s) shall comply with ail Los Angeles Administrative Code (LAAC)
Sections 10.36 et seq., SCWRO and LWO. A Declaration of Compliance must be approved by the
Department of Public Works, Office of Contract Compliance prior to contract execution.

Equal Benefits Ordinance (EBO): The chosen contractor(s) must be certified as complying with the
Los Angeles Administrative Code Section 10.8.2.1, EBO prior to the execution of any City Agreement.
EBO forms must be approved by the Department of Public Works, Office of Contract Compliance prior

to contract execution.

Certifications: Contractor(s) shall provide copies cf the foliowing documents to the City: a) Certification
Regarding Ineligibility, Suspension, and Debarment as required by executive Order 12549; b)
Certification and Disclosure Regarding Lebbying. Contrz:tor(s) shall also file a Disclosure Form at the
end of each calendar quarter in which there occurs any event requiring disclosure or which materially
effects the accuracy of the information contained in any Disclosure Form previously filed by the
Contractor(s).

Proof of IRS Number (W-9): All contractors are required to complete and submit proof of IRS Number
(W-9) Form.

Slavery. Disclosure Ordinance: Unless otherwise exempt, in accordance with the provisions of the
Slavery Disclosure Ordinance, any contract awarded pursuant to this RFQ will be subject to the Slavery
Disclosure Ordinance, Section 10.41 of the Los Angeles Administrative Code.

MBE/WBE/)BE Subcontractor /Supplier Information: The Contractor shall submit the
MBE/WBE/OBE Form and comply with the City’s Minority Business Enterprise (ME), Women Business
Enterprise (WBE), and other Business Enterprise (OBE) outreach requirements as appropriate.

The applicant acknowledges understanding of and agreement with the provisions listed, which will be
required at the time of contract negotiations.

Signature Of Person Legally Authorized To Sign For Firm Date
Type or Print Name Title
Firm Name

AHTF NOFA Page 1



ATTACHMENT 2

LOS ANGELES HOUSING DEPARTMENT
ENVIRONMENTAL & SECTION 106 HISTORIC REVIEW PROCEDURES
{(Major Projects — Rehab & New Construction of 5 units or more)
ENVIRONMENTAL CHECKLIST

The following information must be provided in order to initiate an environmental assessment. Please follow the
attached procedure when completing this form.

1.

3.

PROJECT NAME
PROJECT ADDRESS

NAME OF DEVELOPER /
NON-PROFIT / OWNER

CONTACT PERSON /
PHONE NUMBER

Council District # APN

PROJECT DESCRIPTION (INMPORTANT - Please be spedific when describing the project. Indicate whether the project will indude
acguisition, rehebilitation/repair, demmolition, reconfiguration or new consfruction. Please inciude the nurrber of buildings to be demdlished, the
number of new units, the cument use and condifion of proposed site.)

FLOOD ZONE
Is site located in a flood zone? [J Yes [] No Ifyes, please attach proof of insurance.

ARE ANY OF THE FOLLOWING PRESENT AT THE PROJECT SITE?

No o s

Ashestos? - [ Yes [] No

Lead-Based Paint? [JYyes []No

California Oak Trees? [1Yes []Neo If Yes, attach photos

AGE OF BUILDING(S) Original date of construction __~ Ageofbuilding ___

ZONING COMPLIANCE
Will the project increase the density of units on the site? [1Yes [ ] No

Will the project comply with the existing zoning and district plan designations? [ ] Yes [] No

Will the project require any discretionary actions such as
zoning variances, density bonus, parking variances, etc? [ Yes [] No
If Yes, what kind of action:
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9. SITE PHOTOS OF THE BUILDING (required)

[ JFront [1Back ] Left 1 Right [] Architectural features
10. SITE PHOTOS OF THE AREA (required)

] Each building on the same block  [_] Up the block 1 Down the block

[[] Across the street [] Historical Points of Interest (within % mile radius)
Submitted by: Date

Printed Name & Title:

A. PHASE | ENVIRONMENTAL SITE ASSESSMENT

Is the Phase | Assessment Attached? [] Yes [ No
Is the Phase | Assessment current (within 180 days)? [] Yes L] No
Is the Updated Phase | Assessment Attached? ] Yes ] Neo ] N/A
Does the Phase | suggest for a Phase 1| or additional assessment? [] Yes [_] No
If suggested, is the Phase Il or additional assessment Attached? [] Yes ] No 1 NA

B. PROGRAM
[CINOFA [JHOMEBUYERS []CsP [JHDC []Other

C. FUNDING AMOUNT & SQURCES
Funding sources Funding Amount $ Funding Year

(COBG HOVE, HOPWA)

PACKAGE THE FOLLOWING ENVIRONMENTAL/ HISTORIC REVIEW SUPPORTING DOCUMENTS &
FORWARD TO ENVIRONMENTAL SERVICES UNIT

] Environmental Checklist [ ZIMAS report [] All Photos
[] Phase I4l Site Assessments [ ] Asbestos Report ] Lead-Based Paint Report
[] Soil Report ["] Flood Insurance (if applicable) [_] Relocation Pian (if applicable)
[C] Zoning Compliance (i.e. EIR, MND or CEQA Exemption)
Notes: "
LAHD Project Monitor Tel #
Address: 1200W. 7 &t 8" Fr Los Angeles, CA90017  Emaiil: @lahdlacityorg  Fax:

FOR ENVIRONMENTAL STAFF USE ONLY:

Reviewed by: Date received:
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g : . ATTACHMENT 3
Angel i ment. - 1
e e R DIRECT CONSTRUCTION COST SUMMARY - "SCHEDULE OF VALUES"
instructions |
The Developer and his/her Construction Estimator/Architect _._\._E,wﬂ complete this form as & NOFA submital requirement. This form uses the MS Excel format with predefermined mathematical refationships. The developer is
responsibie for the accuracy of ALL information confained herein. LARL will review this formn (o determine fhe "reasonableness” of the Direct Construction Cost.
Part { - This information must be consistent with the ‘.E_.caquoaﬁfas.an, it the NOFA application.
Part 2 ~-Comglete the following for Direct Cansfruction Cost tmmnw "Daviz Bacon Wages” for ofherwise noted) . DEVELOPERS WITH MIXED-USE PROJECTS ARE REQUIRED TO PROVIDE A "HOUSING™ AND "NON-HOLISING"
COST COMPONENT BREAKDOWN. Housing Component as used fere, refers Construction Cost for the residential portion of a development including residential pariing. Non-Housing Compenent refers fo Consiruction cost for
‘non-residential” {or commercial) components, NOTE: Developer may provide any back-up information as necessary. LAHD will require a complete "sehedule of values® prior te construction.
PART 1-Project Information
Project Name : UNIT RIX AREA TABULATION { ) NEW CONST
ject L ion : i
Project Location TYPE QFY | AVG. AREA Description Area {sq 1} { ) REHAB.
Devaloper SRO= 1) |Residential Units (area of unifs + area of
common spaces) =
i B 2} |Residential Farking (area of parking for
Contact Persomn: ! 1-BR=, residences) = ) PARKING INFORMATION
. | 3) iCommercial Space (area of commercial TFetal Amount of
Centact Tet # i 2-BR= space, if applicable) = Parking Spaces 5
tect " 4) |Commercial Parking (area of parking for Amount of Residential
Architect 2-BR= commercial, if applicable) = Spaces 7
PR : _ 5) |Gross Bullding Area (Provide fhe area of
Type of Project: _ 4-BR= the proposed building/s) Type of Parking =
o : Total 8) 1Area of Site { Provide the area of fhe
# Stories: : Enits=] ¢ proposed site for deveiopment}
PART 2-Construction Budget _ {for LAHD use only)
! DEVELOPER ESTIMATE LAHD ESTIMATE
Housing Nen-Housing
Ummoﬂmu_u._.ﬁOz TOTAL CONST. Component Component
{residential units + Mixed-Use (cammercial
residential paring) + commercial parking)
1 Pemaolition (a) 3 -1 -13% -
2 Toxic Abatement (b} % -13% -1 % -
3 W Off-Site Improvements {c) % -3 -3 -
4 0 Onsite Improvements (d} $ -13 -13 -
5 m Landscaping/lrrigation System {onsite} (e} 3 -18 -1% -
& w Parking {f) 3 -is -1s -
& & Residential Construction (g) § -8 -8 -
7 2 Commereial Construction (R $ -3 -8 -
8 S . . SUB-TOTAL=| § -1 -1 -
9 5 Contractor's Overhead & Profit (h) | 3 -1 % -8 -
10 & SUB-TOTAL=| 5 -18 -1$ -
1 1D.. General Conditions (i) $ -13 -1% -
12 m Performance & Payment Bond (j} $ -18 -1 % -
13 [ SUB-TOTAL=[ § -1 % 1% -
14 Construction Contingency (k) 3 -1 % -18 -
15 TOTAL =( 3 s -1% .
Housing Component Cost per area of residential units. =| #VALUE! [/sf
p j . p . . .
Housing Component cost per residential unit. = |  #DIVAL  {unit Preparad by

Date Prepared
ﬁ Page 1
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RELOCATION TENANT RENT ROLL page ___of
PROJECT NAME :

Property Address: _

_
Complete the questionnaire for each unit in &m Ruilding. Include manager and vacant units, i the unit is vacant, write "VACANT.” I
List the units in numerical or alphabetical order. Attach a separate shest for each scattzred site property.

FOR VACANT UNITS
UNIT # Include o Total Monthly Rent : : Is the tenant current with
vacant & mngr [Head of Household. Tenant | Unit Type : {Include Sec 8 List All Utilities Paid by | Monthly Amt of | Tofal # of [their rent for last 2 years Monthly Rent
units (In Full Name (Last, First). If {Select 0-5 Unit Size  |Subsidy Before  |Tenant{Gas, Electric, |Section 8 Rentall Tenantsin {{or since they moved in, if§ Date Unit when Unit
© - ence) Not Occupied, Write Vacant | bedrooms) (Sa.F)  |Relocation} ($) Water) Subsidy ($) Unit  |lessthan 2 yrs)7 (Y/N) Vacated Vacated ($)

Use extra sheets (if needed) !



Applicant Submittal

Click here to enter a date.

Project Addross:

Erief Description of Development Project:
Instructions: Briefly describe exiging Ste conditions—i.e. number end fype of Sructures; number of units, indluding nurmber of bedrooms per unif.

Instrudtions Biefly describre proposed development project, induding number of commerdal ard/or resdential units and number of bedrooms

Will there be any residential demcolition? [0 Yes 1 No
Phone No.: Web Address:
FaxNo
Street Address: Gity: Sate:
i
Contact Person/ Title: Phone No.: Email:
Fax No:

Name of Project Manager: Title: Contact Information:
Name of Contractor: Title: Contact Information:
Name or Property Management: Title: Contact Irformation:
Name of Relocation Consultant: Title: ' Contact Information:

Cenpral Partrio

Non-Profit Organization? If yesthe following must be provided:
i1Yes [1No - . [] Copyof Gty of Los Angeles Business Tax Exemption letter for Subject Property
[0 Copy of proof of nonprofit statusfor federal and or state
[1 - Copy of bylaws

Property Owner{s) Name: Phone No.: E-mail:
Fax No:
Street Address: Cty: State:

Ap:




' it
Identification of All Sellers:

Namea{s} Percentage of Ownershlp Date ownership obtalned Has anyone on the Development Team had
ownership interest in the subject property prior
to project devefopment

FlYes []No

if yes, expiain on separate shest of papsy,

Date of First Written Offer to Acquire the Propertyl(ies)
Indrudtions Flease provide a copy of executed redl edate agreerent. If offers were made for multiple properties, provice a date for each praperfy.

Date of the BExecufed Purchase & Sale Agreement(s) or other form of real estate agreement
Ingtrudtions If muttiple properties are being acquired, provide a date for each property.

NOTE For each property acquired or in escrow, attach a copy of the Volurtary Acquisition Letter

Terms of Option(s)

insructions Brigfly desribe

Date actquired: if properfyis currently owned by the applicant, provide proof of ownsrship. Will rents change after the project isbuiit?
[ Yes [J No

Describe project activity to date:

there plansto the projedt area and acquire additional properties? [ ] Yes [] No

Appraiser Information:
MName: License No:
Firm Name: Phone- No.: Web Address:
Faxt Mo:
Street Address: Gity: State:
dp:
Contact Person/ Title: Phone No.: Email:
Fax Mo:

if acquiring commerdal property, did you or will you appraise and/ or purchase any business fixtures and equipment ? (1f yes sxplain befow)
O Yes 7 No  [] NotApplicable

Bxplanation:

Do you or will you assiane any existing lease{es)? (¥ yes expiain the remaining terms for each exigting fease below)
1 Yes 3 Ne  [] NotApplicable

Eplanation:




Rent Roll Inventory:

Qurrent rert roll [J Attached [] Not Availablel Explanation Attached
6 months prior to date of this submittal [ Attached {71 Not Available! Bxplanation Attached
12 months prior to date of this submittal [ Attached 7] Not Available! Explanation Attached
S
Housshold Statistics

R i i
Number of houssholds that will be displaced: Mumber of Households with spedial needs:
Number of households that are low Income: Number of tenants over age 62 and/ or are disabled:

Mumber of potential undocumented persons:

Business Statistics

Number of businesses that will be displaced:
Types of Businesses:

Briefly discuss any potertial relocation concerns:

If you are preposing a rehabilitation project, BRIEFLY explain the nature, scope, and duration of the construction work to be performed:




Budggt Line ltem Cogt
Residential Relocation 3
UrRA $
Temporary va Permanent $
104(d) $
RO $
Business Relocation $
Edtimated Business Goodwill 3
Fxtures and Equipment $
Consultant Fees $
Retocztion 3
Busginess Vauation

Sedalty Gonsultants

legal $
Cther $
Total Etimated Cost $0




LAHD Reviewer Comments

Adtivity Yes/No Comments
Isthe Development Team dearly identified? dyes [ONo
Are acquisition documents provided? [0 Yes [Ne
Isthe appraisal or other evidence of fair Market Vaiue [1Yes o
included?

Isthere any evidence of ownership conflictsof interest? | [J Yes [ Mo
Are all activities connected to the site, induding any Oves [JMo
prior property acquistion, identified?

Isthe Voluntary Aoquisition Letter executed by thesaller | [ Yes [ Mo
inciuded?

Can the soope of the congtruction project redligticalybe | [1 Yes [ Mo
completed in 12 months or less?

Hawve rent rolls been provided (for at lesst 6 months OOves [N
prior to the date of application)?

Wasthe relocation plan submitted? MYes OMo
Were the GINs served (only checkyesif proofofservice | [T Yes [ Mo
was provided)?

Isthere aletter of réasonable explanation in the file Mv¥es ONo
(required only if no GIN was provided)?

Cther: dYes [N




MUST BE ON DEVELOPER’S / APPLICANT’S LETTERHEAD

Date

Hiotice is interested in rehabilitating the property you currently occupy at Project

ity S Zip for a proposed project, which may receive funding assistance from the U.S.
Department of Housmg and Urban Development (HUD) through the City of Los Angeles Housing
Department under the HOME program.

The purpose of this notice is to inform you that you will not be displaced in connection with the proposed
project. If the project application is approved and federal financial assistance provided, you may be
required to move temporarily so that the rehabilitation can be completed. 1f you must move temporarily,
suitable housing will be made available to you and you will be reimbursed for all reasonable out of pocket
expenses, including moving costs and any increase in housing costs, You will be required to continue to
pay your rent and comply with all other lease terms and conditions of your rental agreement.

Upon completion of the rehabilitation, you will be able to lease and occupy your present apartment, or
another suitable, decent, safe and sanitary apartment in the same development under certain reasonable
terms and conditions. - -

Under HOME program regulations, your monthly rent will remain the same upon your return to the
development or, if increased, your new monthly rent and estimated average utility costs will not exceed:

e The total tenant payment as defined by HUD (under 24 CFR 5.628, or 2) if you are low income,
or
e 30% of the monthly gross household income, if you are not low income.

If federal financial assistance is provided for the proposed project, you will be protected by a federal law
known as the Uniform Relocation Assistance and Real Property Acquisition Policies Act (URA). One of
the URA protections of persons temporarily relocated is that such relocations shall not extend beyond one
year. If the temporary relocation lasts more than one year, you will be contacted and offered all
permanent relocation assistance as a displaced person under the URA or you may elect to remain in
temporary housing until you are able to return to the property from which you moved. If you are
permanently displaced, the relocation assistance payment would be in addition to any assistance you may




receive in connection with temporary relocation and will not be reduced by the amount of any temporary
relocation assistance previously provided. You will also have the right to appeal the determination, if you
feel that your application for assistance was not properly considered.

(NOTE: Purszant to Public Law 105-117, aliens now Ilawfuily present in the United States are not
eligible for relocation assistance, unless such ineligibility would resuit in exceptional hardship to a
qualifying spouse, parent, or child. All persons seeking relocation assistance wiil be required to
certify that they are a United States citizen or national, or an alien lawfally present in the United
Staies.)

We urge you not to move at this time. If you choose to move, you will not be provided relocation
assistance.

Please remember:

This is not a notice to vacate the premises.
This is not a notice of relocation eligibility.

You will be contacted soon so that we can provide you with more information regarding the proposed
project. If the project is approved, we will make every effort to accommodate your needs. In the
meantime, if you have any questions regarding our plans please contact Contac 'Name for: developer or
entity servicing notice, at Phone number of contact person, or Contact Person’s Address; City; State; Zip.

Sincerely,

NAME OF PERSON SIGNING NOTICE (CAPS)
TITLE OF PERSON SIGNING NOTICE (CAPS)

Enclosure
Instructions and Special Notes to Developer/Applicant:

You must provide LAHD with documentation regarding the manner in which this notice was delivered
(certified mail, return receipt requesied, eic.), and the date of delivery.




MUST BE ON DEVELOPER’S / APPLICANT’S LETTERHEAD

Date
Recipient's Name
Street Address
City,State; Zip

GENERAL INFORMATION NOTICE - RESIDENTAL TENANT TO BE DISPLACED

Dear Salutatlon (i:eMri Smit
i qun‘mg, ‘Rehabilitating, Demohshlng) the property you currently occupy at

(address,- Czty, State; Zip) for a proposed project which may receive funding assistance from the U.S.
Department of Housing and Urban Development (HUD) through the City of Los Angeles Housing
Department under the HOME program.

The purpose of this notice is to inform you that you may be displaced as a result of the proposed project.
This notice also serves to inform you of your potential rights as a displaced person under a federal law
known as the Uniform Relocation Assistance and Real Property Acquisition Policies Act (URA). You
may be eligible for relocation assistance and payments under the URA, if the proposed project receives
HUD funding and if you are displaced as a result of acquisition, rehabilitation, or demolition of the
project.

This is not a notice to vacate the premises.
This is not a notice of relocation eligibility.

If it is determined that you are eligible for relocation assistance in the future, you may be eligible for: 1)
Relocation advisory services including help to find another place to live; 2) At least 90 days advance
written notice of the date you will be required to move; 3) Payment for your moving expenses; and 4)
Replacement housing payments to enable you to rent, or if you prefer to purchase, a comparable
replacement home. You will also have the right to appeal the determination, if you feel that your
application for assistance was not properly considered. The enclosed HUD brochure, “Relocation
Assistance to Tenants Displaced from Their Homes” provides an explanation of this assistance and other
helpful information,

(NOTE: Pursuant to Public Law 105-117, aliens not lawfully present in the United States are not
eligible for relocation assistance, unless such ineligibility would result in exceptional hardship to a
qualifying spouse, parent, or child. All persons seeking relocation assistance will be required to
certify that they are a United States citizen or national, or an alien lawfully present in the United
States.)

Please be advised that you should continue to pay your rent and meet any other obligations as specified in
your lease agreement. Failure to do so may be cause for eviction. If you choose to move or if you are
evicted prior fo receiving a formal notice of relocation eligibility, you wiil not be eligible to receive
relocation assistance. It is important for you to contact us before making any moving plans.

Again, this is not a notice to vacate the premises and does not establish your eligibility for

relocation payments or assistance at this time, If it is determined that you will be displaced and are




required to vacate the premises in the future, you will be informed in writing. In the event that the
proposed project does not proceed or if you are determined not to be displaced, you will also be notified
in writing.

If you have any questions regarding this notice or the proposed project, please contact (name of contact,
title, address; telephone namber).

Sincerely,

NAME
Title

Enclosure

NOTE TO DEVELOPER: Include proof of delivery



MUST BE ON DEVELOPER’S / APPLICANT’S LETTERHEAD
To use as a template, click Ctrl-A, then click the F9 key.

Date

Recipient's Namie

City,State; Zip

GENERAL INFORMATION NOTICE - RESIDENTAL TENANT NOT DISPLACED

Department of Housmg and Urban Development (HUD) through the City of Los Angeles Housmg
Department under the HOME program.

The purpose of this rotice is to inform you that you will not be displaced in connection with the proposed
project. If the project application is approved and federal financial assistance provided, you may be
required to move temporarily so that the rehabilitation can be completed. If you must move temporarily,
suitable housing will be made available to you and you wili be reimbursed for all reasonable out of pocket
expenses, including moving costs and any increase in housing costs. You will be required to continue to
pay your rent and comply with all other lease terms and conditions of your rental agreement.

Upon completion of the rehabilitation, you will be able to lease and occupy your present apartment, or
another suitable, decent, safe and sanitary apartment in the same development under certain reasonable

terms and conditions. - -

Under HOME program regulations, your monthly rent will remain the same upon your return fo the
development or, if increased, your new monthly rent and estimated average utility costs will not exceed:

o The total tenant payment as defined by HUD (under 24 CFR 5.628, or 2) if you are low income,
or
»  30% of the monthly gross household income, if you are not low income.

If federal financial assistance is provided for the proposed project, you will be protected by a federal law
known as the Uniform Relocation Assistance and Real Property Acquisition Policies Act (URA). One of
the URA protections of persons temporarily relocated is that such relocations shall not extend beyond one
year. If the temporary relocation lasts more than one year, you will be contacted and offered all
permanent relocation assistance as a displaced person under the URA or you may elect to remain in
temporary housing until you are able to retwrn to the property from which you moved. If you are
permanently displaced, the relocation assistance payment would be in addition to any assistance you may



receive in connection with temporary relocation and will not be reduced by the amount of any temporary
relocation assistance previously provided. You will also have the right to appeal the determination, if you
feel that your application for assistance was not properly considered.

(NOTE: Pursuant to Public Law 105-117, aliens now lawfully present in the United States are not
eligible for relocation assistance, unless such ineligibility would result in exceptional hardship to a
qualifying spouse, parent, or child. All persons seeking relocation assistance will be required to
certify that they are a United States citizen or national, or an alien lawfully present in the United
States.)

We urge you not to move at this time. If you choose to move, you will not be provided relocation
assistance.

Please remember:

This is not a notice to vacate the premises.
This is not a notice of relocation eligibility.

You will be contacted soon so that we can provide you with more information regarding the proposed
project. If the project is approved, we will make every effort to accommodate your needs In the
meantime, if you have any questions regarding our plans, please contact Contact : her- ol
entity servicing notice, at Phone numberiof contact person, or Contact Person's Ad

Sincerely,

NAME OF PERSON SIGNING NOTICE (CAPS)
TITLE OF PERSON SIGNING NOTICE (CAP S)

Enclosure
Instructions and Special Notes to Developer/Applicant:

You must provide LAHD with documentation regarding the manner in which this notice was delivered
(certified mail, return receipi requested, etc.), and the date of defivery.




SAMPLE VOLUNTARY ACQUISITION LETTER

MUST BE ON DEVELOPER’S /APPLICANT’S LETTERHEAD

Date

Recipient Name
Street Address
City, State, Zip

Dear {Recipient Name]:

[Name of Agency/Person acquiring property] is interested in acquiring the property you own at
[property address, city, state, zip] for a proposed project that may receive funding assistance
from the U.S. Department of Housing and Urban Development (HUD). Please be advised that
[Name of Agency/Person] does not have authority to acquire your property by eminent domain.
In the event that we cannot reach an amicable agreement for the purchase of your property, we
will not pursue this proposed acquisition.

We are prepared to offer you [offer amount] to purchase your property; we believe this amount
represents the current market value f vour property. Please contact us at your convenience if
you are interested in selling your property.

Please note that, in accordance with the Uniform Relocation Assistance and Real Property
Acquisition Policies Act (URA), owner-occupants who move as a result of a voluntary
acquisition are not eligible for relocation assistance.

If you have any questions about this notice or the proposed project, please contact [Contact
Name, Title, Address, Phone Number].

Sincerely,

[YOUR NAME]
[YOUR TITLE]

Enclosure

Instructions and Special Notes:
You must provide LAHD with documentation regarding the manner in which this notice was delivered
(certified mail, return receipt requested, etc.), and the date of delivery.

Tenant-cccupants displaced as a result of a voluntary acquisition may be entitled to URA relocation
assistance and must be so informed per 43 CFR 24.2 (@){(15)(iv) — Initiations of negotiations, and 49 CFR 24
Appendix A — 24.2(2)(15)(iv).

This form meant to serve as a guide; it should be revised to reflect the circumstances of each acquisition,




SAMPLE RETROACTIVE VOLUNTARY ACQUISITION LETTER

MUST BE ONDEVELOPER’S /APPLICANT’S LETTERHEAD

Date

Recipient Name
Street Address
City, State, Zip

Dear [Recipient Name}:

On [date], [Name of Agency/Person acquiring property] purchased the property at {property
address, city, state, zip], from [selling agency/person name] for a mutually-agreed upon
amount of [sales price]. The negotiated sales price represented the market value of your property
at the time of the sale.

You are receiving this letter because the property in question will be the site of a proposed project
that may receive funding assistance from the U.S. Department of Housing and Urban
Development (HUD). Federal property acquisition regulations require that you, as the seller of
the property, be informed that [Name of Agency/Person] did not have authority to acquire your
property by eminent domain. In the event that an amicable agreement for the purchase of your
property had not been reached, we would not have pursued this acquisition.

Please note that, in accordance with the Uniform Relocation Assistance and Real Property
Acquisition Policies Act (URA), owner-occupants who move as a result of a voluntary
acquisition are not eligible for relocation assistance.

If you have any questions about this notice or the proposed project, please contact [Contact
Name, Title, Address, Phone Number].

Sincerely,

[YOUR NAME]
[YOUR TITLE]

Enclosure

Instructions and Special Notes:
You must provide LAHD with documentiation regarding the manner in which this notice was delivered
(certified mail, return receipt requested, efc.), and the date of delivery.

Tenant-occupants displaced as a result of a voluntary acquisition may be entitled to URA relocation
assistance and must be so informed per 49 CFR 24.2 (a)(15)(iv) — Initiations of negofiations, and 49 CFR 24
Appendix A — 24.2(a)(15)(iv),

This form meant fo serve as a guide; it should be revised to reflect the circumstances of each acquisition.




Los Angeles

pusi g{ Jenartment
Aﬁpﬁ Attachment 5

AFFORDABLE HOUSING TRUST FUND PROGRAM APPLICATION

LAHD CREDIT CHECK AUTHORIZATION

Instructions: Each general partner(s) and applicant(s) / projeci sponsor(s) must complete this Credit
Check Authorization.

The information requested in the entire Affordable Housing Trust Fund Application is to be used by Los
Angeles Housing Department (LAHD) to assess the applicant's creditworthiness. Information provided that
is contained in public records cannot be withheld from disclosure under the California Public Records Act
Gov. Code Sections 6250 and 6254. All other information may be required to be disclosed outside the
agency by state and/or federal law.

Furnishing all information requested on this form is mandatory. Failure to provide such information may
result in disqualification of the application or a withdrawal of LAHD's commitment.

CRIMINAL PENALTIES. Any person who shaill knowingly make or cause to be made in writing, either
directly or indirectly, any false statement, with the intent that it shall be relied upon, for the purpose of
procuring the loan secured by real property, shall be guilty of a criminal offense, punishable by a fine not
exceeding ten thousand dollars ($10,000.00), or by imprisonment in a county jail not exceeding six months,
or by both the fine and imprisonment. California Penal Code sections 532(a) and 532(f).

CONTINUING OBLIGATION. The applicant has a continuing obligation to provide LAHD with current and
accurate information. Applicant must provide to LAHD all requested irformation; with an Applicant's
Certffication Statement for any individual or entity that LAHD, in its sole discretion, believes is necessary to
evaluate the application (reasonably related to the applicant).

By signing below, authorization is hereby provided to LAHD to verify any and all information provided in the
proposal, including, but not limited to, the organization's credit rating, status and payment history of real
estate loans and performance on coniracts with third parties. |AHD is further authorized {o utilize
photocopies of this authorization o obtain third party contractual and credit references and status of the
crganization’s obligations. | understand that the confidentiality of the information | have furnished will be
preserved except where disclosure of this information is required by applicable iaw.

CERTIFICATION/AUTHORIZATION. | /(we), the undersigned, certify that the information provided to LAHD
in this AFFORDABLE HOUSING TRUST FUND NOTICE OF FUNDING APPLICATION (NOFA) is true and
correct as of the date set forth below my/(our) signature on this application package and acknowledge that
any false or misleading statemenis of the information contained may result in civil liability and fiabilify for
monetary damages to the lender, ifs agents, successors, and assigns, insurers and any other person who
may suffer any loss due o reliance upon any false or misleading statements which | have made on this
application.

200____AHTF NOFAROUND ____

NAME OF ENTITY

By:

Print Name:

Its: Date:




Attachment 6

FORM LETTER REGARDING DAVIS-BACON/STATE PREVAILING WAGE
REQUIREMENTS

{(On Applicant’s Letterhead)

Date

Subject: 2009 AHTF NOFA Application
Name of Project
Project Address

This letter affirms that the construction costs submitted with the 2009 AHTF NOFA

application dated for the subject project presumes the payment of

Davis-Bacon and/or State Prevailing wages, in accordance with Sections 1.10.5,

1.10.6, and 2.11 of the aforementioned NOFA.

Sincerely,

NAME OF AUTHORIZED SIGNATORY
Title-

Signature of Authorized Signatory



Each general partner(s) and applicant(s) / project sponsor(s} must complete this certification
All questions must be answered. Do not leave any question unanswered. If not
if you answered “Yes” to any of the questions,

please provide an explanation for each answer on a separate sheet and attach it to this

statement.
applicable, write "N/A” after the question.

Attachment 7

AFFORDABLE HOUSING TRUST FUND PROGRAM APPLICATION

APPLICANT(S) / BORROWER(S) CERTIFICATION STATEMENT

certification statement.

PROJECT NAME:

PROPOSED BORROWER’'S NAME:

YES

Has the applicant or any of its pariners or principals been suspended,
revoked, lapsed and/or terminated for any reason?

Has the applicant or any of its parthers or principals filed for bankruptcy?
If yes, please explain and state the case number and whether the case

was dismissed, discharged or is current.

Has the applicant or any of its partners or principals defaulted on a
financial obligation?

Is there, or has there ever been, a settlement and/or judgment filed or a
case pending against the applicant or any of its partners or principals?

Has a lien ever been filed against real property owned by the applicant or
any of its partners or principals as a result of a judgment, etc.?

Is the applicant or any of its pariners or principals currently subject to, or
been notified that it may be subject to, and/ or ever been convicted of a
felony or misdemeanor other than minor traffic violations and/or placed on
probation, fined or given a suspended sentence in court?

Y 1 I I | B

O O O 0O

Has the applicant or any of its partners or principals ever been convicted
of a misdemeanor, including but not limited to a conviction under local
health, fire, environmental and/or building and safety laws, relating to the
ownership and/or management of real property?

L]

Does the applicant have any employees or relatives who have close
associations with current or former employees of the Los Angeles Housing
Department (LAHD)?

Are any current or former employees of LAHD currently employed by the
applicant? Does the applicant currently employ relatives of any LAHD
employees?

10.

Are there any LAHD current or former employees that have a financial
interest in this project?

Page 1 of 2




11.

Has the applicant or any of its partners failed to comply with Davis-Bacon [ ]
wage requirements on any previous development projects?

12.

List any additional names or aliases, exercise of power of attorney and/or fiduciary trust
capacities that you are currently using or have used in the past. If any, please expiain.

13.

List all partnerships, corporations, joint ventures, and/or limited partnership entities,
(including the applicant, if applicable), which you are currently or have been associated with,
and designate whether you/were a principal and list your title and responsibilities, the
purpose of the organization and its current status.

14.

List ALL residential income properties (Attachment 7b) you currently own that are located
within the City limits of LOS ANGELES. The Assessor's Parcel Number (APN's) are
required for each property owned by the applicant and/or any of their partners, or in which
any of their principals have a vested interest. This information wili be used to determine: 1)
whether the property has any outstanding Rent Registration or Code (SCEP) fees due to
the City, and 2) whether the property has any outstanding cited habitability violations, and 3}
if the property is in any of the City's compliance programs due o unabated habitability
violations. In order to satisfy this requirement, applicants must complete and save
Attachment 7b in a diskette, in MS Excel format, and submit the diskette with the
application binder.

CERTIFICATION/AUTHORIZATION. 1/{we), the undersigned, certify that the information provided
to LAHD in this AFFORDABLE HOUSING TRUST FUND application is true and correct as of the
date set forth below my/(our) signature on this application package and acknowledge that any false
or misleading statements of the information contained may result in civil liability and liability for
monetary damages to the lender, its agents, successors, and assigns, insurers and any other
person who may suffer any loss due to reliance upon any false or misleading statements which |
have made on this application.

AHTF NOFA 20 Round

Name of Entity

Signature Date
Type or Print Name Titie

Page 2 of 2




ATTACHMENT 7b - CONTINUED

Page of
PROJECT NAME:
Project Address: Additional Partner:
Additional Partner:

Developer/Project Owner;
Managing General Partner:

DO NOT LIST PROPERTIES LOCATED QUTSIDE THE CITY OF L.OS ANGELES

e T o o P R Ry (L LGl . 5 L thatapply e Jan of _-Yea_'r"- 'ﬁ'afejof'--- h
Applicant/Partner* - APN(s|' Property Name® - Property Addressles o umiyr - ZPCOUST o T ¥ Units' Built  Purchase® -
he name of ertity who {All APN's Lo LS T D A o : : L ENES Sy :
currently owns/ is vestedin  associated with '

- the listed property) - - each|

* Required field. If additional sheets are necessary, photocopy this form and complete all required information.




Members of Partnership Entities
" Project Name:
Reviewer's Name:
Extension:

Mame of Limited Partnership
‘ . (unless HUD project)
- Mailing Address

Tax ID Number
Name on Tax Certificate
- City Business Number

Name

- Mailing Address

Tax |ID Number
Name on Tax Certificate
City Business Number

Hndicate if: . o
"Non-profit" /"LLC" /"LP"
if 501fc)3} List Board Members and
Executive Director/ President/ efc.

IF Limited Liabiliy Co,
List Managing Members

IF Limiled Parinershin, continue

IF, above is LP, continue

__Name of GP
-Mailing Address

- Tax 1D Number
Narme on Tax Centificate
City Business Number
Indicateif. . - - .
"Non-profit” / "LLC" / "LP"
If 501(c)(3) List Board Members and
Execufive Director/ President/ elc.
IF Limited Liability Co,
List Managing Members- .
IF Limited Partnership, continue : .
- .. Name of LP

Mailing Address

Tax D Number
Name on Tax Certificate
City Business Number




Attachment 8
(This form must be printed on Community Redevelopment Agency-LA Letterhead)

LETTER OF ACKNOWLEDGEMENT & SUPPORT

Project Name:

Project Address;

Name of Developer:

Mailing Address:

Telephone Number:

CRA REDEVELOPMENT PROJECT AREA STATUS:
The entire parcel upon which the above-mentioned project will be located is:

(1 within the following Redevelopment Projsct Area:
[] Contiguous to the following Redevelopment Project Area:

[ Neither within nor contiguous to any CRA/LA Redevelopment Project Area.

CRA READINESS/FEASIBILITY CRITERIA:

Has the project completed the Agency's Design Review Requirements?

[1Yes

[INo

[] Review Pending
[ 1 Not Applicable

As proposed, is the project consistent with the project area redevelopment plan?

[JYes
[ 1 No

[} Unable io Determine based on Information Submitted
1 Not Applicable




As proposed, and if applicable, is the project consistent with CRA Housing Design Guidelines?

[]Yes

[ INo

[ 1 Review Pending

[ ] Unable to Determine based on information Submitted
[ ] Not Applicable

As proposed, and if applicable, is the project consistent with Design for Development (DFD) or
other project area specific Design Guidelines.

[]Yes

[JNo

[} Review Pending

[ ] Unable to Determine based on Information Submitted
] Not Applicable

Are you aware of any other CRA policies or guidelines that would impact the construction of this
project within the proposed redevelopment area?

[Yes Explain:

[INo

Additional Comments: Are you aware of any discrepancies between the proposed application
and the Agency application?

[ IYes Explain:
[No

CRA RECOMMENDATION:

[[] strongly Support -' [] No Position [l Oppose ] Strongly Oppose

Please Explain:

TO BE COMPLETED BY CRA REPRESENTATIVE:

Completed by: Dated:

Signature: Title:

Please visit the CRA website at www.CRALA net to obtain copies of applicable policies, guidelines and specific
redevelopment plans. You should specifically refer to the CRALA Project Area tab and the Housing Program tab.



ATTACHMENT 9
L0s ANGELES HOUSING DEPARTMENT
PROPERTY MANAGEMENT PLAN

Project Name: Total Number of Units:

Project Address: No. of Restricted Units:

Project Owner:

Owner’s Address: City: State: Zip:
Contact Person: Position/Title:

Daytime Phone: { ) Phome: ( ) Fax: ()
Mailing Address: City: State: Zip:

Complete the Property Management Plan by providing the information requested. If a series of multiple choices are offered, respond
with an “X” to all that apply. In responding to the “OTHER” category, attach a separate paper when needed. Items that already
have ap *X” are mandatory.

Financial Management

1. The following person(s) is/are responsible for the project's financial management:

{(Name, Title/Position)

Her/His/Their duties include:

Collecting rents and other income.

Paying bills and tracking expenses (including taxes).

Purchasing equipment or supplies.

Prepa:raﬁon of the annual project budget. (income, expenses, capital expenditures, funding of project reserves)
Preparation of the annual financial audit.

Other

2. Describe how you will provide for financial reporting on your projects:

a. Bookkeeping, accounting and financial reports will be performed by

b. Financial reports will be prepared by at least times a
year and sent to , the project manager / owner. (Circle one)

Note:  Each page of the Management Plan must be initialed by the Owner of the project to indicate knowledge and acceptance of
the Plan’s provisions.

(Rev. 9121/06) Page 1 of 8 Owner Initials



Tenant Management

3. The following person is responsible for tenant management:

{Name, Title/Position)
Her/His duties include:

Marketing vacant units Tenant screening

Tenant selection Resolution of tenant problems

Notice of rent delinquency Enforcement of House Rules (d#tach a copy)

Eviction Other

4. The following agreements between owner and tenant will be used:
X Owner’s lease agreement (ATTACH A SAMPLE OF THE AGREEMENT TO BE USED)
X City’s Mandatory Addendum to Lease or Rental Agreement (provided by the LAHD)

Other agreements (IDENTIFY HERE AND ATTACH SAMPLES):

There are a total of units restricted for occupancy by Low Income Households at affordable rent as
stipulated in Regulatory Agreement No.: and signed and dated

Affirmative marketing describes the steps to be taken to provide information and otherwise attract
eligible persons from all racial, ethnic and gender groups in the housing market area to the available
housing. (Read the Affirmative Marketing Goals and Procedures prior fo filling out this section)

6. To assure all restricted units are affirmatively marketed the Owner will accomplish the following:
X Assure all advertising media includes a reference to "Equal Housing Opportunity".

Where a significant number of persons in the community have limited fluency in the English language,
provide marketing information and leases in the native language(s) of such persons.

X Promptly notify applicants of their eligibility status and placement on a waiting list.

Other (4ttach separate paper if needed:)

Note:  Each page of the Management Plan must be initialed by the Owner of the project fo indicate knowledge and ncceptance of
the Plan’s provisions.
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7. Owner will market available rental units using the following methods: Pick at least one method in addition to
newspaper ad)

X Place ad in neighborhood and/or local newspaper. Identify specific papers:

Place flyer or notice with churches, community organizations. Identify specific organizations and
locations:

Place flyer or notice with real estate associations. Identify specific associations:

QOther:

If no media advertisement is planned, give reason:

8. The following steps will be taken to inform and solicit applications from persons identified as least likely to
apply for the restricted units without special outreach.

a. Based upon a review of the ethnic and racial distribution of the neighborhood surrounding the available
units, the target group(s) least likely to apply without special outreach is (are} (Pick one or more):

African American/Black Native Hawaiian or other Pacific Islander
American Indian/Alaskan Native Asian

White Mexican/Chicano

Cuban Puerto Rican

Other Hispanic or Latino Non Hispanic or Latino

b. Planned outreach consists of the following actions:

Placing notice(s) in newspapers(s) of general circulation.
(Examples of newspapers of general circulation include the Los Angeles Times, La Opinion, Nuestro Tiempo, The Sentinel,
Duaily News, Korean Times;, Wayve, Daily Journal).

Identify:

X Distributing flyers to social service or special purpose groups.
(4 list of social service /special purpose group contacts is attached to this document as well as other forms and information
to help you complete this item).

Attach the list of social service agencies you will contact to this document.

Note:  Each page of the Management Plan must be initialed by the Owner of the project io indicate knowledge and acceptance of
the Plan’s provisions.
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9. Affirmative marketing and outreach for filling vacant units will be documented in the following manner:
(Refer io Loan Document and Covenant for further information on record keeping requirements)

X Maintenance of a file copy of media ads and or flyers.
X Maintenance of file notes on who was contacted or where bulletins were posted.
Making "How did you hear about this vacancy?" a question on the tenant application.

Other:

10.  Tenants for the restricted units will be selected in the following manner:

Maintenance of a list by the date the application is received according to income group, and filling
vacancies in application date order.

X Screening of tenants through the use of credit history, tenant history, and references, if available, to
determine suitability for occupancy.

X Giving consideration to families eligible for public housing.

X Giving preference to qualified households who have been displaced as a result of City of Los Angeles
public projects, when other selection criteria are also met.

Other applicant screening procedures:

11. _X On behalf of the City, Owner will collect and submit to the City the following demographic
information on all tenants occupying restricted units in the Project:

X Income Level
X Gender
X Ethnicity

12. At initial occupancy, every sixth year, or upon request, income eligibility for each tenant in a restricted unit
will be determined in the following manner:

X Follow definition of income appropriate to the loan. (Definition of income is attached)
X Have the applicant complete, sign and submit a Tenant Income and Rent Certification Form.
X Calculate tenant income by reviewing source documentation (Check as applicable):
Obtain employment check stubs.
Verify SSI pension, AFDC payment, public assistance, and other income.
Calculate and include income from assets.

Examine applicant income tax return.
Verify income with employer.
Other:

i

Note:  Each page of the Management Plan must be initigled by the Owner of the project to indicate knowledge and acceptance of
the Plan’s provisions.
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13.  Annual recertification of each tenant's eligibility in a restricted unit will be determined in the following

manner:
X Follow definition of income appropriate to the loan (Definition of income is attached).
X Have the applicant complete, sign and submit a Tenant Income and Rent Certification Form.
Other:

14. Maximum allowable rents must be reduced if the tenant pays for utilities. Accordingly, which of the
following utilities are paid by the tenant?

_ (Gas Heating ____ Basic Electricity

___ Gas Cooking _ Electric Cooking

_ Gas Water Heating _ Electric Water Heating

___ Water ___ Electric Heating

_ Trash/Garbage __Air Conditioning
Other:

15. When there is at least one parking space per unit and/or ample parking available, as required by the zoning
regulations for the City of Los Angeles, then parking is considered an entitlement when calculating
maximum allowable rent. When there is less than one space per unit, parking can be considered an
amenity. However, this amenity must be offered to tenants in restricted units. Accordingly. check one of
the following:

There is at least one parking space per unit and/or ample parking available as required by the City of
Los Angeles zoning regulations.

There is less than one parking space per residential unit. Parking will be offered to tenants on the
following basis:

Seniority
Other:

16. To establish initial payment and adjust rental payments by a tenant in an assisted unit (increases or
decreases), the Owner will take the following action:

Rely upon the City to provide annual changes in maximum rent levels.

Check annually, or as needed, with the City to verify maximum rent levels.

Re-examine monthly utility allowances annually.

Other:

If rents increase 10% or more, tenants are notified in writing at least 60 days prior to the increase.
ysp

E; lx ‘>< |>< i><: ‘x

Each page of the Management Plan must be initialed by the Owner of the profect to indicate knowledge and acceptance of
the Plan’s provisions.

(Rev. 9/21106) Page 5 of 8 Owner Initials



17. A unit not assisted with Program Funds, as stipulated in the Regulatory Agreement, will be charged market

18.

19.

20.

21.

22.

Note:

rate rent. Units assisted with Program Funds will be charged rent based on the area median income
guideline, as stipulated in the Regulatory Agreement. The owner is required to verify the income
eligibility of tenants in restricted units according to program guidelines (See Affordability and Compliance
Reporting Requirements ). If the tenant(s) fail to submit income information, the Owner will take the
following action:

X Give notice to tenant(s) of payment increase to the full rental rate of the unit.
Other:

Security deposit refunds will be handied according to the following policy:

Security deposit, less repair costs, will be refunded within days of the tenant vacating the unit.
Other:

Delinquent payment of rents and eviction proceedings will be handled according to the following
procedure:

Grace period for late rents? If yes, how many days?
If rent is not collected within the designated grace period, the following action(s) will be taken:
Issue a "Notice To Pay or Quit™.
If not satisfied, proceed with the Unlawful Detainer Process.
Retain an attorney to handle legal proceedings.
Other:

X Owner shall notify the tenant of the scheduled expiration date of rent restrictions associated with this

unit and provide written evidence of such notice tothe City. At a minimum, notices shall be given to
the tenant at the following three periods: (a) prior to initial rental; (b} one year prior to the Covenant
expiration date; and (c) 90 days prior to the Covenant expiration date.

If a unit must be vacated as a result of demolition, major rehabilitation, or for other reasons during the
construction phase of your loan, payment of relocation fees to the tenant may be required. The following
person will be responsible for giving the tenant the necessary notices and paying the relocation fees:

(Name and Title/Position, phone number)

Should willful destruction and/or other illegal activities occur in your units, the Owner will take the
following action: (Check at least one):

Report the activity to appropriate authorities.
Initiate eviction proceedings if appropriate.
Other:

Each page of the Management Plan must be initioled by the Owner of the project to indicete knowledge and acceptance of

the Plan’s provisions.
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Maintenance Management

23. The Owner will provide for maintenance and repairs in the following manner:

X All units will be inspected when tenants leave, as well as on an annual basis, using the attached
review list. Repairs will be made as needed as well as prior to renting to a new occupant. A record
of inspections and repairs will be maintained.

The following persons or companies will be responsible for the indicated maintenance services (puust be

completed):

is the person/company responsible for performing routine
maintenance and general repairs and for maintaining the City's Housing Quality Standards (4rtached).

is responsible for responding to routine emergencies.

is responsible for major repairs of the building and equipment. At
least annually the building exterior, common grounds and major systems (including plumbing, electrical,
heating, roofing) will be inspected using the attached review list and repairs will be made as needed. A record
of inspections and repairs will be retained. Adequate replacement reserves will be properly maintained.

is responsible for garbage and trash collection.

24. Landscaping and grounds maintenance will be provided in the following manner:

Tree and shrub care

Lawn care

Lawn sprinklers

The person/company responsible for landscape maintenance is

Is a maintenance and grounds keeper provided? Yes - No

25. Methods of preventive sécuzity that will be used at the property:

Fire alarms and extinguishers Security Doors
Exterior lighting Electric gates
Observation camerag
Other:
26. is the person responsible for maintaining property and liability insurance.

27. X Owner shall permit the City to enter and inspect the Project and all Project units for compliance with
local habitability, safety and health code regulations. LAHD may give written notice to the Owner to correct the
deficiencies within thirty (30) days.

Note:  Each page of the Management Plan must be initialed by the Owner of the project io indicaie knowledge and acceptance of
the Plan’s provisions.
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Management Company Information
Check here if owner will manage property and no Management Company will be used,
If a Management Company will be used, complete the information below:

The following Management Company has been employed to carry out the duties described above:

Company Name:

Company Address:

Contact Person: Position/Title:
Company Phone: Company Fax:

Name of On-site Manager, if different:

Phone Number: Fax Number:

Please attach the following information about the Management Company to this form:

X Current number of units managed
_X__ Current number and type of units managed in Los Angeles
_X__ Number of years experience in property management
X Three examples of properties of comparative size and location in Los Angeles
(Give Name and address of projects and name and phone number of contact persons)
X Copy of agent’s real estate license
X Copy of Management Agreement between Owner and Management Company

OWNER’S STATEMENT OF MANAGEMENT PLAN ACCEPTANCE

I AGREE that the above-referenced property will be managed in the manner described above.

Owner (Signature) Date of Signature

Owner (Print Name) Owner (Phone No.)

Note: Each page of the Management Plon must be initialed by the Owner of the project to indicate knowledge and accepiance of
the Plan’s provisions.
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AFFORDABLE HOUSING REFERRAL FORM
LOS ANGELES CITY PLANNING DEPARTMENT

This form is to serve as a referral fo Planning Public Counter for affordabie housing case filing purposes (in addition to the
required Master Land Use Application and any other necessary documentation) and as a referral to LAHD, CRA, LA County,
or other City agency for project status and entitlement need purposes. Please refer to Affordable Housing Referral Form
(AHRF) instructions Sheet for additional information on completing this form. This form shall be completed by the applicant
and reviewed and signed by Planning staff.

CITY STAFF USE ONLY

4. PROJECT LOCATION! ZONING
Project Address:

Project Name:

Applicant Name and Contact Information:

Assessor Parcel Number(s):

Community Plan; Number of Lots: Lot size:___. s.f.
Existing Zone: l.and Use Designation:
O Specific Plan 3 HPOZ 1 DRB 3 Enterprise Zone 1 CRA

3 Q-condition/ D-limitation/ T-classification (please specify).

3 Other pertinent zoning information (please specify).

2. PROPOSED PRQJECT

Description of Proposed Project;

Type of Use Square Feet # of Units

Existing’

To be Demolished

Proposed

TOTAL

CP-4043 (Rev. 10/26/09)
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3. APPLICATION STATUS & TYPE

. Status of Application
Not Required: Ministerial?

Entilement Case Required and needs to filed with Planning

Case Filed: (N (2) {3)
Case Number(s):
Date Filed:

Date Approved:

End of Appeal Period:

seep

B. Type of Application (please select only one)

1. OO0 Density Bonus 2. 00 Greater Downtown | 3. 00 Senior independent 4. O Other:
{per LAMC 12.22 A.25, Housing Incentive Area Housing/ Assisted Living Care (Please Complete
Ordinance 179,681) {per LAMC 12.22.A.29, Housing/ Disabled Persons Sections | & V)
. (Please Complete Sections |, | Ordinance 179,076) Housing
2 H&v) (Please Complete Sections | {per LAMC 12.21 A 4.u, Ordinance
L] L& V) 178,063)
R (Please Complete Sections 1,1V & V)
é ® LADBS- Ministerial ® LADBS- Ministerial © LADBS- Ministerial © LADBS-
o Density increase o Exemptfrom SPR Ministerial ;
o Parking Reductions {please specify)
{option 1 or 2)

CP-4043 (Rev. 10/26/09)



4. DENSITY CALCULATION:

A. Base Density: Maximum density allowable per zoning

Lot size
Density allowable by zone
Units allowed by right (Base Density)

B. Maximum allowable Density Bonus:

Page 30f 6

sf. (a)
units/s.f. of lot area (b)
units {c) {c =a/b, round down to whole number]

units (d) [d =c x 1.35, round up to whole number]

C. Proposed Project: Please indicate total number of Units as well as breakdown by levels of affordability set by
each category (HCD or HUD}. For information on HCD and HUD levels of affordability please contact Los
Angeles Housing Department's Occupancy Monitoring Unit at (213) 808-88086 or occmonitor@lahd. lacity.org.

Market Rate

Managers Unit(s)- Market Rate

Very Low Income

Low Income

Moderate Income

Seniors- Market Rate

Seniors- Very Low fncome

Seniors- Low Income

Total # of Units per Category

Percent of Affordable Units by Category

TOTAL # of Units Proposed

Number of Density Bonus Units
Percent Density Bonus Requested

Total

HCD (State)® HUD (TCAC)®
N/A e NA
N/A N/A
N/A
N/A N/A
(e) (M

S (*} (h)
[g = efc or efi, whichever is less, cor ]
fh = ffc or f/i, whichever is less, ¢ or i

(i)

() [If i>c, then j=i-¢; if i<c, then j= 0]
(K) [k= jic]

5. SITE PLAN REVIEW CALCULATION: An application for Site Plan Review may be required for projects that meet the
Site Plan Review threshold(s) as outlined in LAMC Section 16.05.C. uniess otherwise exempted per Section 16.05.D.
For Density Bonus projects involving bonus units, please use the formulas provided below to determine if the project
meets Site Plan Review threshold for unit count. If project meets the threshold(s) but qualifies under the exemption
criteria per Section 16.05.D please confirm exemption with Department of City Planning's Site Plan Review Unit at (213)
978-1219 and provide letter of Exemption signed by authorized Site Plan Review Section planner.

@ If number of Proposed units [(j) from above] is less than the number of By Right/ Base Density units [(c) from above,

then:

{j) - existing units =

o YES, Site Plan Review is required, if Proposed units minus existing units is greater than or equal to 50

o NO, if Proposed units minus existing units is less than 50

o Exempt (please specify):

@ If number of Proposed units [(j) from above] is greater than the number of By Right/ Base Density units [(c) from

above, then;
(c) — existing units =

o YES, Site Plan Review is required, if By Right/ Base Density units minus existing units is greater than or

equal to 50

o NO, if By Right/ Base Density units minus existing units is less than 50

o Exempt (please specify):

CP-4043 {Rev. 10/26/09)
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6. HOUSING DEVELOPMENT PROJECT TYPE (please select one)
® (1) For Sale or Rental Housing with Low or Very Low Income Restricted Affordable Unifs
@ (2) For Sale or Rental Senior Citizen Housing (Market Rate)
@ (3) For Sale or Rental Senior Citizen Housing with Low or Very L.ow Income Restricied Affordable Units
@ (4) For Sale Housing with Moderate incorne Restricted Affordable Units

7. DENSITY BONLS OPTIONS (Please check afl that apply)

® Land Donation
@ Chiid Care
@ Restricted Affordable Units Located Near Transit Stop/ Major Employment Center
® Common Interest Development with Low or Very Low Income Restricted Affordable Units for Rent
@ Condominium Conversion
® Parking (Please choose only one option)
® Parking Option 1: Based on # of bedrooms, inclusive of Handicapped and Guest parking
# of Uniis Spaces/Unit Parking Required Parking Provided
0-1 Bedroom 1
2-3 Bedrooms 2
4 or more Bedrooms 2.5
TOTALS

o Parking Option 2: Reduced only for Restricted Affordable Units

# of Units | Spaces/Unit [ Parking Required’ Parking Provided’
Market Rate (Including Senior Market Rate) Per code
Restricted Affordable 1
Very Low/ Low Income Senior or Disabled .5
Restricted Affordable in Residential Hotel .25
TOTALS

8. INCENTIVES
A. Project Zoning Compliance & Incentives (Please check alf that apply)
Required/ Allowable Proposed ON Menu  OFF Menu

{1} Yard/ Setback (each yard counts as 1 incentive)
Front
Rear
Side(s)
(2) Lot Coverage
(3) Lot Width
(4) Fioor Area Ratio
(5) Height/ # of Stories
(6) Open Space
(7) Density Calculation
(8) Averaging (alf count as 1 incentive)
FAR,
Density,
Parking,
0s,
Vehicular Access
(3 Other (please specify):

ocoocooooog
PEOECHLEEHOEO
GOCRPORPOROO

®
®|

TOTAL # of Incentives Requested:

CP-4043 {Rev. 10/26/09}
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B. Qualification for Incentives On the Menu: (Plsase check only ong)

inceniives % Very Low Income % Low income % Moderate Income
One ® 5% to <10% @ 10% to <20% ® 10% to <20%
Two ® 10%to <15% 8 20%to <30% © 20% to <30%
Three ® 15% or greater © 30% or greater © 30% or greater
3+ & (Specify): ® (Specify): © (Specify):

9. COVENANT: All Density Bonus projects are required o prepare and record an Affordability Covenant to the satisfaction
of the Los Angeles Housing Department’s Occupancy Monitoring Unit before a building permit can be issued. To apply
to LAHD to prepare a covenant, contact the Qccupancy Monitoring Unit at (213) 808-8806 or occmonitor@lahd {acity.org.

10. ELIGIBILITY FOR FILOOR AREA BONUS
NOTE: Published affordability levels per the United Stafes Department of Housing and Urban Development
(HUD/TCAC). Please consulf with Los Angeles Housing Department's Occupancy Monitoring Unit for additional

information.

@ (1) 5% of the total number of dwelling units provided for Very Low Income households; and
® (2) One of the following shall be provided:
o 10% of the total number of dwelling units for Low Income households; or
o 15% of the total number of dwelling units for Moderate income households; or
o 20% of the totai number of dwelling units for Workforce income households, and
@ (3) Any dwelling unit or guest room occupied by a household earning less than 50% of the Area Median Income that
is demolished oi oiherwise eliminated shall be replaced on a one-for-one basis within the Community Plan Area in
which it is located.

11. INGENTIVES (Please check all that apply)
NOTE: Must meet all 3 eligibility requirement from above (#10).
& (1) A35% increase in total floor area.
® (2) Open Space reguirement pursuant to Section 12.21.G reduced by one-half, provided fee is paid.
@ (3) No parking required for units for households earning less than 50% AMI.
© (4) No more than one parking space required for each dwelling unit,

12. ADDITIONAL INCENTIVES TO PRODUCE HOUSING IN THE GREATER DOWNTOWN HOUSING INCENTIVE AREA

@ (a) No yard requirements except as required by the Urban Design Standards and Guidelines

@ (b) Buildable are shail be the same as the lot area (for the purpose of calculating buildable area for residential and
mixed-use)

@ {c)} Maximum number of dwelling units or guest rooms permitted shail not be limited by the lot area provisions as
long as the total floor area utilized by guest rooms does not exceed the total fioor area utilized by dwelling units.

@ (d) No prescribed percentage of the required open space that must be provided as either common open space or
private open space.

13. SITE PLAN REVIEW: Any residential {including Apartment Hotel or mixed-use) building located within the Greater
Downtown Housing Incentive Area is required to compiete a Site Pian Review unless otherwise exempted per LAMC
Section 16.05.D. If project qualifies under the exemption criteria per Section 16.05.D please confirm exemption with
Department of City Planning’s Site Plan Review Unit at (213) 978-1219 and provide letter of Exemption signed by
authorized Site Plan Review Section planner.

14. COVENANT: All GDHIA projects are required to prepare and record an Affordability Covenant to the satisfaction of the

lLos Angeles Housing Department’'s Occupancy Monitoring Unit before a building permit can be issued. To apply to
LAHD 1o prepare a covenant, contact the Occupancy Monitoring Unit at {213) 808-8806 or occmonitor@lahd. lacity.org.

CP-4043 (Rev. 10/26/09)
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15. PARKING REDUCTION
O May be reduced to 50% of the number otherwise required by code if all of the following requirements are met:

16. ELIGIBILITY FOR REDUCED PARKING
O (1) Occupied by at least one person who is disabled or 62 years of age or older, except for management or
maintenance personnel unit.
M {2) Atleast 10 square feet of indoor recreation space and at least 50 square feet of usable open space for each
dwelling unit in the development, both avaifable and accessible to all residents of the development.
(3 (3} Record a Covenant and Agreement with Building and Safety.

17. ENVIRONMENTAL STATUS (Please check only one)
@ Not Required: Ministerial (CEQA does not apply-may proceed fo Building and Safety, no Planning action required)
@ Not Filed: (Please visit the Planning FPublic Counter and inquire about completing either an Environmental
Assessment Form or a Categorical Exempfion)
® Filed:
o Categorical Exemption®(Please specify Class and Category):
Statutory Exemption(Please specify Type of Action):
Negative Declaration®
Mitigated Negative Declaration®®
Environmental Impact Reporta
Reconsideration of previous Environmental Review

000C0C

{Please provide the following information for all filed cases)
Case Number:

Date Filed:

Date Completed:

End of Comment Period:
Date Adopted/ Certified:
Date Filed with County Clerk:
Exhausted All Appeals Date:

18. OTHER L.A.M.C. PROVISIONS (Please check all that apply and give brief description)

Site Plan Review (If applicable but Exempt, please provide letter of Exemption signed by authorized Site Plan
Review Section planner)

@ Specific Plan Project Permit Compliance:
@ CU:

& 2V
o
Lol

®

ZAA
Tract or Parcel Map:
® Other (please specify).

Please provide certificate of occcupancy
2 Ministerial Projects (aka, “By-Right”) do not require any discretionary Planning approvals. Developers of such housing file building plans with the Departrment
of Building & Safety. Plans are checked for compliance with the Building Cods and, when In compliance, permits are issued to begin construction.
Discretionary Projects require Planning decisions and approval.
Any waiver or modification of development standards not listed ON the menu of Incentives in the Density Bonus Ordinance.
HCD (State}= Published affordability levels per California Department of Housing and Community Developrnent. Please consult with Los Angeles Housing
Department's Ocoupancy Monitoring Unif for additional information.
HUD (TCAC)= Published affordabifity levels per the United States Department of Housing and Urban Development. Please consult with Los Angeles
Housing Department's Occupancy Monitoring Unit for additional information,

Up to 40% of the required parking for the Restricted Affordable Units may be provided by compact stalls.

8 Need to file with County Clerk if applying for public funding. If applying for City of industry {Los Angeles Courily) Funds please contact City of industry for
gdditr'onal documentation required,
All projects applying for City of Industry (Los Angeles County) Funds need fo prepare a Mitigation Monitoring Plan.

CP-4043 (Rev. 10/26/09)




1200 West 7th Street, 8th Floor, Los Angeles, CA 90017
tel 213.808.8936 | fax 213.808.8918
fahd ladity.org

Antonio R. Villamigosa, Mayor
Douglas Guthrie, Genaral Manager

ENERGY EFFICIENCY AND CONSERVATION BLOCK GRANT (EEBG)
APPLICATION - PROPERTY INFORMATION QUESTIONNAIRE

Applicant Name:

Contact Name, Address, Phone Number and Email:

PROPERTY #1

PROPERTY #2

Name/Address.

Housing type (family, senior, SRO, other)

Affordability breakdown (% of AMI)

# of buildings

# of floors

# of units

# of bedrooms

Total SF

Common area SF

Commercial space SF

Year built

Date of last rehab; what was done?

Are units individually metered for electricity?

Are units individually metered for gas?

Are units individually metered for water?

Who pays electricity? (owner/tenant)

Who pays gas? (owner/tenant)

‘Who pays water? (owner/tenant)

Windows: single or double pane

Has there been wall or roof insulation upgrades since
construction completion? (If so, when and what)

Age of space heating system

Type of space heating?

(gas room heaters, central furnace, individual forced-
air units, electric baseboard, heat pump, hot-
water/steam system, other)

Age of space cooling system

An Equal Opportunity / Affirmative Action Employer




EEBG APPLICATION
2010 AHTF ROUND 3
Page 2 of 2

Type of cooling system?
(split system, packaged AC, other, none)

Age of domestic hot water system

Type of domestic hot water system?

{central without recirculation controls, central with
recirculation controls, central with unknown controls,
individual water heaters)

Age of central ventilation system

Has there been lighting retrofit work done in units
and/or common areas?

Statement of need for energy efficiency and water
conservation upgrading (e.g. boiler needs to be
replaced, etc.)

Is there a plan to conduct a full rehab? If so,
approximately when?

What are the sources of financing in the project?

] Applicant is willing to take on debt to finance energy and water efficiency improvements.

REQUIRED ATTACHMENTS:
[ ] Past three years’ audits for each property
Year-to-date financial statement for each property

Statement of replacement reserve balance for each property

L1 O o

Two years of utility data (electric, water, gas)

IF AVAILABLE, please also submit:

[l

Capital Needs Assessment or Physical Needs Assessment

L]

Cost estimates or bids for energy efficiency and/or water conservation measures




Exhibit 4
Request for Information Form

If you have questions regarding requirements of the 2010 Affordable Housing
Trust Fund NOFA, please submit them in writing to
NOFA10@LAHD.LACITY.ORG or fax them to Mariano Napa at (213) 808-8210
and include the following information:

Name of Project:

Address of Project:

Name of Contact
Person:

Email Address of
Contact Person:

Section of Regulations,
Exhibit or Attachment
to Which Question
Pertains: Question(s):

LAHD Use Only

Date Received:

Date Answered: Answered By:




EXHIBIT 2

| Requirements

Contact:

Alfred Muhammad

Architectural Unit, Major Projects Division
Los Angeles Housing Department,

1200 W 7th Strest, Los Angeles CA 80017
Tel: (213) 808-8622, Fax: (213) 808-8918
EMAIL: amuhammad@|lahd lacity.org

Revision Date: 8/21/07

Part 1 Architectural Design Guidelines

Part 1-a Mandatory Standards

Part 2 Architectural Fee Reimbursements, Conditions & Requirements
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Submittal Regquirements for Architectural Design Review
1. Conceptual Development
2. Schematics Development
3. Construction Documents

Part 4 Assignment of Architect's Contract, Plans, Specifications, and
Permits (With Architect's Consent and Certificate)




ARCHITECTURAL DESIGN GUIDELINES

PURPOSE OF DOCUMENT

The purpose of this document is to inform developers, design professionals, and the public of the
design review process that is required to acquire Los Angeles Housing Department (LAHD)
funding for multi-family housing developments including the Permanent Supportive Housing
Program (PSHP).

This is a guideline for architectural design issues, and represents an important step in acquiring
LAHD financing for your development project.

These design guidelines are to promote and assist in the development of well-designed, quality,
affordable housing in a cost effective manner.

Within the project, the design of the affordable units shall not be any different than for market rate
units: The guality of spaces and material, number and size of rooms, amount of closet space,
amenities available, etc, shall be the same as for market rate units.

This document is not intended to limit the designers’ creativity to any particular solution.
Designers and development teams are encouraged to find innovative and creative design
solutions to affordable housing projects.

DESIGN REVIEW PROCESS
The design review process is initiated when a developer submits a completed LAHD application.
See Part 3, for list of drawings and other documentation for complete design review submittals.

Design Review continues through out the application process, with reviews occurring at:
e Concept Phase (Submittal of Application)
e Schematic Design Phase,
e Construction Documents Phase.

Each submittal is reviewed by LAHD architectural unit staff and may be discussed in conference
with the developer and architect. The developer and architect will receive a letter stating that the
design conforms to the guidelines, or if further measures must be taken fo successfully meet the
design guidelines.

The design review process is concurrent with the proforma analysis, appraisal, loan underwriting,
and land disposition process. These project reviews interact with and influence each other.
Financial considerations are taken into account in the design review as design affects the value
and financing of the project.

Not all of the following design criteria will be applicable to all projects, and some projects may
require additional criteria. All applicable codes and ordinances will apply. Consult with all
appropriate departments and agencies for requirements.

Los Angeles Housing Department - Architectural Requirements
Dated: 8.21.07
Page 2 of 22




THE DESIGN REVIEW CRITERIA

NEIGHBORHOOD/SITE CHARACTERISTICS
e lIdentify neighborhood characteristics: lLand use, height, scale, massing of existing
structures and relate proposed project to the characteristics found in the neighborhood.
s Identify and mitigate adverse impacts from adjacent use.
e Design landscaping and place building/s with relationships to adjacent uses and views.

DENSITY
» Provide functional and comfortable habitable units; usable indoor common areas; and
meaningful, usable open spaces for the adults, adolescents, and children who will reside
in the building.
¢ Provide visual relief by modulating the building footprint and building mass.
e Maintain or improve the pattern of building found within a neighborhood or community.

SURROUNDINGS
e Consider surrounding fraffic with respect to safety, noise, and ease of circulation when
locating buildings, landscape, pedestrian walkways, and driveways.
s Provide clear separation between pedestrian and vehicle traffic.
» Take adequate safety measures to assure child safety.

NOISE LEVELS
e Comply with State's Noise Insulation Standards (Cal Adm Code Title 25, Section 1092),
and City of Los Angeles minimum acceptable noise level criteria for residential
construction.
¢ Design to minimize impact from noise sources using landscape and architectural features.

LOT CONFIGURATION AND TOPOGRAPHY
e Consider size, slope and shape of property to achieve proper placement and density of
building on lot.

NEIGHBORHOOD AMENITIES :
o Consider adjacencies to cultural facilities if any, such as: museums, neighborhood and/or
community parks, recreation areas, theaters, and sport venues.
s Preserve existing assets such as mature landscaping, and near or distant views,
whenever possible.

ACCESS TO PUBLIC TRANSIT
s Consider logical pedestrian routes to public transportation such as bus, metro rail, and

trains.
s Locate senior citizen housing within walking distance (1500 feet) of public transportation,
where possible.

Los Angeles Housing Department — Architectural Reguirements
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NEIGHBORHOOD PRESERVATION
e Respect the historic nature of the community and comply with “The Secretary of the
Interior Standards for Rehabilitation and Guidelines for Rehabilitating Historic Buildings”.
s Assure compatibility with the historical character of surrounding buildings to preserve the
unique identity of the area.

| = JUILDING DESIGN (exterion)

SETBACKS
~ » Conform front, rear, & side setbacks to prevailing setbacks along street.
¢ Vary yard depths to provide visual interest and usable yard areas.

HEIGHT AND SCALE
o Relate height and scale of new construction to the prevailing height and scale of existing
neighborhood buildings.
» The building should reflect human scale, integrate with, and enhance the surrounding
neighborhood. _

MASSING
= Brealk up the mass of the building by using a variety of shapes to express the volume of
the building. For example, it may be appropriate to step back the facade of the building to
allow for a lower building height at street level, and a talier building height toward the
middle or rear of the property.

NEIGHBORHOOD COMPATIBILITY
» Complement the existing neighborhood by taking clues from existing structures to unify
the streetscape of the neighborhood. When appropriate, relate facade design, roof
shapes, size and rhythm of openings, materials and colors, and architectural style of new

buildings to near by buildings.

MATERIALS AND COLORS
» Use materials that do not require expensive maintenance.
e Use of unconventional building materials are not discouraged, but building materials and
colors should reinforce the residential character of the building.

ARCHITECTURAL STYLE
e Determine dominant architectural style of the neighborhood (e.g. California bungalow,
Mediterranean, Spanish, post WWII era tract) and incorporate contextual elements of that
style to create cohesion within neighborhood.
e Make a stylistic change for the better when a neighborhood has no cohesive architectural
style or the surrounding structures are of a poor quality and style.
o Architectural embellishment is useful to give the building human scale, and provide

Los Angeles Housing Department — Architectural Requirements
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additional design interest and detail upon coming closer fo the building.
e Bring architectural design elements to the sides and rear of the building - in addition to the
front facade.

BUILDING / STREET CONNECTION
¢ Maintain building/street connection by avoiding elevating a building above a parking level
at grade, which results in blank walls facing the street and adjacent properties (maximum
elevation of first floor above sidewalk grade should not exceed four feet).
e Consider the expectation of the pedestrian walking by the building by including a sidewalk,
front yard, entry steps, front door, and windows that are equated with residential
neighborhoods.

QUTDOOR RECREATION AREA

e Determine residents’ needs and design to accommodate intended use.

» Provide secure outdoor spaces for tenants and a play area for children especially for
PSHP projects.

e Secure areas shall have good visual connection with other areas of building.

» Address the unique and important needs of the adolescent community by providing a safe
and stimulating environment, but respecting their sense of autonomy and satisfying their
educational and recreational needs.

LANDSCAPE/HARDSCAPE
» Use drought tolerant and California native plants, as much as possible.

e Design landscape in with low maintenance, durability, graffiti, security, noise, and view
considerations in mind.
» Set back walls from sidewalk a minimum of eight inches to allow for landscape.

TRASH COLLECTION
e Trash collection should be unobirusive and screened from view but convenient for all
occupants of building.
e Consider trash chutes or compactors in larger scale buildings.
¢ Provide adequate space for recycling per Board of Public Works ISWMO guidelines, see
Environmentally Responsive Design section of this document for additional information.

EASE OF MAINTENANCE
s Design should allow residents to carry out any routine maintenance with ease.
e Avoid using materials, landscaping, fixtures, or construction types that require excessive
maintenance.

ENVIRONMENTALLY RESPONSIVE DESIGN
¢ Incorporate ecologically sound design principles that create quality living environments for
housing residents by using renewable building methods and materials that are low energy
consuming, non-toxic, site compatible, and non-destructive to the environment, as much
as financially feasible.

e Specify building products with recycled content. Contact the City of Los Angeles’ Board of
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Public Works-Integrated Waste Management Office (213 978-0228) for more information
regarding targeted goals for recycling, and recycled content materials.

= Specify energy efficient mechanical, electrical, and plumbing systems and energy and
water conserving appliances and fixtures, as much as possible.

o Ultilize passive solar design principles that can lower the building construction cost
(smaller HVAC systems) and can lower the cost of living for the residents of the building
{lower utility bills). Take advantage of prevailing breeze to allow for natural "through"
ventilation. Maximize solar access in winter and minimize solar gain during summer.

s Contact the L. A. Department of Water & Power - Environmental Division (213 367-2261)
for additional Information on Energy Efficiency.

HANDICAP ACCESS
e Conform to all applicable disabled access regulations.

VALUE ENGINEERING

o [ntegrate value engineering in the design process to build in economy from the beginning
to avoid costly designs, and long-term problems from the point of view of the owner,
manager, and end uses,

» When value engineering is applied after the design is essentially complete, it typically
resuits in sfripping the project of amenities, which might otherwise have been afforded -
such as reasonable finishes, landscaping, and materials of higher quality and lower
maintenance cost.

PARKING AREA
o Avoid letting garages, driveways and parking lots dominate the streetscape by placing
them at the rear or side: of the site to allow a majority of dwelling units to “front on” the
street.
e Consider planting trees and shrubs to soften the overall impact of parking areas and to
provide shade and noise reduction.
e Consider improving unavoidable blank walls with decorative artwork, display cases, vines,
and good quality durable materials to minimize graffiti and deterioration.
Minimize walking distance from parking area to building entries.
Provide a wellit, easily visible path to and from parking area as a security consideration.
Design to minimize conflicts between vehicles and pedestrians.
Consider separating bicycle and pedestrian paths from vehicular traffic.

UiLDING DESIGN (interior)

ENTRY CONDITION
¢ Provide well-defined, gracious, safe entry into building from street and parking area.
Utilize transitional elements: steps, landings, porches, lamps, seating, doorways, and
lobby area.
» Provide a front desk area that controls security for the building, including entry and exit
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for guests, fire safety system monitoring, and communication with residents, for PSHP
projects.

» Provide security at all entry conditions (see Design Guidelines: "Design Out Crime”,
January 1995).

COMMON LAUNDRY
o Location should be convenient to all units.”
e Consider locating laundry rooms adjacent to recreation rooms or outdoor recreation areas
to allow for supervision of children, or recreation while laundry is being done.
e Provide at ieast1 washer and dryer for every 10 units.

RECREATION ROOM

» Determine resident need and design to accommodate intended use including adults,
children and adolescents.

» Design recreation room, as with all common areas, to foster a sense of ownership by the
tenants of the building.

e For PSHP projects provide;
a) Lounge space for residents to informally congregate and to build community.
b) Secure, indoor, flexible, recreational space for children who live in the building.
¢) Indoor flexible common space that can be used for multi-task including community
meetings, employment activities, including kitchen area for meal preparation.

UNIT ACCESS/CORRIDORS
» Provide natural light and ventilation in corridor areas and avoid long, double loaded
corridors as much as possible.
e Consider separate access to public areas such as recreation rooms, and laundry facilities,
from the private residential unit area.

UNIT ENTRANCE AREAS
e Unit entries should be prominent, visible, and easy to secure.
» Consider privacy, security, and changing hierarchy of space in the transition from public
street or parking lot to private unit entries.
e Consider expanding side yards to allow access to individual unit entries.
¢ Minimize signage requirements with effective design.

UNIT MIX
o Locate large family units at building corners to take advantage of the additional exposure
to exterior wall areas.

MANAGER'S UNIT AND OFFICE
e Consider a central location for the manager's unit and office, which will provide additional
security for the building residents.
e Consider providing additional amenities for the manager's unit to attract the best possible
manager(s) for the project to assure the long-term success of the project.
» Provide offices for property management and social service staff for PSHP projects.

L.os Angeles Housing Department — Architectural Requiremenis
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UNIT SIZES AND STANDARDS
» The following room sizes are recommended;

SRO 350 sq. ft. min
Studio; 400-500 sq. fi.
1-Bedroom 500-700 sq. ft.
2-Bedroom 750 - 950 sq. ft.
3-Bedroom 1,000 — 1,200 sq. ft.
4-Bedroom 1,200 - 1,400 sq. ft.

e The minimum width of a bedroom shall be nine feet.

UNIT/ROOM ADJACENCIES

e Room adjacencies between units should be of like functions (i.e. bedrooms of one unit
should be adjacent to bedrooms of the adjacent unit).

» Avoid designing bedrooms of one unit sharing a common wall with a bathroom of
another unit.

= Avoid corridors and/or balconies directly above unit interiors below.

» Avoid incompatible adjacencies cause problems such as loss of privacy, noise and
leakage problems, and conflict created between neighbors that management will have
to deal with, and will eventually reflect in the marketability of the project.

PARTY WALL DESIGN
e Party walls are necessary o separate ownership in condominiums, or where greater
isolation from noise and vibration from adjacent non-similar use is necessary.
e Typical apartment design can achieve unit separation with a double, staggered-stud wall
construction of 2 x 6 plate and 2 x 4 studs.

UNIT/OPEN SPACE RELATIONSHIP
e Design private open space {e.g., patio or balcony) large enough to be used for their
intended function and visible from the interior.

ELEVATORS
» All residential buildings with more than three floors of public access (Including garage)
must have an elevator.
» Residential buildings housing the elderly or handicapped of two stories or more must have
an elevator.

INIT DESIGN

UNIT PLAN ROOM RELATIONSHIPS
e Provide kitchen facilities appropriate for the household size. Kitchen shall minimally
include a refrigerator, range, kitchen sink, garbage disposal unit, and storage cabinets.
e Design circulation to avoid walking patterns that require passing through or across one
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space to reach another.

e Minimize space devoted to circulation.

e Delineate public areas (entry, kitchen, dining, and living rooms) from private areas
(bedrooms and bathrooms).

o Consider locating the kitchen near entry and avoid having the entrance corridor pass
through kitchen.

s Provide distinct areas for dining and living and assure that these areas do not conflict with
circulation or entries.

e Provide (at a minimum) a full bathroom, including lavatory, ioilet, & tub/shower (or
shower) in each unit

= |Locate bathrooms in such a way that they are not visible from entry, and when the
bathroom door is open, the interior of the bathroom is not visible from any public area
within the unit.

» (Consider separating the lavatory from the toilet/tub to allow use by more than one person
at a time for bedrooms sharing bathrooms.

« Handicapped requirements must meet code.

LIGHT AND VENTILATION
e Provide operable windows in all bedrooms.
o Provide generous natural lighting and "through" ventilation, which creates a bright living
environment with fresh air especially in the kitchen area.
e Consider using windows that provide greater “depth” in appearance and have greater
energy efficiency.
= Vent kitchen hoods to building exterior.

STORAGE/CLOSET SPACE
s Provide coat and linen closets in addition to bedroom closet.
¢ Provide five foot by two foot minimum bedroom closet space per adult assuming two
occupants per bedroom, and five feet per adult, and five feet per second or childrenlls
bedroom.
e Provide full base kitchen cabinets so that the undersides of sinks are not exposed.

FURNITURE LAY-OUT
¢ Ensure that all rooms can be reasonably furnished for the use intended.
e Consider available wall space, and/or adequate room size for furniture layout.
s Ensure that the dining area is sufficient size to accommodate additional chairs and a
large table in large family units
» For PSHP projects provide fully furnished units including beds, kitchen table, with
chairs, light fixtures, dressers and window coverings

FINISH MATERIALS
e Consider using materials, which facilitate the performance of routine maintenance tasks
by the residents.
e Provide low maintenance, high durability materials.
e Avoid using mill finish, and pressboard cabinets.
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APPLIANCES
e Stovetop ovens are required.
e Provide appliances, which do not require frequent care and maintenance.
e Locate water heater in a place that will reduce damage in case of leak or rupture.

HEATING AND AIR CONDITIONING
e Central heating and cooling systems are encouraged. Wall heaters are not allowed in
new construction.
e Provide air conditioning throughout the building, in residential units, common areas, and
offices, especially for PSHP projects.

1. GOOD NEIGHBORS - "HOUSING THAT SUPPORTS STABLE COMMUNITIES™ LOS
ANGELES HOUSING DEPARTMENT.

2. CITY OF LOS ANGELES “CRIME PREVENTION THROUGHT ENVIRONMENTAL
DESIGN® - (CPTED).

3. AFFORDABLE HOUSING INCENTIVES GUIDELINES - Implementing the Affordable
Housing Incentives Program Ordinance No. 170,764.

4. RECYCLING
» A Resource Guide to Recycled Content Construction Products
Construction and Demolition Waste Recycling Guide
Wood You Recycle?
Environmental Procedures Specification
“Recycling in LA’s Multi-Family Complexes
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\'/IANDATORY REQUIREMENTS

CONSTRUCTION STANDARDS

Applicants shall provide a “Statement of Intent” utilizing landscaping and construction materials
that are compatible with the neighborhood in which the proposed project will be located, and that
the architectural design and construction materials will provide for low maintenance and
durability, as well as be suited to the environmental conditions to which the project will be
subjected. Additionally, this Statement of Intent shall note that the following minimum
specifications will be incorporated into the project design for all new construction projects:

(A) Landscaping - A variety of plant and tree species that require low water use (California
native plants preferred) shall be provided in sufficient quantities based on landscaping
practices in the general market area and low maintenance needs.

(B) Roofs - Roofing shall carry a three-year subcontractor guarantee and at least a 20-
year manufacturer’'s warranty.

(C) Exterior doors - Insulated or solid core, flush, paint or stain grade exterior doors shall
be made of metal clad or hardwood faces, with a standard one-year guarantee and ali
six sides factory primed.

(D)Appliances - Energy Star rated appliances, including but not limited to, refrigerators,
dishwashers, and ciothes washers shall be installed when such appliances are
provided within Low-income Units and/or in on-site community facilities.

(E)Window coverings - Window coverings shall be provided and may include fire
retardant drapes or blinds.

(F) Water heater - For units with individual water heaters, minimum capacities are to be
30 galions for one- and two-bedroom units and 40 gallons for three-bedroom units or
larger.

(G)Floor coverings - For light and medium traffic areas vinyi or linoleum shall be at least
3/32" thick; for heavy traffic areas it shall be a minimum 1/8” thick. A hard, water
resistant, cleanable surface shall be required for all kitchen and bath areas. Carpet
complying with U.S. Department of Housing and Urban Development/Federal Housing
Administration UMD, or alternatively, cork, bamboo, linoleum, or hardwood floors shall
be provided in all other floor spaces unless this requirement is specifically waived by
the General Manager.

(H) Use of Low Volatile Organic Compound (VOC) paints and stains (Non-flat; 150 gal or
less, Flat: 50 g/l or less) for all interior surfaces where paints and stains are applied.

A project proposing rehabilitation of existing structures shall be exempt from the provisions of
subsections (D) and (F) above, if the existing water heaters and appliances will remain. However,
if an applicant does not propose to meet the requirements of this subsection, the project's Capital
Needs Assessment must show that these standards are either unnecessary or excessively
expensive,
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SUSTAINABLE BUILDING METHODS

Projects must incorporate Sustainable Building Methods in order to be considered for funding.
To determine sustainability, we have adopted a scoring system for which all projects must
receive at least 8 points relative fo the sustainable building methods listed below. To receive
these points, the applicant and the project architect or mechanical engineer must certify in the
application, which of the items will be included in the project’s design and specifications, and
further must certify at the project's placed-in-service date that the items have been included
and/or that the energy efficiency standard has been met or exceeded. Please note that
applicants who receive funding but fail to implement the Sustainable Building Methods as
certified may be adversely scored in future funding request submissions.

>

A new construction or adaptive reuse project that exceeds Title 24 energy standards by at
least 10%. For a rehabilitation project not subject to Title 24, that reduces energy use on
a per square foot basis by 25% as calculated using a methodology approved by the
California Energy Commission. (4 points)

For rehabilitation projects not subject to Title 24 requirements, use of fluorescent light
fixtures for at least 75% of light fixtures or comparable energy lighting for the project’s
total lighting (including community rooms and any common space) throughout the
compliance period. (2 points)

Use of Energy Star rated ceiling fans in all bedrooms and living rooms; or use of a whole
house fan; or use of an economizer cycle on mechanically cooled HVAC systems. {2
points)

Use of water-saving fixtures or flow restrictors in the kitchen (2gpm or less) ard
bathrooms (1.5 gpm or less). {1 point)

Use of at least one High Efficiency Toilet (1.3 gpf) or dual-flush toilet per unit. (2 points)
Use of material for all cabinets, countertops and shelving that is free of added
formaldehyde or fully sealed on all six sides by laminates and/or a low-VOC primer or
sealant (150 g/l or less). (1 point)

Use of no-VOC interior paint (5 g/l or less). (1 point)

Use of CRI Green-label, low-VOC carpeting and pad and low-VOC adhesives 25 g/t or
less. (1 point)

Use of bathroom fans in all bathrooms that exhaust to the outdoors and are equipped with
a humidistat sensor or timer. {2 points)

Use of formaldehyde-free insulation. (1 point)

Use of at least one of the following recycled materials at the designated levels: a) cast-in-
place concrete (20% flyash); b) carpet (25%); c) road base, fill or landscape amendments
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(30%). (1 point)

» Design the project to retain, infiltrate and/or treat on-site the first one-half inch of rainfall in
a 24-hour period. {1 point)

» Include in the project specifications a Construction Indoor Air Quality Management plan
that requires the following: a) protection of construction materials from water damage
during construction; b) capping of ducts during construction; c) cleaning of ducts upon
completion of construction; and d) for rehabilitation projects, implementation of a dust
control plan that prevents particulates from migrating into occupied areas. (2 points)

> Project design incorporates the principles of Universal Design in at least half of the
project's units by including: accessible routs of travel to the dwelling units with accessible
34" minimum clear-opening-width entry and interior doors with lever hardware and 42"
minimum width hallways; accessible full bathroom on primary floor with 30" x 60"
clearance parallel to the entry {o 60" wide accessible showers with grab bars, anti-scald
valves and lever faucet/shower handles, and reinforcement applied to walls around toilet
for future grab bar installations; accessible kitchen with 30” x 48" clearance parallel to and
centered on front of all major fixtures and appliances. {1 point)

» The proposed project will contain nonsmoking buildings or sections of buildings.
Nonsmoking sections must consist of at least half the units within the building, and those

units must be contiguous. {1 point)

art 2

ARCHITECTURAL FEE REIMBURSEMENTS CONDITIONS & REQUIREMENTS

ARCHITECTURAL FEE REIMBURSEMENT

These conditions and requirements apply to projects where the contractual agreement between a
Developer and the Los Angeles Housing Department (LAHD) provides for reimbursement of

architectural costs.

GENERAL.

Regardless of the written or verbal agreement(s) the Developer has already entered into with the
Architect, LAHD will reimburse the Developer for costs of architectural services incurred only
under the terms and conditions as called for in the AIA DOCUMENT B181: STANDARD FORM
OF AGREEMENT BETWEEN OWNER AND ARCHITECT FOR HOUSING SERVICES, OR AIA
DOCUMENT B141 STANDARD FORM OF AGREEMENT BETWEEN OWNER AND
ARCHITECT, and under the conditions as described below. Variations from these terms and
conditions will not be endorsed by LAHD. These variations shall become the sole responsibility

and liability of the Developer.
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Article 6 - USE OF ARCHITECT'S DRAWINGS

LAHD requires the Owner (borrower) to sign an "Assignment of Architect's Contract and Plans
and Specifications and Permits” document, and requires the Architect to sign a "Consent and
Certificate" document prior to funding the loan. These documents consent to the assignment of
all plans and permits to the City of Los Angeles. The purpose of this assignment is to allow the
City of Los Angeles to complete the project in the event of default by the borrower. The LAHD
Assignment and Consent documents will supersede the stipulations of Article 6.1.

Article 11 - BASIS OF COMPENSATION

11.3.3. - Compensation for Additional Services (pre-approved by LAHD) performed by
consultants: upon review of the appropriate material, LAHD will authorize payment(s) for these
services at a maximum multiple of 1.1 times the amount billed to the Architect for such services.

REIMBURSABLES

11.4.1 - LAHD will authorize payment(s) for reimbursable expenses at a maximum multiple of
1.10 times the amount billed to the Architect for such services, and upon review of the
appropriate back-up documentation. For those reimbursable expenses that require authorization
in advance from the Developer (see Article 10.2 of the AIA Document B 181, or B141), LAHD will
authorize payment(s) only for those expenses where the Developer has secured a pre-approval
in writing from LAHD.

11.5: ADDITIONAL. PROVISIONS
11.5.1 - Due to federal guidelines, LAHD is unable {o reimburse interest on late or unpaid
invoices.

PLEASE NOTE:
All architectural invoices must be submitied by the Developer and accompanied by a letter
requesting reimbursement for architectural fee expense.

ARCHITECTURAL FEE GUIDELINES

The following schedule represents the maximum amount LAHD would typically allow for
architectural work. This schedule is intended as a guide only. All architectural fees will be
reviewed on a case-by-case basis taking into account the size, of the project, the scope of work,
the experience of the architect, and any other factors, which might be pertinent.

Cost of Work (AlA- Ref.B141 Sect. 1.3-1997) LAHD Max Architectural Fee
Allowance (% of Cost)
0-$250,000 10%
$250,001 - $500,000 9%
$500,001 - $1,000,000 8%
$1,000,001 - $2,500,000 7%
$2,500,001 - $5,000,000 6%
$5,000,001 and above 5%
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insurance Requirement
For all LAHD financed projects which request reimbursement of architectural fee expenses,

architects must submit proof of General and/or Professional Liability Insurance.

All projects require 2 minimum of $250,000 coverage for General Liability Insurance. The amount
of coverage should increase for projects of a larger size. All new construction or rehabilitation
with structural improvements requires Professional Liability (Errors & Omissions) Insurance.
Proof of insurance must be submitted to LAHD.

Architectural Payment
In order for LAHD to consider a proposed design and/or approve payment to the architect for the
completion of drawings, the following drawings and documentation shall be submitted for review:
o Letter from the developer requesting payment for Architectural fee expense
» Detailed invoice of the services performed and letter from the architect stating the phase
and level of completion of the plan set being submitted, and amount of payment
requested. ‘
» See Conceptual, Schematic Review, and/or Construction Reviews listed in Part 3.

For questions regarding this matter, please call Alfred Muhammad @ (213) 808 8622.

SUBMITTAL REQUIREMENTS FOR ARCHITECTURAL DESIGN REVIEW
The items listed below are required in order for LAHD to review and approve the design of a
project and/or approve architectural payment requests.

These requirements apply to any architectural submittal or architectural payment requests,
except those, which have been already approved as of this date. This list includes:

¢ Submitial for CONCEPTUAL PHASE.

o Submittal for SCHEMATIC PHASE.

e Submittal for CONSTRUCTION DOCUMENTS PHASE.

PLEASE NOTE THAT A SUBMITTAL IS NOT REQUIRED FOR DESIGN DEVELOPMENT
REVIEW, HOWEVER EVIDENCE OF WORK MUST BE PRESENTED FOR PAYMENT.

[ #ONCEPTUAL REVIEW

In order for LAHD to review and consider the architectural and planning concept of a proposed
project, except for “cosmetic rehabilitation projects” or rehabilitation projects that do not involve
structural changes or reconfiguration of existing units®, the following drawings and
documentation shall be submitted:

Los Angeles Housing Department - Architectural Requirements

Dated: 8.21.07
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o Site plan (1/16" scale minimum)
o Include lot dimensions and north arrow
e Floor plan(s) (1/8" scale minimum)
o Include landscape concept
s Typical unit plan(s) (1/4" scale minimum) showing:
o Square footage of unit(s)
o Interior dimensions of all livable spaces
o Furniture layout
e Major elevations and sections (1/8"scale minimum)
~ o lInclude landscape concept
¢ Building program, or narrative description of the project
o Include the needs of owners and end-users and how the proposed design
facilitate these needs
o A description of the site including but not limited to:
= Surrounding use
= Prevailing setbacks
= Traffic patterns (if applicable)
= Neighborhood amenities
»  Availability of public transportation
Construction Cost Estimate, signed and dated

PLEASE NOTE:

1. All drawings shall be titled, and dated

2. Appropriate scale shall be indicated

3. Major dimensions shall be indicated

4. Provide two sets of FULL SIZE (24"x 36" minimum) drawings for review
* For “cosmetic rehabilitation projects” applicants are required to minimally submit 1) A “Property
Needs Assessment” report or engineering inspection repert, and 2) A “Schedule of Values” for
the proposed work.

b~ ICHEMATIC REVIEW
ARCHITECTURAL DOCUMENTS PACKAGE
1. Title sheet including:
a. An index of all drawings submitted
b. A project description including but not limited to:
i. Construction and occupancy type
ii. Lot coverage, floor area ratio, and density
iii. Unit breakdown - unit mix
iv. Building zoning code analysis
v. Setbacks, variances
vi. Parking requirements
2. A vicinity map
3. Site survey

Los Angeles Housing Department - Architectural Requirements
Dated: 8.21.07
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Site plan (1/16" scale minimumn)
Floor plans (1/8" scale minimum}
Typical unit plans (1/4" scale minimum), showing:
i. Square footage of units
ii. Interior dimensions of all livable spaces
iii. Furniture lay-out
7. All exterior elevations (1/8" scale minimum)
8. At least two major sections (1/8" minimum)
9. Floor plan(s) of major project amenities
i. Community room,/recreation room, eic.
10. Construction Cost Estimate, signed and dated

@ ok

PLEASE NOTE:
i. All drawings shall be titled and dated
ii. Appropriate scale shall be indicated
ii. Major dimensions shall be indicated
iv. A rendering and/or a rendered elevation is encouraged, especially for larger

projects

The amount of payment will be based on the level of Completion as determined during the
Architectural Review.

| ESIGN DEVELOPMENT

(Not required for architectural review, however evidence of work must be submitted for
reimbursement of architectural fees)

 #ONSTRUCTION DOCUMENT REVIEW

ARCHITECTURAL DOCUMENTS PACKAGE

1. Title sheet(s) including:
e An index of all of the drawings submitted
» Project description, data, requirements, and general notes
e Vicinity map
» The names, addresses, and phone numbers of all the consulting firms for the

project.
2. Site survey.

Los Angeles Housing Department - Architectural Requiremeants
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3. Architectural drawings fully developed, coordinated & fully dimensioned including:

¢ & 9 @ @ ¢ 9 e

a

Site plan.

Demolition plan (if needed).

Foundation plans and details

Floor plan(s) for each level.

Roof plan.

Typical unit plans (drawn at a larger scale than floor plans).

Floor plans of any other major project amenities (1/4" scale minimum).
All exterior elevations.

Interior elevations (kitchen and bathrooms).

Sections and details.

4. Any other drawings or scheduies necessary to implement and facilitate construction of
the project
5. Fully developed coordinated plans from consulting firms Including:

Structural.
Mechanical.
Plumbing.
Electrical.
Landscape.
Irrigations.

Grading & drainage.
Civil plans, etc.

6. A set of specifications fully developed specifications.
7. Detail construction cost estimate OR construction bids dated and signed

PLEASE NOTE:
¢ All drawings shall be titled and appropriate scale indicated
» Each sheet shall be numbered, dimensioned, dated and the appropriate consulting
firm logo included
= All drawings shall be coordinated with each other

Los Angeles Housing Departmenti - Architectural Requirements

Dated: 8.21.07
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ASSIGNMENT OF ARCHITECT'S CONTRACT PLANS SPECIFICATIONS AND
PERMITS {(With Architect's Consent and Certificate)

ASSIGNMENT OF ARCHITECT'S CONTRACT Sample form

AND PLANS AND SPECIFICATIONS AND PERMITS
{With Architect’s Consent and Certificate)

FOR GOOD AND VALUABLE CONSIDERATION, receipt of which is hereby acknowledged

, & California (the "Borrower"),
as security for the obligations incurred and to be incurred by Borrower pursuant to the Loan Agreement of

, 2008 (the "Loan Agreement") between Borrower and the City of Los Angeles, a municipal
corporation {"City"), relating to the financing of acquisition, predevelopment, construction and permanent expenses
on certain real property located in the City of Los Angeles, County of Los Angeles, California (the "Site"}, as
described in the Loan Agreement, hereby assigns and transfers to the City of Los Angeles ("City"), its successors and
assigns, all of (1) Borrower's rights in and to those certain Plans and Specifications together with all amendments,
modifications, supplements, general conditions and addenda thereto relating to the Site, prepared pursuant to the
Loan Agreement (the "Plans") by ("Architect"), (2) Borrower's
right, title and interest in that certain agreement dated , , between Borrower and
Architect, a true and compiete copy of which is attached hereto and incorporated herein by reference as Exhibit_(the
"Contract"), and (3) all permits to be obtained by or for the benefit of Borrower relating to the Plans or the Project
("Permits"). Architect consents to this Assignment, and has executed the Consent and Certificate attached hereto as
Exhibit _# and incorporated herein by this reference.

Neither this Assignment nor any action or actions on the part of the City shall constitute an assumption by the
City of any of Borrower's obligations under the Contract unless and until the City shall have given written notice to
Architect of its election to complete construction of the Project following a default by Borrower under the Loan
Agreement. Borrower shall continue to be liable for all obligations under the Contract and Borrower hereby agreesto
perform each and all such obligations. In the event of a default under the Loan Agreement, the City may elect to
reassign its rights to the Plans, the Permits and the specifications under the Contract to any person or entity selected
by the City to complete the Project. Such person or entity shall succeed to all of the rights of Borrower thereunder
without the necessity of any consent from Borrower or Architect and the City shall have no liability for any failure of
such person or entity to perform the cbfigations under the Contract. Provided, however, that in the event the City
reassigns its rights to the Plans to ancther person or entity, the Architect's name shall not be used in connection
therewith unless the Architect so approves in writing.

Borrower hereby represents and warrants to the City that (1) the Contract is in full force and effect with no
defaults thereunder by either Borrower or Architect, {2} no event has occtirred that would constitute a default under
the Contract upon the giving of notice or the lapse of time or both, and (3) Borrower has made no previous
assignment of, and granted no security interest in, its rights to the Plans, the Permits or the specifications under the
Contract. Borrower agrees that (a) it will not assign, transfer or encumber its rights to the Plans, the Permits or under
the Contract so iong as any obligation under the Loan Agreement remains unsatisfied, (b) it will not agree to any
amendment of the Contract without the prior written consent of the City, (c) it will not terminate the Contract or accept
a surrender thereof, or waive, excuse, condone or in any manner release or discharge Architect of or from the
obligations and agreements by Architect {0 be performed thereunder, in the manner and at the place and time
specified therein without the prior written consent of the City, and {d) it will indemnify the City against any liabilities,
losses, costs and expenses, including reasonable aftomeys' fees, which may be incurred by the City as aresult of the
exercise of its rights under this Assignment.

The City shalt have the right at any time (but shall have neo obligation) to take in its name or in the name of
Borrower or otherwise such action as the City may at the time or from time {o time determine to be necessary fo cure

Los Angeles Housing Department — Architectural Requirements
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any default under the Contract, to protect the rights of Borrower or the City thereunder, or enforce all rights of
Borrower under the Contract, Borrower hereby irrevocably constitutes and appoints the City its frue and lawiful
attorney in Borrower's name or in the City's name or otherwise to take all such action. The exercise of the City's
rights hereunder shall not constitute a waiver of any of the remedies of the City under the Loan Agreement or any
other document or agreement or otherwise existing at law or otherwise.

Executed this day of , 200_

A Cglifornia

By:

A California

its:

By:
Name:
Title:

By:
Name:
Title:

Los Angeles Housing Department — Architectural Reguiremenis
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Sample form

ASSIGNMENT OF ARCHITECT'S CONTRACT
AND PLANS AND SPECIFICATIONS AMND PERMITS
{With Architect's Consent and Certificate)

{ PROJECT)
CONSENT AND CERTIFICATE
Pursuant fo that certain assignment of Architect's Contract and Plans and Specifications and Permits (the
"Assignment") executed by , a California
("Borrower") on , the undersugned as Architect, hereby consents to the

assignment by Borrower of the Plans (all defined terms hereln shall have the meaning defined in the Assignment),

the Permits and the Contract to the City of Los Angeles, a municipal corporation and charter city ("the City"), and to
each and all of the terms and conditions of such attached assignment and confirms to the City that (a) the Contract
constitutes the entire agreement between the undersigned and Borrower relating to the Project, (b} the Contractisin
full force and effect with no defaults thereunder, {c) no event has occurred that would constitute a default under the
Contract upon the giving of notice or the lapse of time or both, (d) no material modification shall be made in the
Contract without the prior written conseni of the City, (e) the undersigned agrees to be bound by the provisions of the
Loan Agreement restricting the ability of Borrower to make changes in the Plans without the prior written consent of
the City, (f) the undersigned is not aware of any prior assignment of the Plans, the Permits or the Contract by
Borrower, and (g) a complete copy of the Plans and all Permits will be delivered to the City. The undersigned agrees
that in the event of any default by Borrower under the Contract, the undersigned will give written notice to the City
thereof and the City shall have the right, but not the obligation, to cure said default within sixty (60) days from the
City's receipt of such notice,

The undersigned further agrees that in the event the City becomes the owner of the Project, or undertakes fo
complete construction thereof, or assigns its rights to the Plans, the Permits and the specifications under the Contract
to another person or entity, or otherwise requires the use of the Plans, the Permits and the specifications, the City, its
stizcessors and assigns are authorized to use the Plans, the Permits and the specifications without additional cost or
expense beyond that stated in the Contract, all rights under the Contract ctherwise exercisable by Borrower may be
axercised by the City or stich successor or assign, and the undersigned will perform its obligations in conformity with
tre Contract for the benefit of the City, its successors or assigns.

In order to induce the City to enter into the Loan Agreement and make the advances contemplated therein,
the undersigned certifies to the City as follows:

(a) As represented in the Plans, the Development will comply with (1) all statues, rules, regulations and
ordinances of all governmental agencies having jurisdiction over the Project, including, without
limitation, those relating to zoning, building, pollution control and energy use; (2) all applicable
covenanis, conditions and restrictions affecting the Site and the Project, and (3) the requirements of
the appropriate board of fire underwriters.

{b) Construction of the Project in accordance with the Plans will not result in any encroachment on any
adjoining property or on any surface easement,

(¢) The Pians will include (1} any recommendations contained in any soil or other geological test
performed on the Site, and {2) parking for cars sufficient o meet the requirements of all applicable
statutes, rules, regulations, ordinances, iract map conditions and leases.

{d) The undersigned is duly licensed to conduct its business in the jurisdiction where its services are to
be performed and will maintain such license in full force and effect throughout the term of the
Contract.

The City shall have the right at any time to use all plans, specifications and drawings from the Project

Los Angeles Housing Department — Architectural Reguirements
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prepared by or for the undersignead for the Project, including, without limitation, the Plans, and the ideas, designs and
concepts contained therein, without payment of any additional fees or charges to the undersigned for such use.

The undersigned hereby assigns to the City all of the undersigned's right, title and interest in, to and under all
subcontracts which are now or hereaiter entered into by the undersigned in furtherance of its obligations under the
Contract; provided, however, that until a default occurs by the undersigned under the Contract, the City shall not
exercise any rights in the subcontracits which are hereby assigned.

The undersigned acknowledges that the City is relying on, among other things, the Consent, confirmations,
agreements and assurances provided herein in entering info the Loan Agreement and agreeing to advance funds
thereunder to Borrower for construction of the Project.

DATED: , 200 _.

ARCHITECT:

By:

Title:

Los Angeles Housing Department - Architectural Requiremenis
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Exhibit 4

1LOS ANGELES HOUSING DEPARTMENT (LAHD) &
LOS ANGELES DEPARTMENT OF WATER AND POWER (LADWP)
“SUSTAINABLE BUILDING INCENTIVE PROGRAM”

TO WHOM IT MAY CONCERN

In January of 2004, the Mayor and City Council approved an agreement between the Los
Angeles Department of Water and Power (LADWP) and the Los Angeles Housing Department
(LAHD), to provide funding for affordable housing developments. These funds are provided in
the form of a loan to encourage the development of affordable multifamily housing units and
promote energy efficiency. Projects that are approved for funding under the Affordable Housing
Trust Fund (AHTF) high leverage prograin are eligible for funding.

Interested applicants are required to submif a cover letter requesting “energy efficiency
funds.” All requests should describe the proposed sustainable component/s that qualify for
funding, including but not limited to the cost of labor, materials and equipment. Additionally,
applicants should provide a complete set of architectural drawings (including mechanical,
electrical and plumbing) and Title 24 calculations. These documents will be reviewed jointly, by
LLAHD and LADWP, to determine eligibility.

ualifying Criteria

1. New Construction projects must exceed Title 24 requirements by a minimoum of 10%. A
minimum of the 10% must be related to implementing electrical energy efficiency
measures.

2. Existing Construction (Rehab. projects) must be 25% or more efficient. (A minimum of
50% of the 25% must be related to implementing electrical energy efficiency measures.)

3. Projects must implement water conservation measures including drought tolerant
landscaping.

4. Developer must install a dedicated conduit (2 inches in diameter) from the
telecommunications room to LADWP electric service points or any other mutually
agreed upon location as feasible (see enclosed specs).

An Equal Opportunity Affirmative Action Employer
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Funding

1.

2.

bt

LADWP and LAHD will determine the funding pronty order for all projects in
accordance with respect to the established guidelines.

The maximum funding allowed for each project is $200,000. Projects that qualify for
less will receive less. Applicants are required to identify the cost of “energy efficiency”
components (See sample shown).

Loan Terms and Conditions (Same as AHTF)

AHTF loan documents will be amended to include conditions of LAHD/LADWP
sustainable building incentive program.

Projects that receive funding from LADWP Economic Development Program are not
eligible to apply for any other standard rebates, loans, or grants offered by LADWP.

Additional Conditions

1.

2.

LADWP shall have the right to conduct follow-up inspections and verification of the
funded design measures for each development project.

At project completion, the project’s architect or mechanical engineer shall be required to
certify that the building complies with the proposed energy efficient measures as
indicated in the Title 24 calculation, or initial certification.

. Applicant is required to procure a performance bond in the same manner as required by

the LAHD to cover the installation of sustainable design measures used to qualify for
funding from LADWP.

All requested and applicable documents must be submitted as soon as possible. If you have any
questions or need assistance, please do not hesitate to contact Alfred Muhammad at (213) 808-

8622.

Enclosed:

e Sample of Cost Estimate/Building components
» Specifications for LADWP dedicated conduit
e LADWP Affordable Housing Energy Efficiency Checklist
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COST ESTIMATE-“SAMPLE”

SUSTAINABLE BUILDING CONSTRUCTION (R

oy Efficiency & Water Conservation)

Project: ABC Senior Apts.
123 W. Sunset LA, CA
No of Units: 64 Contact Person:
Estimated Const. Cost: $4,000,000 Tel:
CS1 Division Building Component (\
7-Thermal Moisture & Protection [Insulation \ \ $\
8- Doors & Windows Windows ,—-\ \ \ $
11-Equipment Refrigerators \ $ 26,880
Electric Range \ \ $ 28,880
Appliay” \_ \ \ $ 70,720
12-Furnishings ~ ] $ 7,945
15-Mechanical , P syst \.__,/ g 160,000
A~ ' \ O\ 8 40,000
N § 49,085
\ bl $ 78,500
1 i > ] 52,891
. é \ nghts-common area 3 12,271
TN \ N [Lights-Landscaping $ 6,331
Subtotals 636,274.00
<)
REQUESTED AMOUNT = § (COMPLETE)
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A

SPECIFICATION FOR 2” CONDUIT

The following requirements should be followed for an underground fiber optic service entry from a
DWP substructure in the street or a dip-pole (distribution pole with conduit riser) to the
telecommunications room of your typical 50 to 200 unit multi-residential compiex.

1.
2.
3

RS

©

Conduit type should be DB120 (minimum 2" diameter, see note 3).
All underground vertical or horizontal segments should be galvanized steel conduit.
90 degree sweeps should be:
a. 2"conduit - 3' sweep minimum.
b. 3" conduit - 3' sweep minimum.
¢. 4" conduit - 4' sweep minimum.
Conduit should be placed at a 2° minimum depth to the top of the conduit.
Conduit should encased in concrete (3" minimum envelope).
On conduit runs exceeding 500" an intermediate hand hole should be placed for ease of
cable installation.
Conduit should enter telecommunications room (see note 2) in an area where there is space
for a 7'H x 19"W communications rack or a 2' x 2' wall mounted patch panel.
The conduit should terminate flush with the floor in a threaded steel coupling (with a plug).
in situations where the fiber optic cable enters the electrical room first, a minimum 2" EMT
conduit should be provided from the electrical room to the telecommunications room.

Note. Conduit penetration into the DWP substructure to be performed by DWP personnel
only. DWP should have prior access agreement to have a presence in the
telecommunications room. In lieu of an access agreement, the conduit should terminate in
the electrical equipment room (where the revenue meters are located) with space allocated
for a wall mounted junction box (2' x 2' x 6"). It is recommended that a 4" diameter conduit
be used for ease of installation and for any future expansion. The cost difference for the
increased conduit size is minimal.

The following requirements should be followed for overhead service drops of fiber optic cable.

2.

DWP personne! will perform the installation on all overhead fiber oplic cable service entries.

Typical overhead service entry installations would include 1.25" figure 8 inner-duct and 48 or
96 fiber cable.

3. Buiiding attachment hardware to secure the service drop should be provided and instalied
by the building owner. The hardware fype and location for installation should be coordinated
with Fiber Optic Enterprise Engineering during building construction for new facilities and
during job planning for rehabs or existing buildings.

4. A 12" x 12" x 8" NEMA 3R junction box should be installed by the building owner on the
exterior of the building in close proximity to the building attachment hardware with a
minimum of 2" EMT conduif from the junction box to the patch panel location (Electrical
Room or Telecommunications Room). Care shouid be taken on placement of conduit entries
into junction boxes that cable bends will not smaller than a 6" radius.

5. All other specifications for building interior to match what has been outlined in the
underground specifications listed above.

Contact Imudiase Aimiwwe Alfred Muhanunod

Persons: Department of Water & Power (LADWP) Los Angeles Housing Department (LAHD)
111 N, Hope Street, Rm 1540, 1200 W. 7* Street,
Los Angeles, CA 90012, Los Angeles, CA 96012.
Tel Tel: (213) 367 1418 Tel Tel: (213) 808 8622

e-mail : Trmudiase. Aiminwu@ladwp.com e-mail: amuhammad@lahd lacity.org
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ELECTRICAL SYSTEMS

Electrical equipment

Lighting

High efficiency transformers and motors

New Generation T8 fluorescent lamps with electronic ballasts

Compact Fluorescent Lamps (CFL)

LED exit signs

Integrate day lighting and electric lighting in task-oriented spaces, and gathering
spaces

Lay out lighting control zones to supplement daylight variation throughout the
day and coordinate with HVAC zones ans controls

Lay out lighting control zones that allow photo sensors to be effectively located
and keep manually switched areas small

Use light color for reflective surfaces, preferably white

HEATING AND VENTILATION AND AIR CONDITIONING

Select at least 12 SEER efficiency heating and cooling equipment rating to
reduce energy consumption and demand

Check for proper equipment sizing

Check for proper sealing to mintmize air leakage

APPLIANCES

@

Specify and select Energy Star appliances that incorporate advanced

technologies to use 10-50% less energy and water than standard models

o Energy Star website can be visited at www.energystar.gov for information on
selection, and manufacturers
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Exhibit 6

LOS ANGELES HOUSING DEPARTMENT
LEAD-BASED PAINT HAZARD REMEDIATION
INCENTIVE PROGRAM

Program Description

The Los Angeles Housing Department (LAHD) Lead-Based Paint Hazard Remediation Incentive
Program (LHRP) operates pursuant to Title X of the Housing and Community Development Act
of 1992, Section 1012 and 1013 of the Residential Lead-Based Paint Hazard Reduction Act of
1992. The LHRP provides funding, in the form of grants to promote HUD’s affordable housing
goals to remediate lead hazards in properties either occupied or destined to be occupied by low to
moderate-income families. Multi-family housing projects that are approved for funding under
the Affordable Housing Trust Fund (AHTF) high leverage program may be eligible for lead
grants.

The LHRP undertakes lead hazard remediation activities to prevent families from being exposed
to dangerous levels of lead-based paint, lead contaminated-soil or lead-contaminated dust. The
LHRP typically operates independently of other divisions and removes, replaces or remediates
lead hazards in and about the properties that is attributable to lead-based paint. However, when
the LHRP operates with LAHD’s rehabilitation loan programs, its funds are typically used to
remove components containing lead-based paint, such as windows and doors, as well as to
remediate surfaces with deteriorating lead-based paint while rehabilitation loan funds are used to
replace the removed components.

Interested applicants are required to submit a cover letter requesting funds for lead-based paint
hazard remediation & control to LAHD’s Lead-Based Paint Unit located on the 9™ Floor.
(Contact: Liseth Romero-Martinez @ (213) 808-8828 for additional information). Include
the amount of funds requested and the purpose for such funds. Additionally, applicants should
provide-a complete combination lead-based Paint Inspection and Risk Assessment testing report
consistent with HUD’s Guidelines For the Evaluation and Control of Lead-Based Paint Hazards
in Housing (HUD Guidelines). LAHD staff will review these documents to determine the
eligibility of the project for inclusion in the LHRP and feasibility of the costs.

Funding
1. LAHD will determine the funding priority order for all projects in accordance with the

High Leverage Program guidelines and subject to the Mayor and City Council’s
approval.

2. The maximum funding allowed for each project is $4.500/unit, not to exceed $225,000
per_project. Projects that qualify for less will receive less. Applicants are required to
identify the cost of “lead based paint hazard remediation” for each component and shall
provide the specifications and budget for review.

Page 1 of 2



Eligibility Activities

1. Multi-family housing developments approved for funding under the AHTF.

2. Existing Rehabilitation-LAHD will provide funding for lead-based paint hazard
remediation of existing rehabilitation projects.

3. Rehab activities of Single Room Occupancies (SRO’s), zero-bedroom dwellings and
efficiencies only to convert them to non- zero bedroom units

4. Removal of non-intact lead-based paint from surfaces or components of existing
buildings undergoing demolition in preparation for development.

Ineligible Activities

1. Projects that do not recetve funding under the AHTF.

2. Senior-only Housing Projects.

3. Housing exclusively for the Handicapped.

4. Rehab activities of Single Room Occupancies (SRO’s), zero-bedroom dwellings and
efficiencies.

5. Properties where all lead-based paint has been removed.

6. Cost for inspection, testing & developing specifications (soft-cost).

7. Housing constructed after Janvary 1, 1978.

Additional Conditions

1. LAHD shall have the right to conduct follow-up inspections and verification of the
funded design measures.

2. The developer shall be responsible for inspections, testing, work write-ups, monitoring
and clearances; and shall provide all such reports to LAHD upon request. All work shall
be performed in accordance with the governing regulations identified above and any and

-all applicable local, state or federal regulations in effect at the fime of remediation.

3. At project completion, the project’s architect or qualified industrial hygienist, shall be
required to certify that the building complies the governing regulations.

4. Projects assisted with LHRP grants will be listed in a Lead-Safe Housing Registry and

must market the units to families with children under six years old.
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Exhibit 7

LOS ANGELES HOUSING DEPARTMENT
SECTION 3 REQUIREMENTS
Goals
30% Employment Opportunity To Los Angeles City Residents (Form 15); and
10% of Contract Dollar Awarded To Qualified Los Angeles Section 3 Business
Concerns (Form 15A)

TO BE COMPLETED BY ALL CONTRACTORS AND SUBS WHEN CONSTRUCTION STARTS
FORM 15 AND 15A SHOULD BE SUBMITTED MONTHLY

Section 3 Requirements apply to all General Contractors and all Subcontractors who are
performing construction on a job that has HUD money involved with_total project costs of
$100,000 or more. Example: !f project contract amount is $150,000.00 and each sub is
performing $1,000 of work at project, they are not exempt from Section 3, all must complete
forms because the total project cost is $100,000 or more. This includes ALL Non-Davis Bacon
and Davis-Bacon Projects.

Form 15 and 15A must be compleied by General Contractor and Subcontractors and should be
submitted with each Draw Request (Non Davis Bacon projects must be submitted once a month
also) to the L.A. Housing Department Compliance Unit, 1200 W. 7™ St., 8" fioor, Los Angeles,
CA 90017.

Form 15 should be completed for all L.A. City workers on the job. Identify the number of hours
worked for the draw period submitted. If an employee works in another draw period, another
Form 15 should b completed with the appropriate number of hours worked for that period.
Worker should complete the bottom portion and sign to certify himself as a Section 3 employee.
Worker may appsar not fo quaiify based on the income limits, but we are aware that employee
may not always receive prevailing wages or have periods when he/she are out of work. For this
reason, complete the Section 3 Form 15 on ALL workers who reside in the City of Los
Angeles.

Los Angeles residents pay utilities to the Depariment of Water and Power, have a Los Angeles
Councilperson, and are serviced by the Los Angeles Police Department

Form 15A should be completed by ALL Contractors who utilize businesses that employ workers
from Los Angeles City. When Prime/General Contractor contracts with a Los Angeles
subcontractor, the Prime should complete the Form 15A on that sub showing the contract amt
on the form. Also, General and Subcontractors should use Form 15A to report purchases made
in the City of Los Angeles, or suppliers who have 30% of their empioyees who are L A. City
residents. Usually the qualifying basis on this form will be #2. Qualified businesses include
stores in Los Angeles, such as Home Depot, Terry Lumber, Sinclair Paini, etc.

You may want to attend the monthly contractor orientation where this requirement and all Davis
Bacon requirements are explained in detail. Call 213/808-8680 for an appointment to attend.

Revised: 2/14/05




LOS ANGELES HOUSING DEPARTMENT
1200 W. 7th St., 8" Floor, Los Angeles, CA 90017

SECTION 3 .08 ANGELES EMPLOYEE INFORMATION AND CERTIFICATiON
REPORT

MONTHLY REPORTING PERIOD:
Indicate starting date to ending date that this form is reporting.

CONSTRUCTION SITE ADDRESS:

CONTRACTOR/SUBCONTRACTOR:

CONTRACTOR/SUBCONTRACTOR CONTACT PERSCN:

TELEPHONE NUMBER:

A. GENERAL/SUBCONTRACTOR TQO COMPLETE

NAME OF SECTION 3 EMPLOYEE:

ADDRESS OF SECTION 3 EMPLOYEE:

SOCIAL SECURITY # OF SECTION 3 EMPLOYEE:

TELEPHONE NO. OF SECTION 3 EMPLOYEE:

MALE: OR FEMALE TOTAL HRS WORKED:
HRLY WAGE: § TRADEICRAFTIJOB TITLE
ETHNIC CODE:
ETHNIC CODES:
1 -WHITE AMERICAN 2 - BLACK AMERICAN
3 - NATIVE AMERICAN 4 - HISPANIC AMERICAN

5 - ASIAN PACIFIC AMERICAN

B. SECTION 3 EMPLOYEE (LOS ANGELES RESIDENT) 70 COMPLETE

L, ,ama

resident at the following address:

ZIP CODE
By marking an "X in this box G [ certify that | have not earned more than the Section 3 annual
income limits as indicated below: TOTAL FAMILY INCOME LIMITS PER HOUSEHOLD

1PER 2 PER 3 PER 4 PER 5 PER 5 PER

$33,300 $38,100 $42,850 $47,600 $51.400 $55,200

We are aware employee will not always be on a prevailing wage project and may not earn the
hourly wage indicated throughout the entire year. For this reason, please complete this form for
all Los Angeles City residents.

SIGNATURE OF SECTION 3 EMPLOYEE DATE

Revised: 2/14/05
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FORM 15A
LOS ANGELES HOUSING DEPARTMENT
1200 W. 7" St., 8" Floor, Los Angeles, CA 90017

CERTIFICATION OF SECTION 3 LOS ANGELES BUSINESS CONCERN

MONTHLY REPORTING PERIOD:
Indicate starting date to ending date that this form is reporting.

CONSTRUCTION SITE ADDRESS:

CONTRACTOR/SUBCONTRACTOR:

CONTRACTOR/SUBCONTRACTOR CONTACT PERSON:

TELEPHONE NUMBER:

Name of Business (where supplies purchased in Los Angeles) OR Name of Los Angeles
Subcontractor Utilized:

Address of Business

Telephone Ne.

Total Doliar Amount awarded to Qualified Los Angeles Section 3 Business $

{Prime should report total contract amt with sub, if the sub is within the City of L.A, or if sub has

30% of employees from L.A. area; OR for all supplies or purchases made by prime or sub from

vendors/suppliers/businesses within the City of Los Angeles or Ouiside of Los Angeles, but who
have 30% of their employees from the L A, area.)

Business Ownership by Racial Ethnic Code {Fill in Appropriate Code No ).

RACIAL ETHNIC CODES:

1 -WHITE AMERICAN 2 - BLACK AMERICAN

3 - NATIVE AMERICAN 4 - HISPANIC AMERICAN
5 - ASIAN PACIFIC AMERICAN

Qualifying Basis

Please indicate which qualifying basis applies:
1. 51 percent owned by L.A. City Section 3 low-income residents, or

2. Permanent, full-time employees include at least 30% L.A. City Section 3
low-income residents, or

3. Written commitment to subcontract more than 25% of dollar award from
L.AH.D,, to business concerns who meet above number 1 and 2 Section
3 qualifications.

| certify that the abovementioned business qualifies as a Section 3 Business as per the above
checked off criteria.

Contractor/Subcontractor Authorized Signature Date

Revised: 2/14/05
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City of Industry Program
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G. cen Communities Criteria Cun.cklist

communities”

Developer Name:
Project Name:
Address (Street/City/State):

Yes{ No{ ?

Yesj No{ 7

.....

......
nnnnn
-----
.....

Revised February 2008

)
Green Development Plan
Submit Green Development Plan outlining the integrated design approach used for this development that
demonstrates involvement of the entire development team,

Smart Site Location: Proximity to Existing Development

Provide site map demonstrating that the development is located on a site with access to existing roads,
water, sewers and other infrastructure within or contiguous (having at least 25 percent of the perimeter
bordering) to existing development.

Maxzimum Points

Mandatory

Mandatory
excep! infill site or
rehabs

Smart Site Location: Protecting Environmental Resources - New Construction
Do not locate new development within 100 feet of wetlands, critical slope areas, land identified as habitat

for a threatened or endangered species; or on land previously used as public park land, land identified as
prime farmland, or with elevation at or below the 100-year floodplain.

Mandatory
excep! infill site or
rehabs

Smart Site Location: Proximity to Services - New Construction
Locate projects within a % mile of at least two, or ¥ mile of at least four community and retail facilities.

Mandatory
except infill site or
rehabs

Compact Development: New Construction
Achieve densities for new construction of at least six units per acre for detached/semi-detached houses; 10
for town homes; 15 for apartments.

Mandatory
except rehaby

1 Walkable Neighborhoods: Sidewalks and Pathways

Connect project to the pedestrian grid. Include sidewalks or other all-weather pathways within a

plants to provide shading in the summer and allow for heat gain in the winter.

multifamily property or single-family subdivision linking residential development to pubhc spaces, open Mendaiory
spaces and adjacent development.
Smart Site Location: Passive Solar Heating/Cooling
Orient building to make the greatest use of passive solar heating and cooling. 4
------ Smart Site Location: Grayfield, Brownfield or Adaptive Reuse Site
IO Locate the project on a grayfield, brownfield or adaptive reuse site. 10
""" Compact Development
ST Increase average minimum densities to meet or exceed: seven units per acre for detached/semi-detached; 5
RTINS 12 units for town homes; and 20 units for apartments.
------ Walkable Neighborhoods: Connections to Surrounding Neighborhood
RIIEIEIES Provide a site plan demonstrating at least three separate connections from the development to sidewalks or 5
----------- all-weather pathways in surrounding neighborhoods.
""" Transportation Choices
ST Locate project within % mile radius of adequate public transit service, or % mile radius from an adequate 12
fixed rail or ferry station.
Yes{ No ] 7
' Environmental Remediation Mandatory
''''''''''' Conduct a Phase I Envirommental Site Assessment and provide a plan for abatement if necessary.
------ Erosion and Sedimentation Control
RIS Implement EPA’s Best Management Practices for erosion and sedimentation control during construction Mandatory
R referring to the EPA document, Storm Water Management for Construction Activities.
i N Landscaping
BRDRRE Provide a tree or plant list certified by the Architect or Landscape Architect, that the selection of new trees| Mandatory
-------- : ey . . . . . : . if providing
S and plants are appropriate to the site’s soils and microclimate and do not include invasive species. Locate landscaping

L.H = Compatible with & LEED for Homes credit

Revised: Feb 2008
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""" | Surface Water Mans  ment 5
QI8 | Capture, retain, infiltrate wod/or harvest the first 14 inch of rainfall that falls . « 24-hour period.
g1 Storm Drain Labels 2
........... B Label all storm drains or storm inlets to clearly indicate where the drain or inlet leads.
Yes
ater-Con ng Appliances and Fixtures: New Construction
Tttt R Install water-conserving fixtures with the following minimum specifications: toilets — 1.3 GPF;, Mandatory
ot S chowerheads — 2.0 GPM; kitchen faucets — 2.0 GPM; bathroom faucets — 2.0 GPM
------ U Water-Conserving Appliances and Fixtures: Moderate Rehabilitation
.......... Install water-conserving fixtures with the following minimum specifications for toilets and shower heads Mandstory
.......... #i and follow requirements for other fixtures wherever and whenever they are replaced: toilets - 1.3 GPF;
RBEIEURDEN _:f showerheads — 2.0 GPF; kitchen faucets — 2.0 GPM; bathroom faucets — 2.0 GPM.
""" | Water-Conserving Appliances and Fixtures
---------- Install water-conserving fixtures with the following minimum specifications: toilets — 1.1 GPF, 5
81 showerheads — 1.75 GPM,; kitchen faucets - 2.0 GPM; bathroom faucets - 1.5 GPM
""" &k Efficient Irrigation
_____ B If irrigation is necessary, use recycled gray water, roof water, collected site run-off, water from a Mandatory
LU municipal recycled water system, or a highly efficient irrigation system including all the following: systemn | ifirigation s
S || designed by EPA Water Sense professional; plant beds with a drip irrigation system; separately zoned turf | "o
e | and bedding types; a watering zone timer/controller; moisture sensor controller.
: § Efficient Energy Use: Mew Construction
. : . : : ! {1 Meet Energy Star standards (single family and low rise residential); exceed ASHRAE 90.1-2004 by 15 Mandatory
---------- 8 percent; California-exceed Title 24 by 15 percent; Oregon, Washingion, Idaho and Montana--meet
L.o.+. - - [ Northwest Energy Star
Efficient Energy Use: Moderate & Substantial Rehabilitation
Perform an energy analysis of existing building condition, estimate costs of improvements, implement Mandatory
..... | measures that will improve building energy performance by 15 percent from pre-renovation figures.
N Erergy Star Appliances Mandatory
S (88 11 1.rc viding appliances, install Energy Star clothes washers, dishwashers and refrigerators. iﬁ;ﬁ;’i:f
N N D L Efficient Lighting: Interior
EIRITRERE B [nstall the Energy Star Advanced Lighting Package in all interior units and use Energy Star or high- Mandatory
EOEDEIEIEN B cfficiency commercial grade fixtares in all common areas and outdoors.
""" UM Efficient Lighting: Exterior
S l Install daylight sensors or timers on all outdoor lighting, including front and rear porch lights in single Mandatory
''''''''''' I family homes.
------ M Electricity Meter . Mandatory
IEREIEREIEN. [ Install individual or sub-metered electric meters. {see full criteria
: Jor exceptions)
""" j Additional Reductions in Energy Use .
----------- Exceed the relevant Energy Star HERS score for low-rise residential buildings or exceed other standards (se e;ﬁ?zﬁm)
by increased percentages.
Renewabie Energy
A Install PV panels, wind turbines or other renewable energy source to provide at least 10 percent of the 15
DU project’s estimated electricity demand.
.. |.-.]. . BB Photovoltaic (PY) Ready
oT.TLTTL N Site, design, engineer and wire the development to accommodate instaliation of PV in the future. 2
Yes = o :
; B Construction Waste Management
...... UM Develop and implement a construction waste management plan to reduce the amount of material sent to 5
o]  the landfill by at least 25 percent.
------ 28 Recycled Content Material
IR ! Use materials with recycled content; provide calculation for recycled content percentage based on cost or 14
""" { value of recycled content in relation to total materials for project. Minimum recycled material must be 5
_____ A percent

LH = Compatible with a LEED for Homes credit
Revised: Feb 2008
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Certified, Salvaged = 1 Engineered Wood
Commit to using at least .> percent (by cost) wood products and materials that are salvaged wood,
engineered framing materials or certified in accordance with the Forest Stewardship Council.

Water-Permeable Walkways

DRI | & Use water-perimeable materials in 50 percent or more of walkways.

3L Water-Permeable Parking Areas
3 Usc water-permeable materials in 50 percent or more of paved parking areas.

Reduce Heat-Island Effect: Roofing
¥ | Use Energy Star-compliant and high-emissive roofing or install a “green” (vegetated) roof for at least 50
[l percent of the roof area; or a combination of high-albedo and vegetated roof covering 75 percent of the

.....
.....

----- i roof area.

£ | Reduce Heat-Island Effect: Paving

Use light-colored, high-albedo materials and/or an open-grid pavement with a minimum Solar Reflective
Index of 0.6 over at least 30 percent of the site’s hardscaped area.

1| Reduce Heat-Island Effect: Plantings
_____ il Locate trees or other plantings to provide shading for at least 50 percent of sidewalks, patios and
.......... B driveways within 50 feet of a home.

......

E Low/ No Volatile Organic Compounds (VOC ) Paints and Primers
IR § Specify that all interior paints and primers must comply with current Green Seal standards for low VOC

----- | limits.

Mandatory

. i Low / No VOC Adhesives and Sealants
.......... ¥ Specify that all adhesives must comply with Rule 1168 of the South Coast Air Quality Management
______ B District. Caulks and sealants must comply with Regulation 8, Rule 51 of the Bay Area Air Quality

Mandatory

.......... S | Management District.

e e D Urea Formaldehyde-free Composite Wood

i Use particleboard and MDF that is certified compliant with the ANSI A208.1 and A208.2. If using
. nonrated composite wood, all exposed edges and sides must be sealed with low-VOC sealants.

Mandatory

Green Label Certified Floor Coverings

Do niot install carpets iy below grade living spaces, entryways, laundry rooms, bathrooms, kitchens or
---------- q utility rooms. Ifusing carpet, use the Carpet and Rug Institute’s Green Label certified carpet, pad and
Leoroco -+ S carpet adhesives.

Mandatory
if providing floor
coverings

- || . B Exhaust Fans ~ Bathroom
L Bl Install Energy Star-labeled bathroom fans that exhaust to the outdoors and are connected to a light switch
H and are equipped with a humidistat sensor or timer, or operate continuously.

Mandatory

o]0 [ESlE Exhaust Fans — Kitchen: New Construction & Substantial Rehabilitation

----- IR Tnstall power vented fans or range hoods that exhaust to the exterior.

Mandatory

N I 8 Fxchaust Fans — Kitchen: Moderate Rehabilitation

------ ; Install power vented fans or range hoods that exhaust to the exterior.

f{ Ventilation: New Construction & Substantial Rehabilitation
] Install a ventilation system for the dwelling unit, providing adequate fresh air per ASHRAE 62.1-2007 for
§residential buildings above 3 stories or ASHRAE 62.2 for single family and low-rise multifamnily
¥ dwellings.

Mandatory

10

.....
.....

B residential buildings above 3 stories or ASHRAE 62.2 for single family and low-rise multifamily
8 Manual, Parts J and S, ASHRAE handbooks, or equivalent software.

Mandatory

" -:: ::- Ui Ventilation: Moderate Rehabilitation
.......... fl dwellings.
8| Water Heaters; Moid Prevention

T Tnstall a ventilation system for the dwelling unit, providing adequate fresh air per ASHRAE 62.1-2007 for
& HVYAC Sizing
1 Size heating and cooling equipment in accordance with the Air Conditioning Contractors of America
| Use tankless hot water heaters or install conventional hot water heaters in rooms with drains or catch pans
with drains piped to the exterior of the dwelling and with non-~-water sensitive floor coverings.

Mandatory

LH = Compatible with a LEED for Homes credit
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L IMaterials in Wet Ar- =: Surfaces

''''''''''' BN Specify power vented or combustion sealed equipment. Install one hard-wired CO detector for each

........... ] 51 e, mi) e per floor.

Building Maintenance Manual
Provide a manual that includes the following: a routine maintenance plan; instructions for all appliances,
HVAC operation, water-system turnoffs, lighting equipment, paving materials and landscaping, pest
contro} and other systers that are part of each occupancy urit; an occupancy turnover plan that describes
B the process of educating the tenant about proper use and maintenance of all building systems.

Bl [n wet areas, use materi.._ that have smooth, durable, cleanable surfaces. L. uot use mold-propagating Mandatory
''''''''''' 8 | materials such as vinyl wallpaper and unsealed grout.
| Materials in Wet Areas: Tub and Shower Enclosures
) 1 Use fiberglass or similar enclosure or, if using any form of grouted material, use backing materials such as|{ Mandatory
RN & cement board, fiber cement board or equivalent (i.e., not paper-faced).
] AR Basements and Concrete Slabs: Vapor Barrier
7.7 IR Provide vapor barrier under all slabs. For concrete floors either in basements or on-grade slab install a
“.tl . S capillary break of 4 four inches of gravel over soil. Cover ali gravel with 6 millimeter polyethylene Mandatory
S B | sheeting moisture barrier with joints lapped one foot or more. On interior below grade walls, avoid using
''''''''''' B | scparate vapor barrier or below grade vertical insulation.
Basements and Concrete Slabs — Radon: New Construction & Substantial Rehabilitation
IR f | In EPA Zone 1 and 2 areas, install passive radon-resistant features below the slab along with a vertical Mandatory
'''''''''' Bl vent pipe with junction box available, if an active sysiem should prove necessary. For substantial rehab,
JESEREIERE ' Bl introduce radon-reduction measures if elevated levels of radon are detected.
1 Sl Water Drainage
ST :. . f : -1'.; Provide drainage of water to the lowest level of concrete away from windows, walls and foundations. Mendatory
L0 iER | Garage Isolation
... BB Provide a continuous air barrier between the conditioned (living) space and any unconditioned garage
.7t S space. I single-family houses with attached garages, install a CO alarm inside the house on the wall that | Mandatory
C.7o7.t . s attached to the garage and outside the sleeping area, and do not install air handling equipment in the
........... g sarage.
BN 8l Clothes Dryer Exhaust Mandatory
I SRS Clothes dryers must be exhausted directly to the outdoors.
1.1 SEARE Integrated Pest Management
I ' 1 Seal all wall, floor and joint penetrations with low VOC caulking. Provide rodent-proof and corrosion- Mandatory
L 4 proof screens (e.g., copper or stainless steel mesh) for large openings.
N A fl Lead-Safe Work Practices: Moderate & Substantial Rehabilitation
SRR M For properties buil: before 1978, use lead-safe work practices during renovation, remodeling, painting and |  Mandatory
Sroeel- - BN demolition.
N Healthy Flooring Materials: Aliernative Sources 5
ERERERERS ' Bl Use non-vinyl, non-carpet floor coverings in all rooms.
L1 AR Smoke-free Building
s 8 Enforce a "no smoking” policy in all common and individual living areas in all buildings. See full criteria 2
ST M for "common area” definition.
-] - EEAES Combustion Equipment {includes space & water-heating equipment)
Mandatory

Mandatory

=3 Occupant’s Manual
B Provide a guide for homeowners and renters that explains the intent, benefits, use and maintenance of
AT RIRN 81 ereen building features, along with the location of transit stops and other neighborhood conveniences, and

''''''''''' . i cncourages additional green activities such as recycling, gardening and use of healthy cleaning materials,

........... gl alternate measures for pest control, and purchase of green power.

-----

Mandatory

""" i Homeowner and New Resident Orientation

d Provide a walk-through and orientation to the homeowner or new resident nsing the Occupant Manual
i from 8-2 above that reviews the building’s green features, operations and maintenance along with
eighborhood conveniences.

Mandatory

LH = Compatible with a LEED for Homes credit
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NSP EXHIBIT 1: PROIJECT REQUIREMENTS

Proposed Projects must --

Be in NSP2 target area and adjacent to residentially zoned property within the area. Use of NSP
funds must have a beneficial impact on the neighborhood. (Use LAHD website to check

eligibility: http://lahd.lacity.org/nsp)

Be purchased from a foreclosing entity who has clear title; properties where foreclosure
proceedings-have been compieted and title has been transferred to an intermediary aggregator
or servicer that is not an NSP grantee, subrecipient, contractor, developer, or end user are also
allowed; '

If short sale or other process allowed by HUD, have a written commitment from the owner and
all lien holders in regard to price and timing of acquisition;

Be ready for tax-exempt bond financing, but for the award of City NSP funds;

Have an acquisition price that is no greater than 99% of appraised value as determined by a
State-certified general or residential appraiser using HUD required forms and formats;

Be permanent housing {no shelters or group homes);

Restrict units to households with incomes at or below 50% AMI; those with the most units
and/or percentage of units in the property will receive additional points;

Have site control but property must not be acquired untii after funding award and NEPA
environmental clearance have been received.

Not have been previously acquired by the sponsor regardless of whether properties meet the
definition of foreclosed or abandoned;

Not be currently owned by a legal entity that includes any party applying for NSP funds;

Be residential; cannot provide funds for commercial uses; mixed use might be ok, but only if
applicant can demonstrate another source of funds for commercial;

Spend all NSP funds by January 1, 2012;

Meet LEED Silver standard or the requirements of the City of Los Angeles CALGreen Code
(expected to be effective January 2011).




SMENT O U.5. Department of Housing and Urban Development
°‘a_; Los Angeles Field Office, Region IX

; 611 West 6% Street, Suite 1100
& Los Angeles, CA 90017-3101

Informatlon Bulletm

Issue No CPD-2009-3
Febrnary 17, 2009

MEMORANDUM FOR: Neighborhood Stabilization Program (NSP) Grantees

FROM: Robert G. Ilumin Deputy Director, Office of Community Planning and Development,
Los Angeles Field Office

SUBJECT: Acquisition and Relocation Requirements for the NSP Program

The Neighborhood Stabilization Program is moving ahead and grantees will soon begin acquiring and
redeveloping foreclosed and abandoned properties. The purpose of this bulletin is to remind grantees of
the NSP acquisition and relocation requirements. With significant exceptions, the NSP program requires
compliance with the Uniform Relocation and Property Acquisition Act of 1970 and Section 104(d) of the
Housing and Community Development Act of 1974. It is important for grantees to understand these
significant exceptions.

Voluntary Acquisition

Acquisitions carried out under the NSP program will mostly, if not exclusively, qualify as exemptions
under Subpart B of the URA regulations. These exempted acquisitions are referred to as “voluntary”. To
exempt acquisitions the grantee must follow 49 CFR 24.101(b). This section requires that a specifically
worded letter be sent to the seller that basically states the property will not be taken under threat of
eminent domain and shows the current appraised value of the property. This letter must be sent regardless
of whether the buyer is a homeowner, a non-profit organization or a governmenta! entity and it applies
even though the seller is a bank. HUD Headquarters staff has modified the sample letter in Handbook
1378 for the NSP program which addresses the alternative requirements. A copy of this letter is attached
to this bulletin.

Establishing Property Value

An appraisal must be obtained for all properties purchased with NSP funds within 60 days of the final
offer and it must meet the URA provisions at 49 CFR 24.103. HUD Headquarters has recently published
guidance for appraisals which is attached to this information bulletin. There have been no “special”
arrangements with HUD made that would change this requirement.

Appraisal Issues

1. Use of Existing Appraisal Formats- The NSP program does not require a specific appraisal
format. Existing appraisal formats used by Fannie Mae, FHA, or the lenders may be used as
long as the appraisal contains all the items listed in 49 CFR 24.103 and is dated within 60
days of the final offer. If the existing appraisal format does not have all the elements required
by 49 CFR 24.103 then the missing information can be appended to it.




2. Group appraisals- Properties must be individually appraised. Properties may be grouped in bulk
sales but appraisals must be done for each property.

3. Hiring Appraisers- 49 CFR 24.103(d) requires grantees to establish criteria for determining the
minimum qualification of appraisers that is consistent with the scope of work for the assignment.
If a contract appraiser is hired, he or she must be state licensed or certified and a scope of work is
required. See the attached HUD Handbook 1378 Appendix 19, which has been revised by the
field office for the NSP program, for a scope of work format. Please note the NSP program does
not require appraisers to give property owners the opportunity to accompany them. Appendix 20
contains a sample appraisal agreement that grantees may modify for the NSP program.

4. Supervising the Appraisal Process- Grantees are responsible for ensuring that appraisers hired to
appraise NSP propetties understand the appraisal provisions of 49 CFR 24.103 and complete an
appraisal that meets this standard. The Los Angeles Field Office (LAFO) advises against turning
over the responsibility of hiring appraisers to a third party like a real estate broker and
recommends that grantees implement procedures to ensure that all appraisals meet the URA
standard. Although a review appraisal under 49 CFR 24,104 is not required; LAFO staff has
developed the attached appraisal checklist which may be used to document appraisal compliance.

Discounted Value

For voluntary acquisitions subject to the URA, the letter to the seller shows the market value of the
property and then the actual price paid is negotiated. The alternative NSP provisions require that: 1) the
purchase price of each property is discounted by at least 5 percent and 2} the NSP aggregate program
average discount is 15 percent. To document the aggregate discount, we recommend that the grantee
develop a system to track all the acquisitions, the current appraised value and the final purchase price.

Recordkeeping

Grantees should ensure that acquisition files contain appropriate records to document compliance with the
NSP acquisition provisions i.e., the required letter to the seller and any other correspondence, the
appraisal, and evidence that the discount requirements are met. Files should also contain the title report,
purchase agreement, escrow documents, and deed.

Section 104(d)

Compliance with Section 104(d) is triggered when NSP funds are used in a projects that involve the
demolition or conversion of low income dwelling units to a use other than low income housing. See 24
CFR Part 42, The NSP program alternative One-for-One Replacement provision does not require the
actual replacement of the housing, only the information regarding the units that will be removed from the
inventory. All other Section 104(d) requirements, including relocation assistance, remain the same.

Relocation

Many acquisitions under the NSP will not require relocation as the homes will be vacant. Some projects,
however, will involve relocating tenants displaced from foreclosed homes or properties being demolished,
rehabilitated or redeveloped. Grantees should identify all persons occupying property early in the project
process 1o determine their potential relocation liability. If relocation takes place the URA and/or Section
104(d) regulations will apply in their entirety.

For assistance with acquisition and relocation issues please call Ms. Jana Bickel, Relocation Specialist at
213-534-2581. For additional information on the NSP program, see the HUD NSP website at -
http://www.hud.gov/offices/cpd/communitydevelopment/programs/neighborhoodspg/




CHG-8 Appendix 19
U.S. Department of Housing and Urban Development (HUD)

Guide for Preparing an Appraisal Scope of Work

The Uniform Relocation Assistance and Real Property Acquisition Policies Act (URA) and its
implementing regulations (49 CFR Part 24) set forth minimum requirements for real property acquisition
appraisals for Federal and federally-assisted programs. Appraisals subject to the URA must be prepared
according to these requirements. The acquiring agency may also have additional supplemental appraisal
requirements which may be attached.

The acquiring agency has a legitimate role in contributing to the appraisal process, especially in
developing the scope of work and defining the appraisal problem. The scope of work and development of
an appraisal under these requirements depends on the complexity of the appraisal problem

The scope of work is a written set of expectations that form an agreement or understanding between the
appraiser and the agency as to the specific requirements of the appraisal, resulting in a report to be
delivered to the agency by the appraiser. It includes identification of the intended use and intended user;
definition of fair market value; statement of assumptions and limiting conditions; and certifications. It
should specify performance requirements, or it should reference them from another source, such as the
agency’s appraisal procedural manual. The scope of work must address the unique, unusunal and variable
appraisal performance requirements of the appraisal. Either the appraiser or the agency may recommend
modifications to the initial scope of work, but both parties must approve changes.

SCOPE OF WORK: The appraiser must, at a minimum:

1. Provide an appraisal meeting the following definition of an appraisal found at 49 CFR 24.2(a)(3).

Appraisal. The term appraisal means a written statement independently and impartially
prepared by a qualified appraiser setting forth an opinion of defined value of an
adequately described property as of a specific date, supported by the presentation and
analysis of relevant market information.

2. -i’lease note the NSP program does not require appraisers to give property owners the opportunity -
to accompany them. .

3. Perform an inspection of the subject property. The inspection should be appropriate for the
Neighborhood Stabilization Program (NSP) -- that is, it is REO property -- and the scope of work
should address:
= The extent of the inspection and description of the neighborhood and proposed project area,

» The extent of the subject property inspection, including interior and exterior areas,

* The level of detail of the description of the physical characteristics of the property being
appraised.

4. In the appraisal report, include an adequate description of the physical characteristics of the
property being appraised (i.e., sketch of the property and provide the location and dimensions of
any improvements) and a description of comparable sales. The appraisal report should also




include adequate photographs of the subject property and comparable sales, and provide location
maps of the property and comparable sales

5. In the appraisal report, include items required by the acquiring agency, including but not
limited to the following:

« Property right(s) to be acquired, e.g., fee simple, easement, etc.,

» Value being appraised (usually fair market value), and its definition

» Appraised as if free and clear of contamination (or as specified),

= Date of the appraisal report and the date of valuation,

* A realty/personalty report as required by 49 CFR 24.103(a)(2)(i),

* Known and observed encumbrances, if any,

= Title information,

= Location,

» Zoning,

e Present use, and

s At least a 5-yzar sales history of the property.
6. In the appraisal report, identify the highest and best use. If highest and best use is in question or
different from the existing use, provide an appropriate analysis identifying the market-based highest
and best use.
7. Present and analyze relevant market information. (Specific requirements for market information

should be included in the agency’s appraisal procedural manual and should include research,
analysis, and verification of comparable sales. Inspection of the comparable sales should also be

specified. }

8. In developing and reporting the appraisal, disregard any decrease or increase in the fair market
value of the real property caused by the project for which the property is to be acquired, or by the
likelihood that the property would be acquired for the project. (If necessary, the appraiser may cite
the Jurisdictional Exception or Supplemental Standards Rules under USPAP to ensure compliance
with USPAP while following this and other Uniform Act requirements.)

9. Report his or her analysis, opinions, and conclusions in the appraisal report.

ADDITIONAL REQUIREMENTS FOR A SCOPE OF WORK:

INTENDED USE: This appraisal is to estimate the fair market value of the property, as of the specified
date of valuation, for the proposed acquisition of the property rights specified (i.e., fee simple, etc.) for a
Federally assisted project.




INTENDED USER: The intended user of this appraisal report is primarily the acquiring agency, but its
funding partners may review the appraisal as part of their program oversight activities.
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DEFINITION OF FAIR MARKET VALUE: This is determined by State law. Fair market value,
however, is generally defined as the price that a seller is willing to accept and a buyer is willing to pay on
the open market in an arm’s length transaction, and usually includes the following:

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. §. 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.

CERTIFICATION: The appraisal shall inctude a certification of the appraiser (see attached sample or
insert agency’s certification).

ASSUMPTIONS AND LIMITING CONDITIONS: The appraiser shall state all relevant assumptions
and limiting conditions. In addition, the acquiring agency may provide other assumptions and conditions
that may be required for the particuiai apprzisal assignment, such as:

» The data search requirenients and pzrame‘ers that may be required for the project.

» Identification of the technology requirements, including approaches to value, to be used to
analyze the data. .

» Need for machinery and equipment appraisals, soil studies, potential zoning changes, etc.

» Instructions to the appraiser to appraise the property "As Is" or subject to repairs or corrective
action.

» As applicable include any information on property contamination to be provided and considered
by the appraiser in making the appraisal.
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CERTIFICATE OF APPRAISER ~ NSP SAMPLE

I hereby certify that:

10.

On date(s), I personally made a field inspection of the property herein
appraised and have also personally made a field inspection of the comparable sales relied upon in
making said appraisal. The property being appraised and the comparable sales relied upon in
making this appraisal were as represented in the appraisal.

To the best of my knowledge and belief the statements contained in the appraisal herein set forth
are true, and the information upon which the opinions expressed therein are based is correct;
subject to the limiting conditions therein set forth.

I understand that such appraisal may be used in connection with the acquisition of property for
project atilizing U.S. Department of Housing and Urban Development Neighborhood
Stabilization funds. '

The appraisal has been made in conformity with appropriate laws, regulations, and policies and
procedures applicable to appraisal of property for such purposes-—- specifically the requirements
in the Uniform Relocation and Property Acquisition Act of 1970 regulations at 49 CFR
24.103.

To the best of my knowledge no portion of the value assigned to such property consists of items
which are non-compensable under the established law of said State.

Any decrease or increase in the fair market value of real property prior to the date of valuation
caused by the project for which such property is acquired, or by the likelihood that the property
would be acquired for such project, other than that due to physical deterioration within the
reasonable control of the owner, was disregarded in determining the compensation for the

property.
Neither my employment nor my compensation for making this appraisal and report are in any
way contingent upon the values reported herein.

1 have no direct or indirect present or contemplated future personal interest in such property or in
any benefit from the acquisition of such property appraised.

‘T have not revealed the findings and results of such appraisal to anyone other than the proper

officials of the acquiring agency or officials of the U.S. Department of Housing and Urban
Development and 1 will not do so until so authorized by said officials, or until I am required to do
s0 by due process of law, or until I am released from this obligation by having publicly testified
as to such findings.

I have not given consideration to, or included in my appraisal, any allowance for relocation
assistance benefits.

My opinion of the fair market value of the property te be acquired as of the day of

20 is § based upon my

independent appraisal and the exercise of my professional judgment.

Name

Company

Signature License #

Date




APPENDIX D: CHECKLIST FOR NSP Funded Appraisals (49 CFR 24.103)

Name of First Mortgage Lender:

Name of Grantee: Los Angeles Housing Department
Address of Property:
Name of Appraisal Company:

Name of Appraiser:

U o

Appraiser Certification:

7. Physical Inspection- Outside and inside---no windshield survey only. An adequate description
of the physical characteristics of the property being appraised. '

] ltems identified as personal property
[1  Property rights being obtained
[ A statement of the known and observed encumbrances
[] Title information
[1 Location
[l Zoning
[[1 Present Use
[1 Analysis of highest and best use
[l Five year sales history
] Verificaticn of sales by a party involved in the transaction
[l  Adequate photographs
8. A description of comparabie sales (Field inspection )
[l  Physical characteristics
] Legal characteristics
1 Economic factors
[1  Parties to the transaction
[ ] Source and method of financing
(] Verification by a party involved in the transaction
[ 1 Comparable sales are within six months

9. All relevant and reliable approaches to value consistent with Federal appraisal practices.

[1 Al applicable approaches to value considered and - explanation of why certain
approaches not used seems reasonable (See appendix a 24.103(a)(2) — in some cases an
agency may choose to only require the sales approach; additionally the income approach likely
wouldn't be applicable to most of these NSP acquisitions with some exceptions of course)

[l  Analysis and reconciliation of approaches supports appraiser’s opinion of value

10. Statement of value of real property:

[ ] Appraised Value
[ ] Basis of Value
[ Date of value



L]
[
[]
11.[]

Date of appraisal

Signature and certification of the appraiser

No NSP program discount applied to appraised value

No consideration of any decrease or increase in the fair market value of the real

property caused by the project for which the property is to be acquired, or by the likelihood that the
property would be acquired for the project other than due to physical deterioration

12.0 ]

Owner retention of improvements discussed, if any

13.Includes a definition of fair market value as determined by State law and or “the price that a
sefler is willing to accept and a buyer is willing to pay on the open market in an arm’s length
transaction” with the following similar language:

.

Buyer and seller are typically motivated,;

Both parties are well informed or well advised, each one acting in own best interest;
A reasonable time js allowed for exposure in the open market;

Payment is made in terms of cash in L. S. dollars or in terms of financial
arrangements comparable thereto; and,

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.

14. Statement of all relevant assumptions and limiting conditions including any ones that may be
required for the particular appraisal assignment, such as:

[]  The data search requirements and parameters that may be required for the project.
L] Identification of the technology requirements, including approaches to value, to be used
to analyze the data
L] Need for machinery/equipment appraisals, soil studies, potential zoning changes, etc.
] Instructions to the appraiser to appraise the property "As Is" or “subject to repairs or
corrective action”
] Information on property contamination to be provided and considered by the appraiser
in making the appraisal (if applicable)
Other
[1  Evidence of tenants: [ ] Yes, if so, list names. [ | No
[l HUD Appraiser Certification in File
[ 1  Appraiser met grantee's list of qualifications
Appraised Value Date of Value
Amount Offered Date of Offer %Discount
Final Purchase Price Date of Purchase % Final Discount

Record of Negotiations, Special Circumstances or Rationale for Purchase Price or Other Comments:

Name of Reviewer: Date




APPENDIX B: CERTIFICATE OF APPRAISER -
FOR PROSPECTIVE NSP PURCHASE

I hereby certify that:

1. On date(s), I personally made a field inspection of the
property herein appraised and have also personally made a field
inspection of the comparable sales relied upon in making said appraisal.
The property being appraised and the comparable sales relied upon in
making this appraisal were as represented in the appraisal.

2. To the best of my knowledge and belief the statements contained in the
appraisal herein set forth are true, and the information upon which the
opinions expressed therein are based is correct; subject to the limiting
conditions therein set forth.

3. Tunderstand that such appraisal may be used in connection with the
acquisition of property for project utilizing U.S. Department of Housing
and Urban Development Neighborhood Stabilization funds.

4. The appraisal has been made ir: conformity “~ith appropriate laws,
regulations, and policies and procedures applicable to appraisal of
property for such purposes--- specifically the requirements in the
Uniform Relocation and Property Acquisition Act of 1970 regulations at
49 CFR 24.103.

5. To the best of my knowledge no portion of the value assigned to such
property consists of items which are non-compensable under the
established law of said State.

6. Any decrease or increase in the fair market value of real property prior to
the date of valuation caused by the project for which such property is
acquired, or by the likelihood that the property would be acquired for
such project, other than that due to physical deterioration within the
reasonable control of the owner, was disregarded in determining the
compensation for the property. |

7. Neither my employment nor my compensation for making this appraisal
and report are in any way contingent upon the values reported herein.

8. I'have no direct or indirect present or contemplated future personal
interest in such property or in any benefit from the acquisition of such

property appraised.




9. Thave not revealed the findings and results of such appraisal to anyone
other than the first mortgage lender, the prospective buyer and/or his
agent, the seller and/or his agent, the proper officials at the Los Angeles
Housing Departmetn or officials of the U.S. Department of Housing and
Urban Development and I will not do so until so authorized by said
officials, or until T am required to do so by due process of law, or until I
am released from this obligation by having publicly testified as to such
findings.

10. I have not given consideration to, or included in my appraisal, any
allowance for relocation assistance benefits.

My opinion of the fair market value of the property to be acquired as of the
day of 20 is

$ based upon my independent appraisal and

the exercise of my professional judgment.

Name

Company

Signature

License #

Date




APPENDIX C
FEDERAL REGULATIONS
49 CFR 24.103
CRITERIA FOR APPRAISALS.

(a) Appraisal requirements. This section sets forth the requirements for real property
acquisition appraisals for Federal and federally-assisted programs. Appraisals are to be
prepared according to these requirements, which are intended to be consistent with the
Uniform Standards of Professional Appraisal Practice (USPAP).! ( See appendix A,
§24.103(a).) The Agency may have appraisal requirements that supplement these
requirements, including, to the extent appropriate, the Uniform Appraisal Standards for
Federal Land Acquisition (UASFLA).?

! Uniform Standards of Professional Appraisal Practice (USPAP). Published by The Appraisal Foundation,
a nonprofit educational organization. Copies may be ordered from The Appraisal Foundation at the
following URL: http.//fwww. appraisalfoundation. org/htm/USPAP2004/toc. htm,

% The “Uniform Appraisal Standards for Federal Land Acquisitions” is published by the Interagency Land
Acquisition Conference. It is a compendium of Federal eminent domain appraisal law, both case and

- statute, regulations and practices. It is available at http:/Awww. usdoj. gov/enrd/land-ack/toc. htm or in soft
cover format from the Appraisal Institute at

http:/fwww. appraisalinstitute. org/econom/publications/Default. asp and select “Legal/Regulatory” or call
888-570-4545.

(1) The Agency acquiring real property has a legitimate role in contributing to the
appraisal process, especially in developing the scope of work and defining the appraisal
problem. The scope of work and development of an appraisal under these requirements
depends on the complexity of the appraisal problem.

(2) The Agency has the responsibility to assure that the appraisals it obtains are relevant
to its program needs, reflect established and commonly accepted Federal and federally-
assisted program appraisal practice, and as a minimum, complies with the definition of
appraisal in §24.2(a)(3) and the five following requirements: ( See appendix A, §§24.103
and 24.103(a).)

(i) An adequate description of the physical characteristics of the property being appraised
(and, in the case of a partial acquisition, an adequate description of the remaining
property), including items identified as personal property, a statement of the known and
observed encumbrances, if any, title information, location, zoning, present use, an
analysis of highest and best use, and at least a 5-year sales history of the property. ( See
appendix A, §24.103(a)(1).)

(ii) All relevant and reliable approaches to value consistent with established Federal and
federally-assisted program appraisal practices. If the appraiser uses more than one
approach, there shall be an analysis and reconciliation of approaches to value used that is
sufficient to support the appraiser's opinion of value. { See appendix A, §24.103(a).)



(iii) A description of comparable sales, including a description of all relevant physical,
legal, and economic factors such as parties to the transaction, source and method of
financing, and verification by a party involved in the transaction.

{(iv) A statement of the value of the real property to be acquired and, for a partial
acquisition, a statement of the value of the damages and benefits, if any, to the remaining
real property, where appropriate.

(v) The effective date of valuation, date of appraisal, signature, and certification of the
appraiser.

(b) Influence of the project on just compensation. The appraiser shall disregard any
decrease or increase in the fair market value of the real property caused by the project for
which the property is to be acquired, or by the likelihood that the property would be
acquired for the project, other than that due to physical deterioration within the
reasonable control of the owner. ( See appendix A, §24.103(b).)

(c) Owner retention of improvements. If the owner of a real property improvement is
permitted to retain it for removal from the project site, the amount to be offered for the
interest in the real property to be acquired shall be not less than the difference between
the amount determined to be just compensation for the owner's entire interest in the real
property and the salvage value (defined at §24.2(a)(24)) of the retained improvement.

(d) Qualifications of appraisers and review appraisers. (1) The Agency shall establish
criteria for determiming the minimum qualifications and competency of appraisers and
review appraisers. Qualifications shall be consistent with the scope of work for the
assignment. The Agency shali review the experience, education, training,
certification/licensing, designation(s) and other qualifications of appraisers, and review
appraisers, and use only those determined by the Agency to be qualified. ( See appendix
A, §24.103(d)(1).)

(2) If the Agency uses a contract (fee) appraiser to perform the appraisal, such appraiser
shall be State licensed or certified in accordance with title XI of the Financial Institutions
Reform, Recovery, and Enforcement Act of 1989 (FIRREA) (12 U.8.C. 3331 ef seq. ).

{70 FR 611, Jan. 4, 2005, as amended at 70 FR 22611, May 2, 2005]




Guidance on NSP Appraisals — Voluntary Acquisitions

Acquisitions financed with NSP grant funds are subject to the URA, and its implementing
regulations at 49 CFR Part 24, and the requirements set forth in the NSP Notice that was
published in the Federal Register on October 6, 2008. HUD anticipates that most of these
transactions will qualify as voluntary acquisitions under the applicable regulations of 49
CFR 24.101(b). The URA regulations do not specifically require appraisals in
connection with voluntary acquisitions under 49 CFR 24.101(b). However, the NSP
Notice requires appraisals to be performed with respect to the NSP funded acquisition of
foreclosed upon homes and residential properties, even though they may be considered
voluntary under the URA. In those cases, the URA appraisal requirements of 49 CFR
24.103 must be met. The following guidance on appraisals pertains to acquisitions of
foreclosed upon homes and residential properties which meet the applicable voluntary
acquisition requirements of 49 CFR 24.101(b) and reflects applicable URA requirements
and the NSP requirements, including the URA appraisal requirements of 49 CFR 24.103.

1. The NSP grantee must ensure that the owner is informed in writing of what the
grantee believes to be the market value of the property; and that the NSP grantee
will not acquire the property if negotiations fail to result in a an amicable
agreement (see 49 CFR 24.101(b)(1) & (b)(2)).

2. If'NSP funds are to be used to acquire a foreclosed upon home or residential
property (other than through donation), the grantee must ensure that the purchase
price includes a discount from the value established by an appraisal that meets the
folowing requirements:

a. The appraisal must have been completed within 60 days of the offer made
for the property (we have advised that an initial offer can be made, subject
to the completion of the appraisal within 60 days of a final offer).

b. The appraisal must meet the URA definition of an appraisal (see 49 CFR
24.2(a)(3) and the five following requirements (see 49 CFR 24.103(a)(2)):

i. An adequate description of the physical characteristics of the
property being appraised (and, in the case of a partial acquisition,
an adequate description of the remaining property), including items
identified as personal property, a statement of the known and
observed encumbrances, if any, title information, location, zoning,
present use, an analysis of highest and best use, and at least a 5-
year sales history of the property.

ii. All relevant and reliable approaches to value. If the appraiser uses
more than one approach, there shall be an analysis and
reconciliation of approaches to value used that is sufficient to
support the appraiser's opinion of value.



ili. A description of comparable sales, including a description of all
relevant physical, legal, and economic factors such as parties to the
transaction, source and method of financing, and verification by a
party involved in the transaction.

iv. A statement of the value of the real property to be acquired and, for
a partial acquisition, a statement of the value of the damages and
benefits, if any, to the remaining real property, where appropriate.

v. The effective date of valuation, date of appraisal, signature, and
certification of the appraiser.

¢. The appraiser shall disregard any decrease or increase in the fair market
value of the real property caused by the project for which the property is to -
be acquired or by the likelihood that the property would be acquired for
the project, other than that due to physical deterioration within the
reasonable control of the owner.

d. If the owner of a real property improvement is permitted to retain it for
removal from the project site, the amount to be offered for the interest in
the real property to be acquired shall be not less than the difference
between the amount determined to be just compensation for the owner's
entire interest in the real property and the salvage value (defined at
§24.2(a)(24)) of the retained improvement.

3. The NSP grantee has a legitimate role in contributing to the appraisal process,
especially in developing the scope of work and defining the appraisal problem.
The scope of work and development of an appraisal under these requirements
depends on the complexity of the appraisal problem. HUD’s guide to preparing an
appraisal scope of work under the URA is available in HUD Handbook 1378-
Appendix 19 or through the following link:

httD://www,h;Jd.20v/ofﬁces/adm/hudclins/handbooks/cndh/ 1378.0/1378x19CPDH.pdf

4. The NSP grantee shall establish criteria for determining the minimum
qualifications and competency of appraisers. Qualifications shall be consistent
with the scope of work for the agsignment. The NSP grantee shall review the
experience, education, training, certification/licensing, designation(s) and other
qualifications of appraisers, and use only those determined by the NSP grantee to
be quatified.

5. If the NSP grantee uses a contract (fee) appraiser to perform the appraisal, such
appraiser shall be State licensed or certified in accordance with title XI of the
Financial Institutions Reform, Recovery, and Enforcement Act of 1989 (FIRREA)
(12 U.S.C. 3331 et seq. ). '

Questions:



1. Can the lender’s appraisal be used if it is reviewed for compliance with the
URA requirements?

Yes, if it meets the requirements in 2-5 above.

2. Must appraisals for the voluntary acquisition of NSP funded foreclosed upon
homes and residential properties have a review appraisal performed?

No. Although the URA criteria for appraisals refer to qualifications for review
appraisers, the NSP grantee is not required to have a review appraisal performed
in connection with voluntary acquisitions under 49 CFR 24.101(b).

3. Must a scope of work be developed?

Yes, if the NSP grantee is procuring the services of an appraiser (or requires
someone else to procure those services) or is relying on a lender’s (the owner of
the foreclosed upon property) appraisal that is determined by the NSP grantee to
meet above requirements. No, if the appraisal is performed by otherwise qualified
in-house appraisal staff, although it is still advisable in such cases.



NSP Exhibit 4

Definition of “Foreclosed”

Defined under October 6, 2008 Federal

Register Notice Defined under April 10, 2010 Federal Register Notice

Mortgage foreclosure

oroceedings have been Delinquency status at least 60 days

ALL completed Onlv ONE delinquent
factors | Tax foreclosure proceedings have Y .

factor Tax payments are at least 90 days delinquent
must been completed must be

be Deed in lieu of foreclosure has present Foreclosure proceedings have been initiated
present | been completed or completed

Foreclosure proceedings completed and title
transferred to an aggregator or servicer




EXHIBIT “A”

Los Angeles Affordable Multifamily Retrofit Initiative
AUDIT PROTOCOL:
A METHODOLOGY FOR CONDUCTING
AN INVESTMENT GRADE ENERGY AND WATER CONSERVATION AUDIT
OF MULTIFAMILY PROPERTIES

I. Overview

* The Los Angeles Affordable Multifamily Retrofit Initiative
Audit Protocol (the “Protocol”) is a tool that defines the required criteria for an audit to be used
by loan underwriters to determine if energy and water conservation measures can be put in place
to save enough money to pay for debt service that finances all, or some portion of, the
improvements. It is imperative that the audit be of investment grade caliber, which means that
its data and analysis is deemed reliable to take on the risk of lending money to the project. Since
there is no current industry established protocol for what determines an investment grade audit
for retrofitting multifamily buildings, the Los Angeles Affordable Multifamily Retrofit
Initiative is establishing its own protocol that it will share with the affordable housing industry
for implementation and ongoing refinement. Underlying this protocol are the principles of
transparency, consistency, and accountzbility: data contained in the audit must be totally
transparent in terms of methodolegy of collection and calculation; reports must be presented in a
consistent manner, in terms of format and content; and persons completing the audit must be
accountable for their work by adhering to protoco! requirements, maintaining professional
certifications, and providing quality assurance measures.

A key objective of the audit is to identify ways to save the maximum amount of energy and
water at a property as cost efficiently as possible, with the goal of attaining a 25% overall
reduction. In addition to trying to identify ways to save energy and water, the audit process must
also conduct an evaluation of the integrity of the building to identify any deficiencies that could
result in"health and safety hazards to tenants, code violations, and/or degradation of building
systems that jeopardize the long term viability of the building over a minimum ten year horizon.

Finally, the audit process will also identify green measures that may not have financial payback,
but that improve comfort and indoor air quality and that create a safer and quieter home
environment for the tenants and property management workers, and reduce the property’s
negative impact on the environment.

The outcome of the audit process is an assessment that clearly reports on:
e Current energy and water use
» Energy efficiency and water conservation measures that could be installed
e The physical condition of the property and recommended capital improvements that
relate to the health, safety and viability of the property over at least a ten year period.

Los Angeles Affordable Multifamily Retrofit Initiative
RFQ & Audit Protocols
2010-08-09
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Well integrated green measures that deliver not only energy efficiency and climate
change mitigation, but also improved comfort, indoor air quality and create safer and
quieter home environments

A simple payback and life cycle cost analysis of each recommended energy efficiency
and water conservation measure

The total reduction in energy or water usage for the recommended measures

The energy modeling software and assumptions used to make the projections

The methodology of data collection and relevant calculations, as reasonably feasible
A Quality Assurance and Verification Plan to be carried out upon completion of
retrofit installations and possibly a 12 month monitoring inspection as well

The qualifications and certifications of all persons who worked on the audit

A representation that the Audit meets the Los Angeles Affordable Mulnfarnlly '
Retrofit Initiative Audit Protocol as defined here.

The Los Angeles Affordable Multifamily Retrofit Initiative Audit Protocol standards are derived
from the following standards:

@ & ® @& 9

Building Performance Institute, Inc. Technical Standards for Multifamily Building
Analysts (2008)

HERS 1II 2008 Technical Manual

Title 24-2008 Standards for Residential and Non-residential Buildings

HUD, Energy Conservation for Housing: A Workbook (1998)

RESNET, RESNET Standards Chapter Seven, Comprehensive Home Energy Audit
ASHRAE, Commercial Building Audit Standards (2004)

The three main processes that constitute the Los Angeles Affordable Multifamily Retrofit
Initiative Audit Protocol standards include the on-site visit, the energy modeling and
energy/water savings analysis, and reporting.

1L Aunditor Qualifications

The Los Angeles Affordable Multifamily Retrofit Imtiative Audit Protocol requires that auditors
perform, at a minimum, the following seven tasks:

1) Energy modeling

2) Building assessment (limited to identifying safety, code and durability issues)

3} Diagnostic testing (see Attachment C)

4) Combustion appliance safety testing

5) Feasibility analysis for the installation of renewable energy retrofits

6) Construction cost estimating

7) Financial analysis that generates investment grade level information/data

In recognition that a single firm may not be able to fulfill all the requirements of this audit
protocol, multi-disciplinary teams assembled for their complementary skill sets are welcome to
apply. Potential team members may include, but are not limited to:

Los Angeles Affordable Multifamily Retrofit Initiative
RFQ & Audit Protocols

2010-08-09



HERS Rater

BPI multifamily analyst

General Contractor

Architect

Mechanical Engineer

Electrical Engineer

Certified Energy Manager (CEM)
Energy modeler

Title 24 Compliance consultant
Certified Green Building Professional
Retrocommissioning agent
Renewable energy expert

¢ @ O @ @& © ¢ @ @ ° @ Q@

At least one member of the team must either be HERS II or BPI multifamily analyst certified.
Applicants who do not hold these certifications but can evidence equivalent training and
experience will be considered on a case-by-case basis.

IIL. On-site Process (BPI 3.5").

The purpose of the on-site visit is to collect all necessary information to conduct an approprlate
energy, water, health and environmental analysis, including sufficient information to inform an
energy model. The intent is to interview property owners and managers, evaluate the building
envelope, assess building airflow, inventory HVAC equipmeiit, identify ventilation system, field
verify fan operation, and perform other diagnostic testing.

1. Auditor Conduct Standards

e The Auditor shall comply with applicable professional standards for ethics as defined
by the HERS Code of Ethics and/or Building Performance Institute Code of Ethics®.

2. Scheduling the Site Visit and Tenant Notification
s Notification of tenants whose units will be inspected as part of the audit site visit will
be the sole responsibility of property owner or their representative.
e The Auditor shall schedule the site visit(s) with the designated person(s) at a time that
is convenient for the project contact person(s). The site visit should seek to cause
minimal disruption to the tenants and neighbors at the project.

3. Site Visit Preparation
o The auditor shall complete the site preparation tasks as described in Attachment A

! The energy code or technical standard that has information related to the section is listed in parenthesis. For example, (BPI 3.5)
refers to section 3.5 of BPI Multi Family Building Analyst Professional technical standards. HR=HERSII. T24=Title 24-2008.
ASH=ASHRAEFE Commercial Building Andit Standards,

? Building Performance Institute, Code of Ethics, as referenced in section 1.1, BPY Standards for Multifamily Analysts {2008).
Resnet (HERS raters) Code of Ethics as referenced at http://www.resnet. us/standards/cthics

Los Angeles Affordable Multifamily Retrofit Initiative
RFQ & Audit Protocols
2010-08-09



e Review the Initial Building Assessment or similar screening report which establishes
the building’s eligibility to participate in the Initiative

e Review 12 months of prior utility bills (including gas, electric and water) to know
annual utility cost by fuel type and seasonal variations. (BPI 1.7)

e Review as-built drawings (if available) and any other pertinent information about the
site, the building and its systems, to be provided by Owner. (BPI 1.8)

4. Site Visit
The on-site energy and water audit shall be comprised of an in-person visit to the project by a
qualified Auditor to complete the following tasks:

4.1 Project Interview(s) (BPI 1.9 through BPI 1.13)
The Auditor shall interview at least one of the following designated person(s) prior to or at the
time of the site visit:

e Property Manager

e Maintenance Director or maintenance staff

e Owner or owner representative

The purpose of the interview(s) is to:
e Discuss project energy and water performance
e Discuss tenant comfort, health and safety and agree on a tenant synopsis for the site
visit '
e Discuss operations and maintenance procedures
o Address any other stakeholder questions or concerns

The interview shall include questioning on operations and maintenance issues and will address
the issues including but not limited to those in Attachment B. If any project team member
wishes their responses to remain confidential, the Auditor shall respect those requests.

4.2 Safety and Code Observations at the Site Visit (BPI 3.4)
If, during the course of the site visit, the Auditor observes the existence of an issue that, in his or
her judgment, may be a building code violation or a potential threat to health or safety, the
Auditor shall immediately notify the designated person(s) in the project application and/or any
individuals that are present representing the owner.

4.3 Visual Inspection and Diagnostic Testing Protocols
The site visit shall involve visual inspections and diagnostic testing of the building envelope,
HVAC, combustion safety, and lighting systems. All items listed in Attachments C and D, as
applicable, will be performed during the site visits.

Attachment C identifies the categories for testing systems, a description of what is to be
accomplished with each test, suggested testing protocols, equipment and certifications required
for testing. Attachment D identifies the building categories to be inspected: building envelope,
HVAC and domestic hot water, a description of what is to be inspected and inspection protocols.
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The Auditor shall identify and record equipment specifications listed on the form attached as
Attachment E. The equipment specifications will be used in the energy modeling and analysis
phase of the audit.

If the operating parameters of HVAC equipment or lighting system are not known to a high
degree of confidence, and this information is necessary for accurate energy cost savings analysis,
the auditor may suggest short term monitoring of the systems to measure the actual operating
conditions. The intent 1s to better inform the energy cost savings analysis. The Auditor must
decide what is to be observed and measured and with what confidence and precision.

4.4 Dwelling Unit Sampling Protocols
At least one in seven of every dwelling unit type (defined as having same/similar floor plan),
with representation from differing building floors and including all four building orientations
shall be inspected. In no case shall the inspection of units be less than 10% of total units. A
larger sampling may be necessary depending upon funding source needs and other special
circumstances, In accordance with Attachment A, Auditor will ensure that a discussion of unit
sampling addresses special building circumstances that may resuit in an increased level of unit
inspections and testing.

4.5 Renewable Energy
The on-site inspection will also examine, evaluate and propose recommendations for the
incorporation of renewable energy opportunities, including but not limited to, photovoltaics and
solar hot water.

IV. Energy Modeling and Analysis Process (BPI 2.11 - BP1 2.17)

An energy model of the building’s pre- and post-retrofit performance shall be completed using
building plans, initial inspection data, and diagnostic data collected during the on-site visits. The
energy model is used to estimate annual energy consumption and energy cost savings of potential
energy conservation measures. Current operating schedules verified on-site are to be used for
energy and energy cost savings estimates. Operating schedules embedded in Title 24 software
are used for compliance analysis.

All major assumptions used to develop the energy model and analysis must be clearly stated in
the final report. Reporting emphasis should be placed on the assumptions that have the most
impact on estimated energy savings. Occasionally, some building features may be inaccessible,
such as crawl space insulation values. When certain building features can not be physically
verified, values from Table R3-50, Default Assumptions for Existing Buildings in the 2008 Title
24 Alternative Calculation Method manual, shall be used as default conditions in the energy
mode} and analysis.

Additional modeling requirements include:

1. Energy Modeling Software Requirements:
® Energy Pro and TREAT currently approved for low-rise and high-rise.
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e The modeling sofiware shall use hourly heating and cooling load calculations based
on ASHRAE fiindamentals (BPI 3.5)

e To maintain connection with weatherization program and other subsidy programs, the
Auditor must use energy modeling software or other utility analysis that complies
with the project’s local weatherization or other subsidy program requirements.

e Permission required prior to utilizing other energy modeling software.

2. QOrdering of Energy Efficiency Measures: the loading order of energy efficiency measures in
the energy modeling analysis shall be structured so that improvements to the building
envelope and interior lighting are modeled prior to improvements to the HVAC system. The
intent of this loading order requirement is to capture all of the potential effects of envelope
and lighting energy efficiency measures on cooling and heating loads and subsequent
investigation into impact of energy efficiency measures pertaining to HVAC equipment.

3. Utility Rates: the energy consultant shall model the building using the current local utility
rate schedules as verified during review of utility bills. The local utility rate may have to be
created in the energy modeling software. Energy cost savings calculated outside of the
modeling software shall be based on actual utility rates used by the building. An average or
“blended” utility rate, accounting for monthly service and time-of-use charges, shall not be
used to calculate energy cost savings.

4. Model Calibration: the energy model for buildings that are mastered metered shall be
calibrated to actual utility billing data. Modeled baseline energy consumption shall be
calibrated to monthly utility bills for a minimum of twelve months. The intent is to establish
the modeling resuits verified for consistency and accuracy.

e The energy model estimates of electricity and natural gas should calibrate to actual
monthly consumption to within 10%.

» TMY 30 year average weather data can be used in lieu of actual year weather, which
may be difficult to obtain.

e Any adjustments made to the building description inputs used to calibrate the

- simulated building to actual energy usage shall be justified with explicit, transparent
information and documented in this section of the audit report.

5. Exceptional Calculations: Energy conservation measures not directly modeled with the
energy modeling software can be calculated outside of the program provided that generally
accepted engineering calculations and methodologies are used. Interactive effects must be
accounted for in exceptional calculations. The methodologies, assumptions, and constants
used in the exceptional calculations must be clearly documented in the final report. Sources
of deemed savings must be referenced.

6. Sampling for Energy Analysis: 1If the project is comprised of multiple buildings, the whole
building-simulation shall include at least one example of each building type. If units are
individually metered and billed, the Auditor should sample at least one kind of each unit,
consistent with BPI Technical Standard 2.2 (Utility Usage Analysis) and BPI Technical
Standard 3.1 (Sampling Procedures).
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V. Written Report3
Auditor shall prepare a written report which will have the following features:

Section 1: Executive Summary
The Executive Summary shall summarize the major findings of the audit, including;

e Basic building characteristics such as unit count, building construction type, number of
stories, year built, total building area identified by use (residential, community/common,
commercial), history of previous retrofits or rehabs, and other significant building
features,

» Overall physical condition of the building (good, fair, or poor with respect to structural
integrity, maintenance and repair)

Recommended energy efficiency and water conservation measures
Recommended green measures and other capital improvements needed to ensure long
term integrity of building

» Estimate of cost to install each recommended measure (to include prevailing wages)
An excel spreadsheet of all recommended measures and their cost, to accompany the
report,

e Projected savings from implementing each energy efficiency and water conservation

measure both in dollars and KWh and Therm

Comparison of total projected savings to existing energy use/cost,
Savings to Investment Ratio® of each measure

Projected carbon footprint reduction

Date of the site visit

Names of the individuals interviewed

Section 2: Narrative
This section shall include a written narrative that describes existing property conditions in the
following categories:

o Site

o Building Envelope including roof and windows
e Air flow
#  Insulation
= Ducts

o Building Mechanical and Electrical Systems, including (when applicable):
s Heating systems
a  Ventilation systems

® ¥fit is determined peior to issuance of the final report that a recommendation conflicts with local, state and national
codes and regulations, the recommendation shall be revised or removed from the report.

4 Utility savings times estirnated ysefud life divided by upfront cost of measure
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s Cooling systems
s Electrical systems
= Elevators
o Mechanical Room, including (when applicable):
= Boilers
=  Domestic Hot Water
=  Plumbing Systems
o Common areas including community rooms/kitchens, lobbies, corridors, and
commercial spaces
o Dwelling Units, as relates to: health and safety, energy efficiency and water
conservation

The Auditor shall include in the narrative information from the site visit to verify the building
drawings. If the site conditions do not match design conditions, the site conditions shall be used
for analysis and reporting (BPI Standard 3.3 Blueprint Evaluation/Site Visit). This section will
include information on equipment specifications in accordance with Attachment E.

Section 3: Photo Documentation

This section of the report should include photo documentation of the subject property,
specifically targeted toward describing the relevant physical conditions and energy efficiency
and water coaservation measures.

Section 4: Description of Energy Efficiency, Water Conservation, Green and Capital
Improvement Recommendations
This section will provide information on each recommended measure and improvement,
including, but not limited to:
e Description of measures and recommended loading order
Rationale for recommendation
Estimated useful life of existing component
Recommendation for timing of implementing the measure/replacementhmprovement
Identification of how cost estimate was derived (including source of cost information,
unit pricing, take-off used)
e In the absence of renewable energy opportunities, explain why these are not
recommended
e Non-energy related benefits of the recommended measures such as health and safety,
improved indoor air quality, and increased resident comfort

e ® @ @

Auditors will present this information as an Optimal Green Improvement Plan that includes the
most cost-effective combination of recommended measures and improvements factoring in
loading order, available funding, estimated useful life of existing equipment/systems and
property owner goals.

This section will include the results of the diagnostic testing conducted on-site and describe how
the test results informed the rationale for the above recommendations. Auditors may also offer

14
Los Angeles Affordable Multifamily Retrofit Initiative
RFQ & Audit Protocols
2010-08-09




recommendations for the retrocommissioning of certain existing equipment based on diagnostic
test results.

This section of the report will also include a summary of the combustion analysis testing
completed during the energy audit. For all audited dwelling units, include the results of
combustion safety testing and identify if action was warranted as a result of the combustion
safety testing. Report recommendations to include CO detectors to the extent the dwelling units
~ don't have them installed.

Section 5: Energy and Water Audit and Analysis

a. Energy and Water Analysis Methodology
This section of the report should summarize the energy modeling approach and other calculation
methods used in the energy and water analysis. Include name and version of energy modeling
software used and indicate if exceptional calculations are used to estimate energy and energy
cost savings. Provide a summary of the approach, and detailed calculations, used in any
exceptional calculations used for analysis.

b. Utility Analysis and End use Breakdown
This section shall describe the applicable end use(s) for each type of fuel at the project and
present a visual breakdown of annual energy and energy cost by fuel type.

e the Auditor shall graph energy usage for each fuel type for a minimum of 12 months
(BPI 2.8).

e the Auditor shall review the utility rate structure to determine if it seems appropriate
for the project (BPI 2.10; 5.6).

e the Auditor shall make a recommendation for further investigation if the Auditor
finds that the rate structure does not match the utility data (BPI 2.10).

c. Source of Information
This section briefly describes all sources of information used to inform the analysis including:

e The source and scope of utility billing data supplied to the Auditor including the data
source, the data duration in months over which the data covers, and whether the
Auditor received copies of the actual utility bills or electronic interval data.
Construction cost information used in economic analysis

Report if building plans or site verified data was used in the analysis

Report any discrepancies between plans and verified conditions.

Utility rate and schedules

Source of deemed energy savings

@ % @ 8 @

d. Energy Model Inputs and Assumptions
The audit shall clearly state any assumptions used when analyzing energy and water utility data.
(BPI 2.14). This section of the report shall include an “Input Assumptions Table” which reports
an overview of all model inputs for both the standard case and proposed case energy models.
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This table should also highlight building components that were analyzed as potential energy
conservation measures and those having greatest impact on final energy cost savings estimates.
The “Input Assumptions Table” will be in the form of Attachment “F.”

e. Energy Model Documentation
Provide final energy model input and output files used to report energy and energy cost. A log
of all final justified adjustments made to the energy model during the calibration process must
also be submitted in the final report.

Section 6: Energy Efficiency and Water Conservation Cost/Benefit Analyses

This section shall include the individual cost/benefit worksheets for each recommended energy
efficiency and water conservation measure. The worksheets should show implementation cost,
energy and water consumption and financial savings, simple payback, and incremental payback
(as applicable).

Section 7: Quality Assurance and Verification Plan

This section shall include a written plan that outlines the recommended process for the visual
inspection of all newly installed components, and verification of their performance both at the
completion of construction and twelve months thereafter. This Plan shall be in accordance with
the “Post Measure Installation Verification, Inspection and Test Out Requirements for Project
Quality Assurance,” attached as Attachment “G.”

Section 8: Qualifications and Certifications
- This section shall include a description of the qualifications and professional certification of any

person who worked to produce it.

Section 9: Representation

This section shall include a representation from an officer or owner of the firm conducting the
audit that the audit meets the Los Angeles Affordable Multifamily Retrofit Initiative Audit
Protocol without exception and that the final audit report has been reviewed for quality assurance
purposes by a principal or officer of the firm.
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EEBG APPLICATION
2010 AHTF ROUND 3
Page 2 of 2

Type of cooling system?
(split system, packaged AC, other, none)

Age of domestic hot water system

Type of domestic hot water system?

(central without recirculation controls, central with
recirculation controls, central with unknown controls,
individual water heaters)

Age of central ventilation system

Has there been lighting retrofit work done in units
and/or common areas?

Statement of need for energy efficiency and water
conservation upgrading (e.g. boiler needs to be
replaced, ete.)

Is there a plan to conduct a full rehab? If so,
approximately when?

What are the sources of financing in the project?

] Applicant is willing to take on debt to finance energy and water efficiency improvements.

REQUIRED ATTACHMENTS:
[] Past three years’ audits for each property
Year-to-date financial statement for each property

Statement of replacement reserve balance for each property

0o o

Two years of utility data (electric, water, gas)

IF AVAILABLE, please also submit:

U]

Capital Needs Assessment or Physical Needs Assessment

]

Cost estimates or bids for energy efficiency and/or water conservation measures
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File Number: 10195000 08/25/2010

LLos Angeles Housing Depariment
Asset Management

1200 w. 7th St. Cube 808J

Los Angeles, CA 90017

Borrower: Los Angeles Housing Department
Invoice #: ' 10195000

Order Date: 08/16/2010

Reference/Casett:

PG Number: WAN# AP100025

252 S Rampart Avenue
Los Angeles, CA 90057

Single Family $400.00

Invoice Total: $400.00

Siate Sales Tax @ .

Deposit . $0.00

Deposit : $0.00

Amaount Due $400.00
Terms: Due upon receint

Please make Check Payable To:

Gold Coast Appraisais, Inc.
11506 E. Telegraph Rd., Suite 214
Santa Fe Springs, CA 90670

Fed LD.# 330461807

11506 E. Telegraph Rd., Suite 214, Santa Fe Springs, CA 90670 562-651-1058



APPRAISAL OF

A Single Family Residence

LOCATED AT:

252 S Rampart Avenue
Los Angeles, CA 90057

FOR:

Los Angeles Housing Department
1200 W. 7th St. Cube 808J
Los Angeles, CA 90017

BORROWER:

Los Angeles Housing Department

AS OF:

August 17, 2010

BY:
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Mr. Mark Gandara

Portfolio Management

Los Angeles Housing Depariment
1200 W. 7th St.

Los Angeles, CA 90017

Dear Mr. Gandara:
At your reguest, | completed my analysis of the property identified as:

252 S. Rampart Ave.
Los Angeles, CA 90057

Regardless of who pays for the attached appraisal, it has been prepared for our client: The client intends to use
this report for estimate the AS-IS fair market value of the property as of the August 17, 2010. For this
assignment, the improvements were inspected on August 17, 2010, and the date of value is August 17, 2010.

The attached Summary Appraisal Report has been prepared in accordance with your standards as well as the
reporting requirements and the Uniform Standards of Professional Appraisal Practice (USPAP). The final value
reported in the attached report is the "AS 15" value as of date of value.

This appraisal may not be used or relied upon by anyone other than the above-mentioned client for any purpose
whatsoever, without the express written consent of the appraiser. If the client provides anyone else with a copy of
this report, such as a borrower etc., that person(s) may not be entitled to rely upon its contents when making any
decisions about the property. As such the following limiting condition applies:

"Neither all nor any part of the contents of this report shall be conveyed to any person or entity, other than the
appraiser's or firm's client, through advertising, solicitation materials, public relations, new, sales, or other media
without the written consent and appeal of the author, particularly as to valuation conclusions, the identity of the
appraiser or firm with which the appraiser is connected, or any reference to the Appraisal Institute or the MAI,
SRA or SRPA designation. Furthermore, the appraiser or firm assumes no obligation, liability, or accountability to
any third party. If this report is placed in the hands of any one, but the client, the client shall make such party(s)
aware of all the assumptions and limiting conditions of the assignment.”

This appraisal assignment is a Summary Appraisal Report under Standards Rule 2-2(b), as defined in the
Uniform Standards of Professional Appraisal Practice (USPAP) of an appraisal performed under Standard Rule 1
of the USPAP.

Should you have any questions regarding the analysis or conclusions of value found in the attached report please
contact me.

Sincerely,

Abecs By, o
Hee K. Yi
Certified General Appraiser

AG 035644 Expires 11/16/2010




The Los Angeles Housing Department is the intended user of this report. For this assignment, the improvements were inspected on
August 17, 2010, and the date of valt  August 17, 2010,

INTENDED USERS
The client intends to use this report for estimate the AS-IS fair market value of the property as of the August 17, 2010.

TYPE OF APPRAISAL REFPORT
As specified in the most current version of the Uniform Standards of Professional Appraisal Practice (USPAPY), this is a Summary
Appraisal Report.

DATE OF INSPECTION AND DATE OF REPORT
This property was viewed on August 17, 2010 and the reporf was wiitten on August 24, 2010.

COMPETENCY PROVISION
As of the date of this assignment, Hee K. Yi meets the continuing education requirements for a Certified General Appraiser for the
State of California.

CONFIDENTIALITY

The appraiser must be aware of, and comply with, ali confidentiality and privacy laws and regulations applicable in an assignment.
Disclosure of confidential information is permissible to professional peer review committees, except when such disclosure to a
committee would violate applicable law or reguiation. Confidential Information means information that is either identified by the client
as confidential when providing it to an appraiser and that is not available from any other source; or classified as confidential or
private by applicable law or regulation,

SCOPE OF THE APPRAISAL ASSIGNMENT

Data sources include NDC data, MLS, and appraiser's files. Whenever possible, sales were verified with the buver, selier, real estate
agent, or lender. If data could not be verified through a party involved in the transaction and the data appeared to be consistent with
other data, it was used in the analysis. In all cases of data verification, | assumed that the information obtained is correct and
accurate.

The appraiser viewed only the interior and exterior of the property on August 17,2010, The appraiser noted both the positive and
negative exiernal features of the property. Visual exterior deferred maintenance was also considered as well as any exterior upgrades
mzde to the structure. The appraiser did not do an interior inspection; therefore, the electrical components, the heating and cooling
sysi2m, or the plumbing were not tested; the appraiser assumed that they were in working order. The appraiser assumed that there
was no {ermite or dryrot damage to the interior components of the structure. The appraiser only took note of any obvious termite or
dryrot damage. The appraiser did not inspect the roof, attic, or the crawl space. The appraiser assumed that these components did
not suffer from any deferred maintenance. Only those characteristics of the property that are relevant to its valuation will be shown in
the report,

The appraiser took exterior pictures of the subject's improvements. Pictures of upgrades and deferred maintenance items are
included in the report. Scenes of the subject street are aiso included.

The appraiser relied on the County Assessor's information to ascertain the subject's lot size and living size areas as a guide in
estimating the legally permitied square footage of the buildings residing on the lot. The appraiser also refied on the County
Assessor's information in order to report the APN number and the legal description. If the client provides a title report, it is reviewed
and faken into consideration with respect to easements, covenants, restrictions, and other encumbrances. The appraiser did not
research the presence of such items independently. If a fitle report is not provided by the client, the appraiser will rely on the
observation of any apparent easements or restrictions.

The appraiser viewed the neighborhood to ascertain its boundaries, The appraiser noted any positive or negative external features
that may have an impact on value. The appraiser selected comparable sales data that is deemed appropriate for this assignment,
Data was selected within 3-6 months from date of value. if there is insufficient data, the appraiser searched as far back as 18 months
for sales. The appraiser may expand the search for data to other competing neighborhoods, but this is done only when there is
insufficient data within the subject's neighborhood. The appraiser also considered listings as a possible comparabile in order to reflect
current market conditions. The appraiser viewed the data used in this analysis from street and took photegraphs of each comparable.

The appraisal problem did not warrant an intensive highest and best use study. Given the nature of the subject real estate, my
conclusion of highest and best use was based on logic and observed evidence.

The Comparison Approach is the primary methodology used in estimating the value of the subject property. A GRM analysis does
not provide any insight into value because residential properties in this neighborhood are purchased for owner use rather than as a
rental. The Cost Approach is not considered a valid indicator by realtors, seliers or buyers. However, if is included as a test of
reasonabieness against the Comparison Approach.




The foliowing market value definition supersedes the definition found in the printed form.

This appraisal has been prepared in acco wance with the definition of fair market value as i.and in App.18-1[03/07]1378CHG-8
Appendix 19.

The price that a seiler is willing to accept and a buyer is willing to pay on the open market in an arm's length transaction, whereby

1. buyer and seller are typically motivated,

2. both parties are well informed or well advised, and acting in what they consider his or her own best interests;

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

4. payment is made in terms of cash in U. S. dollars or in terms of financial arrangements comparable thereto;

5, The price represents the normal consideration for the property sold unaffected by speciaf or creative financing or sales
concessions granted by anyone associated with the sale.

DEFINITION OF REAL ESTATE TERMS

FEE SIMPLE INTEREST OR ESTATE: Absolute ownership unencumbered by any other inferest or estate, subject only to the
limitations imposed by the governmental powers of taxation, eminent domain, police power, and escheat.

LEASED FEE ESTATE: An ownership interest held by a {andiord with the rights of use and cccupancy conveyed by a lease to others.
The rights of the lessor (leased fee owner) and the leased fee are specified by the confract terms contained within the lease.

EXTRAORDINARY ASSUMPTIONS
The typical assumptions for this valuation are found in the printed form. In this particular analysis, the appraiser has not inspected

the interior of the subject or the comparables.

ADDITIONAL ASSUMPTIONS
1)}The appraiser reserves the right to amend this report if undisclosed facts are given to the appraiser after completion of this report.

2)The appraiser assumes no responsibility for changes in market conditions which might require a change in the appraised value.

APPRAISER'S HISTORICAL ACTIVITY
The appraiser has not performed a valuation of this property during the past 36 months.

AMERICAN WITH DISABILITIES ACT (ADA).
This property is not designed to accommodate handicapped users.

ENVIRONMENTAL HAZARDS EXAMPLE: LEAD BASED PAINT & ASBESTOS
Due to the age of the building, lead based paint and or asbestos may be present. An expert should be retained to ascertain their
presence, Our inspection revealed that there is no cracked or pealing paint.

EXPOSURE AND MARKETING TIME
If a property is properly priced, in reasonably good condition and properly marketed by a local licensed real estate agent, a realistic
time on the market and exposure to the market will be 30 to 860 days.

ECONOMIC CONDITIONS WARNING

The the present time, real estate values are in a state of flux caused in part by the sub-prime lending market coupled with a weak
economy. Thus, the values shown in this report are only valid as of the date of the appraisal. The value shown in the report may
change should their be a steeper decline in the economy.




- Nelghburhood Name Map Reference 634C1 Census Tract 2086.20
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Occupan% DOwner DTenam -Vacant Special Assessments $§ None j PUD  HOAS Dper year Dpermunlh

Propeny Rights Appraised . X} Fee Simple D Léecniold D Other (describe)

Asmgnment Type D Purchase Transaction [:] Relinance Transaclion . X} Other (describe)

LenderiClient Los Angeles Housing Department Address 1200 W. 7th St. Cube 808J, Los Angeles, CA 90017

£ Is the subject property currentfy offered for sale or has it been offered for sale in the twelve months prior to the effective date of this appraisal? D Yes D No

Report data source(s) used, offering price(s), and date(s). This property is not listed on MLS_ it is part of the First Look Program to allow government
agencies to purchase the property before being marketed to the general public.

] Ddid éid rot analyze the contraci for sale for the subject purchase transaction. Explain the results of the anadysis of the contract for sale or why the analysis was not performed.
This client is using this valuation to negotiate a purchase price and has not yet made an offer for the property.

Contract Price $ Date of Contract Is the property selier the owner of public fecord? D Yes I:] No  Data Source(s)
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=4 |s there any financial assistance (loan charges, sale concessions, gift or downpayment assistance, etc.) o be paid by any party on hehalf of the borrower? D Yes No
&1 If Yes, report the total dollar amount and describe the items to be paid.

[X) suburban | }eural Pmperw Values [ Jincreasing  [XJStable Declining PRICE AGE | One-Unit 65 %
Bui-up [X]over 75% [ J2s-75% | Tunder 75% Demand/Supply DShortaqe |X i1 Balance | |Over Supply | $(000) (yrs) | 2-4 Unit 10 %
Growth | Rapid X]stable [ Jstow Marketing Time [ Junder3mths_[X]3-6 mths Over 6 mths 130 Low 80 | Mulli-Family 15 %
Neighborhood Boundaries  Santa Monica Bivd. o the north, 110 Fwy. to the east, Wilshire Blvd. fo 1,200 High 97 | Commescial 10 %
the south and Western Ave. to the west, 350 Pred, 86 | Other %

o]
)
I
o
o]
=
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L

Neighborhood Description - This neighborhood is comprised of older single family, multi-family, and commercial properties. Some of the properties have undergone
renovation with new kitchens and bathrooms, Mainienance levels range from average {o good with a few scattered properties that show deferred maintenance.

Public fransportation is available along major thoroughfares,

= | Market Conditions (ineluding support for the above conchisions)  The lecal econemy is suffering from a high unemployment rate that has been hovering around 12.5%. Howaver, recently the

i1 enfertainment and the import/export sectors are showing signs of recovery and are agein hiring new or recalling furloughed warkers. Despite some rebound in the economy, foreclosure fransactions are

stilt oceurring throughout the region In all types of properties. Office, refail and industrial vacancies bave been slowly rising.
Dimensions See attached plat map Area 7000 SF Shape Rectangular view None

Specific Zoring Classtiication R4 Zoning Description Multi-Family Dwelling

Zoning Comgliance @ Legal [? Leqal Noncenfoiming (Grandfashered Use) [:] No Zoning D llfegal {describe)

g Is the highest and best use of \iie 2ubject property as improved {or as proposed per plans and specifications) the present use? Yes D No I No, describe.

Utitities Public  Other (describe) Public  Other{describe) Off-site Improvements—Type Public  Private

e Clectricity (X Water X Street asphait e

1) Gas X Sanitary Sewer X Aley None

| | FEMA Special Flood Hazard Ares__|_JYes [XINo__ FEMA Flood Zone X FEMAMap# 060137/06037C FEMA Map Date 09/26/2008

% Are the wtilities and off-site improvements typical for the market area? Yes D No__ If No, describe.
i1 Are there any adverse site condiiions or extemal factors (easements, encroachments, environmental conditions, land uses, etc.)? Yes D No  IfYes, describe. A titie report
| has not been reviewed for any adverse easements, encroachments, or deed restrictions. A visual inspection of the site revealed that

;{{{'_ there are typical utility easements present. No encroachments were readily observable from the public street.

TaiSlcORn

o Unlts - XJ0one D One wnh Accessory Unit Concrete Slab X Crawl Space Foundation Walls WoodlAvg Floors Carpet/Good
T ¢ of Stories Two Fult Basement Partial Basement | Exterior Walls Stucco/Avg Walls Drywall/Good
o Type Det. | Jar [ JS-Det/End Unit] Basement Area 0 sq.k. | Roof Surface Composite/Avg | TrimFinish  Wood/Avg
: Existing ) Proposed ! TuUnder const. | Basement Finish % | Gutters & Downspouts Unknown BathFioor  Tite/vinyl/Good
& Design (Style) Conventional ([ Joutside Entry/Exit__ ] Sump Pump | Window Type Aluminum/Avg Bath Wainscot_Tile/Good
3% voar Built 1913 Evidence of D infestation Storm Sashfinsulated None Noted Car Storage BNone
Effective Age (Yrs} 40 D Dampress | Settlement Screens Aluminium/Ava [:] Driveway  # of Cars
Attic None Heating LU FWA !D HWBB l D Radiant] Amenities WoodStove(s) # Driveway Surface None
Brop Stair [ stairs D Other | Fuel Gas :] Fireplace(s) # Fence Garage  #of Cars
Fioor E Scuttie Cooling (:] Centrat Air Conditioning :] Patio/Deck X JPorch Carport  #of Cars
Finished Heated Individual [ Jother Poo [ other At Joet [ Jpuitin

=g Anpliances DRefriqeralor [:]Ranqel{)ven Dishwasher DDispnsal DMicrowave DWashen’Drver DOther (describe) None

Finished area above grade contains: 8 Rooms 6 Bedrooms 3 Bath(s) 3,568 Square Feet of Gross Living Area Above Grade

] Additional features (speciat energy efficient items, etc).  None

Describe the condition of the property (including needed repalrs, deteriaration, renovations, remodeling, etc).  We made extra assumption that the home will be in
excellent condition after rehab. The subject is overall in very poor condition. The house is not habitable. There are no facilities in the

kitchen and baths, The floors and walls of all the area are unfinished. ™**The property will be appraised under hypothetical condition.

Are there any physical deficiencies or adverse conditions that affect the livabifity, soundness, or structural integrity of the propery? DYes No  ifYes, describe. No adverse
conditions were observed that affects the soundness of the property.
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Proximity to Subject it 421 Miles

Sale Price $ T s 450,000 = 570,000 [F2E s 479,500
Sale Price/Gross Liv. Area | $ 0.00 sq.ft [$ . +9.06 sq.fi 21 163 79 sg. ft. SRy {5548 st Rl E g
Data Source(s) L MLS, Realist and NDC Data | MLS, Realist and NDC Data__ | MLS, Realist and NDC Data
Verification Source(s) MLS# P734281 doc# 1038642 | MLS#Mm-H10001044 Doc#210882 | MLS#Cw-09370415 Dou# 1218147
VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION +£) $ Adjustment DESCRIPTION +{) § Adjustment DESCRIPTION +{) 5 Adjusiment
Sale or Financing ey Conventional 50% Down Conventional

Concessions 50% st

Date of Sale/Time Snee e 07/28/2010 02/M17/2010 08/10/2009

Location Suburban Suburban Superior -30,000 | Suburban

Leasehoid/Fee Simple | Fee Simple Fee Simple Fee Simple Fee Simple

Site 7000 SF 7150 6229 7500

View None None None None

Design {Style} Conventicnal Conventional Conventionai Conventional

Quality of Construction Average Average Average Average

Actual Age 97+~ Years 06 102 89

Congdition Excellent Fair 60,000 | Excellent Average 40,000
Above Grade Towal |Bdms|  Baths Total |Bdms)  Baths 10,000 | voal |Bonns)  Baths 10,000 | rowl [Bams|  Bans 5,000
Room Count 86 3 614 3 6|4 3 715 3

Gross Living Area 50.00 3,568 sq.f. 3,019 sq.fi 27,500 3,480 sn it 4,400 3,084 sq.fi 24 200
Basement & Finished None None None None

Rooms Below Grade None None None None

Functional Utility Average Average Average Average

Heating/Caoling FWA FWA FWA FWA

Energy Efficient liems Typical Typical Typical Typical

Garage/Carpon, None 1 Car Garage 2,500 | None None

Porct/Patio/Deck Porch Porch Porch Porch

Net Adiustment (Total) (R X 3 1s 100,000 [ IXJ- s 156000 XJ+ [ - s 69,200
Adjusted Sale Price & NetAd. 22.2% NetAd, -2.7% NetAd. 14.4%

of Comparables e e GrossAdi. 22.2% |8 550,000 | Grossad.  7.8% | § 554,400 | Gross Adi,  14.4% | $ 548,700

[ | X)did

did not researcht 1he sale or transfer history of the subject properly and comparable sales. If not, explain

My research did D did not reveat any prior sales or transfers of the subject property for the three years prior 1o the effective date of this appraisal.

Data sowrce(s) NDC Data and Realist

My research did Ddid not reveal any prior sales or ransfers of the comparable sales for the vear prior to the date of sale of the comparable sale.

Data source(s) NDC Data and Realist

Report the results of the research and analysis of the prior sale or transfer history of the subject property and comparable sales (report additionat prior sales on page 3).

ITEM SUBJECT COMPARABLE SALE NO, 3 COMPARABLE SALE NO. 2 COMPARABLE SALE NO. 3
Date of Prior Sale/Transfer 04/28/2010 (foreclosure) | 06/17/2008 (foreciosure) | 12/10/2008 (foreclosure) [ 10/08/2008 (foreciosure)
Price of Prior Sate/Transfer $124773 $661,004 $430,027 $818,801
Data Source(s) NDC Doc# 572188 NDC Doci# 910893 NDC Doc# 1875462 NDC Doc# 1800505
Effective Date of Data Seurce(s) [ August 17,2010 August 17,2010 August 17,2010 August 17,2010

Analysts of prior sale of transfer history of the subject property and comparable sales

Presently most of the transactions in the subject's neighborhood are the

result of foreclosures, Some have now been listed with a real estate agent and are posted on MLS and are being offered at prices that

reflect an "As Is"condition. Many are in fair fo poor condition but some have previously been remodeled and are in good to excellent

condition. Hence, there will often be a recent foreclosure transaction.

Summary of Sales Comparison Approach,

It was necessary o locate sales that may be further than a one mile radius in order to find transactions that are more like the

subject. All the comparabies are inferior to the subject in size therefore upward adiustments were made. Comp 1, 3,4, and 5 need io be adjusied upward for

their inferior living size. Most weight is given to Comp 2 because it has the least net and gross adjustment. The property will be appraised under hypothetical

condition. Therefore the cost of construction will be deducted from the value after rehab. As cost of $50.00 per sq.ft. of cost to cure is applied to subject in its

after rehab condition in order fo arrive at its "as is" condition. This $50 per sq.fi. cost is based on a rehab cost of 1447 sq.ft. duplex located in

Inglewood.

$554 000 (value after rehab)

- $178,400 {construction cost of rehab)

$ 376,000 {rounded, As of value of August 17, 2010)

inditated Value by Sales Comparison Approach $ 376,000

Indicated Value by: Sales Comparison Approach$376,000

Cost Approach (ifdeveloped) 3 392,900

Income Approach {if developed} $

Comparison Approach was given most weight as it best reflects the actions of the typical buyers. Cost Approach was given secondary

emphasis providing additional support. The Income Approach was not considered applicable or reliable as most properties in the area

are owner oceupied.

This appraisal is made D asis,”
"
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| other purposes is not mtended by the appralser Nothlng set forth in the appralsal shouid be relled upon for the purpose of determlnmg
the amount or type of insurance covera 3 be placed on the subject property. The appr r assumes no liability for and does not
guarantee that any insurable value estimate inferred from this report will result in the subject property being fully insured for any loss
that may be sustained. The appraiser recommends that an insurance professional be consulied. Further, the cost approach may not be
a reliable indication of replacement or reproduction cost for any date other than the effective date of this appraisal due to changing
costs of labor and materials and due to changing building codes and governmental regulations and reguirements.

The 2010-11 USPAP Additional Certification

The reporied analyses, opinicns and conclusions were developed, and this report has been prepared, in conformity with the
requirements of the Code of Professional Ethics and Standards of Professional Practice of the Appraisal Institute, which include the
Uniform Standards of Professional Appraisal Practice.

I have not provided any services with respect o this property in the last 36 months.

ADDITIONAL COMMENT

The signature found on the certification page located in this report applies to this _statement.

Ry DS ACDRONE) A e
Prnwde adequate mfnrmatmn for the lender/client to replicate the beiow cost fiqures and calcuiations.
Support for the opinion of site value {summary of comparable land sales or other methods for estimating ste value)  Because this is a fully developed residential
neighborhood there are no meaningful land sales. Therefore land value was estimated via abstraction. -

:Q ESTJMATED [:] REPRODUCTION OR - [X) REPLACEMENT COST NEW OPINIONOF SITEVALUE ... s =3 100,000

é Source of cost data Marshall Valuation Service Dwelling 3,568 sg.rr@y  185.00..........-% 660,080

% Quality rating from cost service D Effective date of costdata 08/17/2010 Sq.FL@s iiiiieaen S

%4 Comments on Cost Approach {gross living area calculations, depreciation, etc.)

g Marshall Valuation Service provided the replacement cost Garage/Carport Q Sg.Ft@$ ... = 0

iu estimates. The effective age/life methodology determined the Total Estimateof Cost-New ..., = 660,080

1] depreciation. In this fully developed neighborhood the abstraction |less 70 Physical | Functional | External

A1 methodology gives a reasonable indication of land value Depreciation $377,188 =§( 377,188)

. Depreciated Cost of IMPIOVEMENTS .. .. vv v ie i veenivaaen e = $ 282 892
"As-is" Value of Site [Mprovements. ... .vvvvuveariirieieeiarsins = § 10,000

Esnmaled Remamm Ecozmmrc Life (HU and VA ont 30 Years

|s the developer/builder in control of the Homeowners Asspciation (HOA}‘? D Yes . No  Unit type{s} D Detached DAttacI'zed
Provide the following information for PUDs ONLY if the developer/buiider is in contro] of the HOA and the subject property is an attached dwefling unit.
Legat name of project

Total number of phases Total number of units Total number of tinits sold
Totat number of units rented Total number of units for sale Data source{s)

Was the project created by the conversion of an existing building(s) into a 2UD? E] Yes D No  if Yes, date of conversion.
Does the project contain any multi-dwelling units? [:] Yes [:] Np  Data source(s)

Are the units, common elements, and recreation fackities complete? D Yes D Ne  If Mo, describe the stats of completion.
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This appraisal report is subject to the fo” ving scope of work, intended use, intended us~- definition of market value, statement of
assumptions and limiting conditions, ar.  _erlifications. Modifications, additions, or dele. 5 to the infended use, intended user,
definition of market value, or assumptions and Emiting conditions are not permitted. The appraiser rnay expand the scope of work
to include any additional research or analysis necessary based on the complexity of this appraisal assignment. Modifications or
deletions to the certifications are also not permitted. However, additional certifications that do not constifute material alterations

to this appraisal report, such as those required by faw or those relfated to the appraiser's continuing education or membership in an
appraisal organization, are permitted.

SCOPE OF WORK: The scope of work for this appraisal is defined by the complexity of this appraisal assignment and the
reporting requirements of this appraisal report form, including the following definition of market vaiue, statement of assumptions
and limiting conditions, and certifications. The appraiser must, at a minimum: (1) perform a complete visual inspection of the
interior and exterior areas of the subject property, (2} inspect the neighborhood, (3} inspect each of the comparable sales from at
least the street, (4) research, verify, and analyze data from reliable public and/or private sources, and (5) report his or her analysis,
opinions, and conclusions in this appraisal report.

INTENDED USE: The intended use of this appraisal report is for the lender/client to evaluate the property that is the subject of
this appraisal for a mortgage finance transaction.

INTENDED USER: The infended user of this appraisal report is the lender/client.

DEFINITION OF MARKET VALUE: The most probable price which a property should bring in a competitive and open market
under all conditions requisite to a fair sale, the buyer and seller, each acting prudently, knowledgeably and assuming the price is
not affected by undue stimulus. Impilicit in this definition is the consummation of a sale as of a specified date and the passing of
title from seller to buyer under conditions whereby: (1) buyer and seller are typically motivated; (2) both parties are well informed
or well advised, and each acting in what he or she considers his or her own hest 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 sefers as a result of tradition or law in @ market area; these costs are readily
identifiablz since the seller pays these cosls in virtually all sales transactions. Special or creative financing adjustments can be
ma-de to the comparable property by comparisons to financing terms offered by a third party institutional lender that is not already
invaived in the property or transaction. Any adjustment should not be caleulated on a mechanical dollar for dollar cost of the
financing or concessinn but the dollar amount of any adjustment should approximate the market's reaction to the financing or
concessions based on the appraiser's judgment.

STATEMENT OF ASSUMPTIONS AND LIMITING CONDITIONS: The appraiser’s certification in this report is subject to the
foliowing assumptions and limiting conditions:

1. The appraiser will not be responsible for matters of a legal nature that affect either the property being appraised or the titie
to it, except for information that he or she became aware of during the research involved in performing this appraisal. The
appraiser assumes that the fitle is good and marketable and will not render any opinions about the title.

2. The appraiser has provided a sketch in this appraisal report to show the approximate dimensions of the improvements. The
sketch is included only to assist the reader in visualizing the property and understanding the appraiser's determination of its size.

3. The appraiser has examined the available flood maps that are provided by the Federal Emergency Management Agency (or
other data sources} and has noted in this appraisal report whether any portion of the subject site is located in an identified Special
Flood Hazard Area. Because the appraiser is not a surveyor, he or she makes no guarantees, express or implied, regarding this
determination.

4, The appraiser will not give testimony or appear in court because he or she made an appraisal of the property in question,
unless specific arrangements to do so have been made beforehand, or as otherwise required by law.

5. The appraiser has noted in this appraisal report any adverse conditions (such as needed repairs, deterioration, the presence of
hazardous wastes, toxic substances, etc.) observed during the inspection of the subject property or that he or she became aware of
during the research involved in performing this appraisal. Unless otherwise stated in this appraisal report, the appraiser has no
knowledge of any hidden or unapparent physical deficiencies or adverse conditions of the property (such as, but not limited to,
needed repairs, deterioration, the presence of hazardous wastes, toxic substances, adverse environmental conditions, etc.) that
would make the property less valuable, and has assumed that there are no such conditions and makes no guarantees or
warranties, express or implied. The appraiser will not be responsible for any such conditions that do exist or for any engineering or
testing that might be required to discover whether such conditions exist. Because the appraiser is not an expert in the field of
environmental hazards, this appraisal report must not be considered as an environmental assessment of the property.

6. The appraiser has based his or her appraisal report and valuation conclusion for an appraisal that is subject to satisfactory
compietion, repairs, or alterations on the assumption that the completion, repairs, or alterations of the subject property will be
performed in a professional manner.




appraisal report.

2. | performed a complete visual ins, .don of the interior and exterior areas of the su._.ct property. | reperted the condition of
the improvements in factual, specific terms. | identified and reported the physical deficiencies that could affect the livability,
soundness, or structural integrity of the property.

3. I performed this appraisal in accordance with the requirements of the Uniform Standards of Professional Appraisal Practice
that were adopted and promuigated by the Appraisal Standards Board of The Appraisal Foundation and that were in place at the
time this appraisal report was prepared.

4. | developed my opinion of the market value of the real property that is the subject of this report based on the sales comparison
approach to value. | have adequate comparable market data to develop a reliable sales comparison approach for this appraisal
assignment. | further cerlify that | considered the cost and income approaches to value but did not develop them, unless otherwise
indicated in this report.

5. lresearched, verified, analyzed, and reporied on any current agreement for sale for the subject property, any offering for sale
of the subject property in the twelve months prior to the effective date of this appraisal, and the prior sales of the subject property
for a minimum of three years prior to the effective date of this appraisal, uniess otherwise indicated in this report.

6. I researched, verified, analyzed, and reported on the prior sales of the comparable sales for a minimum of one year prior to the
date of sale of the comparable sale, unless otherwise indicated in this report.

7. 1selected and used comparable sales that are locationally, physically, and functionally the most similar to the subject property.

8. | have not used comparable sales that were the result of combining a land sale with the contract purchase price of a home
that has been built or will be built on the land.

9. | have reported adjustments {o the comparable sales that reflect the market's reaction to the differences between the subject
property and the comparable sales.

10. 1 verified, from a disinterested source, all information in this report that was provided by parties who have a financial interest in
the sale or financing of the subject property.

11. | have knowledge and experience in appraising this type of property in this market area.

12. | am aware of, and have access to, the necessary and appropriate public and private data sources, such as multiple listing
services, tax assessment records, public land records and other such data sources for the area in wi:ich the property is located.

13. | obtained the information, estimates, and opinions furnished by other parties and expressed in this appraisal report from
reliable sources that | believe to be true and correct.

14. | have taken into consideration the factors that have an impact on value with respect to the subject neighborhood, subject
property, and the proximity of the subject property 1o adverse influences in the development of my opinion of market value. | have
noted in this appraisal report any adverse conditions {such as, but not limited to, needed repairs, deterioration, the presence of
hazardous wastes, toxic substances, adverse environmental conditions, etc.) observed during the inspection of the subject property
or that | became aware of during the research involved in performing this appraisal. | have considered these adverse conditions in
my analysis of the property value, and have reported on the effect of the conditions on the value and marketability of the subject

property.

15. 1 have not knowingly withheld any significant information from this appraisai report and, to the best of my knowledge, all
statements and information in this appraisal report are frize and correct.

16. | stated in this appraisal report my own personal, unbiased, and professional analysis, opinions, and conclusions, which are
subject only to the assumptions and limiting conditions in this appraisal report.

17. 1 have no present or prospective interest in the property that is the subject of this report, and | have no present or prospective
personal interest or bias with respect to the participants in the transaction. | did not base, either partially or completely, my
analysis and/or opinion of market value in this appraisal report on the race, color, religion, sex, age, marital status, handicap,
familiat status, or national origin of either the prospective owners or occupants of the subject property or of the present owners or
occupants of the properties in the vicinity of the subject property or on any other basis prohibited by law.

18. My employment and/or compensation for performing this appraisal or any future or anticipated appraisals was not conditioned
on any agreement or understanding, written or otherwise, that | would report {or present analysis supporting) a predetermined
specific value, a predetermined minimum value, a range or direction in value, a value that favors the cause of any party, or the
attainment of a specific result or occurrence of a specific subsequent event (such as approval of a pending mortgage loan
application).

19. 1 personally prepared all conclusions and opinions about the real estate that were set forth in this appraisal report. ] relied on
significant real property appraisal assistance from any individual or individuals in the performance of this appraisal or the
preparation of this appraisal report, | have named such individual(s) and disclosed the specific tasks performed in this appraisal
report. | certify that any individual so named is qualified to perform the tasks. | have not authorized anyone to make a change to




of tﬁé Unlted ‘S-tétés;; and any state, the District of Columbia, or other jurisdictions; without having to obtain the appraiser’s or
supervisory appraiser's (if applicable’  1sent. Such consent must be obtained beforv 5 appraisal report may be disclosed or
distributed to any other party (includiny, but not limited to, the public through advertising, public relations, news, sales, or other

media).

22. I am aware that any disclosure or distribution of this appraisal report by me or the lender/client may be subject to certain laws
and regulations. Further, | am also subject to the provisions of the Uniform Standards of Professional Appraisal Practice that
pertain o disclosure or distribution by me.

23. The borrower, another lender at the request of the borrower, the mortgagee or its successors and assigns, morigage insurers,
government sponsored enterprises, and other secondary market participants may rely on this appraisal report as part of any
moertgage finance transaction that invelves any one or more of these parties.

24, \f this appraisal report was transmitted as an “electronic record” containing my “electronic signature,” as those terms are
defined in applicable federal and/or state laws (excluding audic and video recordings), or a facsimile transmission of this appraisal
report containing a copy or representation of my signature, the appraisal report shall be as effective, enforceable and valid as if a
paper version of this appraisal report were delivered containing my original hand written signature.

25. Any intentional or negligent misrepresentation(s) contained in this appraisal report may resuit in civil liability and/or criminal
penalties including, but not limited to, fine or imprisonment or both under the provisions of Title 18, United States Code, Section
1001, et seq., or similar state laws.

SUPERVISORY APPRAISER'S CERTIFICATION: The Supervisory Appraiser certifies and agrees that:

1. | directly supervised the appraiser for this appraisal assignment, have read the appraisal report, and agree with the appraiser's
analysis, opinions, statements, conclusions, and the appraiser's certification.

2. | accept full responsibility for the contents of this appraisal report inciuding, but not limited to, the appraiser’s analysis,
opinions, statements, conclusions, and the appraiser's certification.

3. The appraiser identified in this appraisal report is either a sub-contractor or an employee of the supervisory appraiser (or the
appraisal firm), is gualified to perform this appraisal, and is acceptable to perform this appraisal under the applicable state law.

4. This appraisal report complies with the Uniform Standards of Professional Appraisal Practice that were adopted and
promulgated by the Appraisal StanJards Board of The Appraisal Foundation and that were in place at the time this appraisai
report was prepared.

5. If this appraisal report was transmitted as an "electronic record” containing my “electronic signature,” as those terms are
defined in applicable federal and/or state laws (excluding audio and video recordings), or a facsimile transmission of this appraisal
report containing a copy or representation of my signature, the appraisal report shall be as effective, enforceable and valid as if a
paper version of this appraisal report were defivered containing my original hand written signature.

APPRAISER SUPERVISORY APPRAISER (ONLY IF REQUIRED)
Signature M@u %fvf W’ Signature

Name Hee K. Yi & g Name

Company Name Gold Coast Appratsals, Inc. Company Name
"Company Address 11506 E. Telegraph Rd., Ste 214 Company Address

Santa Fe Springs, CA 90670

Telephone Number 562-651-1058 Telephone Number

Email Address corporate@goldcoastappraisals.com Email Address

Date of Signature and Report 08/24/2010 Date of Signature

Effective Date of Appraisal August 17, 2010 State Certification #

State Certification # AG035644 or State License #

or State License # State

or Other (describe) State # Expiration Date of Certification or License

State CA

Expiration Date of Certification or License 11/16/2010

ADDRESS OF PROPERTY APPRAISED SUBJECT PROPERTY

252 S Rampart Avenue (L] Did not inspect subject property

Los Angeles, CA 90057 (O pid inspect exterior of subject property from street

Date of Inspection
APPRAISED VALUE OF SUBJECT PROPERTY $ 376,000 {Jpid inspect interior and exterior of subject property

Date of Inspection

1 FSAIMIT M T I AT




$ _‘i :79.42 sq. ft.

i
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MLS
= MLS# F1853024
VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION +{ 5 Ad) t DESCRIPTION +§) § Adjustment DESCRIPTION +{) § Adj
ale or Financing 1 25% Down Not Applicabie
Concessions 75% 1st Not Applicable
Date of Sale/Time e 1 07/08/2010 Listing
ocation Suburban Suburban Similar
LeaseholdiFee Simple | Fee Simple Fee Simple Eee Simple
7000 SF 7492 6098
| View None None None
1 Design (Style) Conventional Conventional Conventional
1 Quality of Construcion | Average Average Average
Actual Age 97+/- Years 91 112
ondition Excelient Average 40,000 : Average 40,000
| Above Grade Total |Berms| __ Baths Totai |Bdrms|  Baths -5,000 ; Towl {3sms| _ Baths 5,000 | rotal [aarms)  Bamns
| Room Court 816 3 97 3 715 4 -3,000
| Gross Living Area 50.00 3,568 so.h 2,650 sq.ft. 45,900 2,536 sq.ft. 51,600 sq. ft.
| Basement & Finished None None None
§ Rooms Below Grade None None None
| Functional Utlity Average Average Average
eating/Cooling FWA FWA FWA
| Enorgy Efficent kems | Typical Typical Typical
| Garage/Carport None None None
| PorchyPatio/Deck Porch Porch Porch
Net Adjustment {Total) : (]« D $ 80,900 + D $ 93,600 + D $
Adjusted Sale Price ; Netad. 18.0% NetAdi, 20.6% NetAd.  0.0%
of Comparables sttt GrossAd 20.2% [ 3 530,900 | GrossAdi, 21.8%(§ 548,600 |GrossAd,  0.0% 13

ITEM

SUBJECT

COMPARABLE SALE NO. 4

COMPARABLE SALE NO. 5

COMPAi:ABLE SALE MO, 6

Date of Prior SalefTransfer

04/28/2010 (foreclosure)

No sale within 36 moenths

No sale within 36 months

Price of Prior SalefTransfer $124.773 Not Applicable Not Applicable
Data Source(s) NDC Doc# 572189 NDC Data NDC Data
Effective Date of Data Source(s} | August 17,2010 August 17,2010 August 17,2010

Summary of Sales Comparison Approach

USAIES COMPARISONAPPRGA




First Floor

T
Bath Famliy
Bedroom
Kitchen
Dintng
Den
Living Room

Second Floor
Betraom
Bedroom
Buth
Bedroom
Bsth
Bedrom Bedroom

Sketch by Apeax IV Windows ™
AREA CALCULATIONS SUMMARY LIVING AREA. BREAKDOWN
Code Description " stz Totals Breakdown Subtotals
GLal - Pirst Floor 1867.50 1867.50 rirgt Floorx
GLAZ Second Floor 1700,00 1700.00 12,9 x 51.0 612.00
4.5 x 49.0 220.50
20.0 x 50.0 1000,00
1.0 = 21.0 21.00
1.0 = 14,0 14.00 B
Second Filoor
21,0 = 37.5 787.50

R R

T

R

25.0 = 36.5

912,50







3,068
8

00
52.35
47.65
0.00
0.00

100.

%of GLA | %
52.35
47.65

0.00
0.00

3,568
1,868
1,700

Area

GRUSS LIVING AREA (GLA)

Living
Levet 1
Level 2
Level 3
Other
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FRONT VIEW OF
SJUBJECT PROPERTY

Appraised Date: August 17, 2010
Appraised Value: $ 376,000

REARVIEWOF
SUBJECT PROPERTY

STREET SCENE




.- COMPARABLE SALE #1

849 Westchester Pi.
Los Angeles, CA 90005
Sale Date: 07/28/2010
Sale Price: $ 450,000

COMPARABLE SALE #2

2823 W. 8th St

Los Angeles, CA 90005
Sale Date: 02/17/2010
Sale Price: $ 570,000

COMPARABLE SALE #3

719 8. St. Andrew Pl
Los Angeles, CA 90005
Sale Date: 08/10/2009
Sale Price: $ 479,500




- COMPARABLE SALE #4

832 S. St. Andrew Pl
Los Angeles, CA 90605
Sale Daie: 07/08/2010
Sale Price: $ 450,000

COMPARABLE SALE #5

1324 Magnolia Ave.

Los Angeles, CA 90006
Sale Date: Listing

Sale Price: § 455,000

COMPARABLE SALE #6

Sale Date:
Sale Price: $
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Fiia No. 10187000

APPRAISAL OF

" 40 Unit Multi-Family Property

LOCATED AT:

B19 W dth Strest
San Pedro, CA 80731

FOR:

Les Angeles Housing Department
1200 W. 7th St. Cube B08J
Los Angeles, CA 90017

BORROWER:

AS OF:

August 17, 2010

BY:

Hee K. Yi
Cerified General Appraiser




£is No. 10197000

Mark Gandara

Los Angeles Housing Department
1206 W. 7th 8t. Cube 808J

Los Angsies, CA 80017

Dear Mr. Gandara:
At your request, | completed my analysls of the property Identified as: '

819 W dth Straet
San Pedro, CA 90731

Regardiess of who pays for the atiached appraisal, i has hean prepared for our client: The Los Angeles Housing
Department. The client Intends to use this repart for estimate the As-Is fair market value of the property as of the
August 17,2010, For this assignment, the improvements were inspected on August 17,2010, and the date of
value Is August 17,2010,

The attached Summary Appraisal Report has been prepared in accordance with your standards as well as the
reporting requirements and the Uniforrn Standards of Professional Appraieal Practice (USPAP). The final vaiue
reported in the attachid report Is the "AS 18" vallie-as of date of value,

This appralsal may not bs Used or relied upon by anyone other than he above-mentioned cliant for any purpose
whatsogvar, without the ::aress writen gonsen! of tha appraflser. If the clisnt provides anyone else with a copy of
this report, such as a rorrower sle., that parson{s) may not be entitied to rely upon its contents when making any
decislons about the property. As such the following limiting condition applies:

“Neither all nor any part of the contents of this rgom shall be copveyed to any person or entily, other than the
appraiser's or firn's client, through advertising, zolicitation materials, pubkc relations, new, sales, or other media
without the written consent and appeal of the author, particularly as {o valuation conclusions, the identity of the
appralser or firm with which the appraiser is conngcted, or any reference fo the Appraisal institute or the MAS,
SRA or SRPA desighation. Furthermore, the appraiseror fim assumes no obligation, liability, or accountablity to
any third parly. If this report fs placed in the hands of any one, but the client, the cllent shali make such party(s)
aware of al the assumptions and limiting condiions of the assignment.”

This appraisal assignment is a Summary Appraisal Report upder Standards Rule 2-2(b), as defined it the
Uniform Standards of Professional Appraisal Practice (USPAP) of a complete appratsal perfotmed under
Standard Rule 1 of the USPAP,

Should you hdve any quest;ons regarding the analysus or conciusions of value found in the attached report please
conlact me.

Sircarsly,

Mo Py I

Hee K Yi
Certified Genaral Appraiser
AG035644 Expires 11/16/2010

Posdpradaaing ACH el S00.85.002) v sbitheea,




Torower, TR No. 10197000

Progeglx Address: 818 W 4th Street Case No.:

CZ}E San Pedro ’ - )} . -State: CA ) Zip: 90731
Lender: Los Angeles Houslng Depariment : . . R

' INTENDED USE

The Los Angeles Housing Department is the Intended usér of this.reporl. For this assignment, the improvements were inspected an
August 17,2010, and the date of value Is August 17,2010,

INTENDED USERS
’ The clignt infends to use this report for estimate the As-Is falr market value of the property as of the August 17,2010,

TYPE OF APPRAISAL REPORT
Asspecified in the moslcurrent version of the Uniform Slandards of Professional Appraisal Practice (USPAP), thisis a Summary
Appralsal Report :

DATE OF INSPECTION AND DATE OF REPORT :
This proparfy was viewed on August 17,2010 and the report was wn!ten on August 28,2010.

COMPETENCY PROVISION |
As of the date of this assignment, Hee K. Yi meats the confinuing education requ;rements for a Cerlified General Appraiser for the
State of Califorma

cONFIDENTlALITY ’

The appraiser must be aware of, and mmpiy with, all confidentialily and privacy laws and regulations appllcable in an assignment,
Disclosure of confidential Information is permissible to professional peer review commitises, except when such disclosure to a
commiltiee would viclate applicable Jaw or regutation. Confidential information means information that is sither Identifled by the client
s confidentlal when providing it to an appraiser and that Is nof avaitable from any other source; or classified as confidential or
private by applicable law or regulation,

SCOPEOF THE APPRAISAL ASSIGNMENT

Data sources include NDC data, MLS, and appralses’s files. Whenever possible, sales ware verified with the buyer, seller, real estate
agent, o7 lender. If data could not be verifted through 2 parly involved in the transaciion and the data appeated te be conglstent with
other data, it was used in the analysis. In all cases of data verification, | assumed that the Information obtalned Is correct and
accurate,

The appraiser viewed only the interior and extetior of the properly from the street on August 17,2010, The appraiser noted both the
positive and negative external features of the property. Visual exterior deferred maintenance was also considered as well as any -
axterlor upgrades made to the structure. The appraiser did not do an interior inspection; therefore, the electrical components, the
heating and cooling system, of the plumbing were not tested; the appraiser assumed that they wers in working order, The appraiser
assumed that there was no termite or dryrot damage to the Interior components of the structure. The appraiser only took note of any
obvious termite or dryrol damage. The appraiser did not inspect the roof, attic, or the crawi space. The appralser assumed that these
components did not sulfer from any deferrad maintenanca. Only those characlensi:cs of the property that are relevent to s

valuation witl be shown in the report,

The appraiser took exterior pltures of the subject's Improvemants. Ptctures of upgradea and deferred malntenance items are
intluded in tive report. Scenes of the subject street are also included.

The appraiser refied an the County Assessar's Information to ascartaln the subject's lot size and fiving size areas as a gulde in
eslimating the legally permited square footage of the buildings residing on the Iot, The appraiser also relled an the County
Assessor's information in order to report the APM numbér and the Jegal description. ¥f the client provides a tille repor, it is reviewed
and taken intb consideration with respect fo easements, covenants, resirictions, and other encumbrances. The appraiser did not
research the presence of such items independently. If a iitle report I5 not provided by the client, the appralser will rely on the
obgervation of any apparent eagsements or restrictions.

The appraiser viewed the nelghborhood io ascertain fis boundaries, The appralser noted any positive or negative external features
ihat may have an impact on value. The appraiser selecied comparable sales dala that is deemed appropriate for this assignment,
Data was selecled within & months from date of value. If there is insufficient data, the appraiser searched as far back as 18 months
for sales. The appraiser may expand the search for data to other compating neighborhoods, but this is done only when there is
insufficient dala within the subject’s neighborhoad. The appraiser also considered lislings as a possible comparable In order {o refiect
eurrent market conditions. The appralser viewed the data used In thig analysls from sirset and took photographs of each comparabla.

The appraisal probler did not warrant an infensive highest and best use study. Given the nature of the subject real estate, my
. conclusion of highest and bes! use was based on logic and observed evidence.

‘The Comparison Approach is the primary methodology used in estimating the value of the sublect property. A GRM analysls provides
a reality check against the Comparison Approach conclusion. The Gost Approach is not considered a valid indieator by realtors,
sollers or buyers.

TXHR Prishond iorg ALY eolrary, FXL2MATTT v athet.com



Bon*ewer j ‘ File No.; 10197000

Prggenv Address: 819 W 4th Stfeat Case No.: -

City: San Pedro Siate: CA T 50731 -

Lender: Los Angeles Housing Depariment

USPAP MARKET VALUE DEFINITION:
‘The following market value definition supersedes the definltion found in the printed form.

_This appraisal has been prepared in accordance with the definition of fair market value as found in App.19-1[03/07}1378CHG-8
Appemﬁx 19.

The prlce that a sefler is willing to aocept and a buyer s willlng to pay on the open market in an amy's length transacraon. whereby

1. buyer and sefler are typicaily motivated;

2, both parties are well informad or well advised, and acling it what they consider his or her own baest inierests

3. a reascnable time s allowed for expostire in the opan market;

4. payment is made In terme of cash in L. S. dollars or in terms of financial arrangements comparable thereto,

5. The price rapresents the normal consideration for the property sold unaﬁectect by spedial or creative financing or sales
concessions granted by anyone associated with the sale. R

DEFINITION OF REAL ESTATE TERMS

FEE SIMPLE INTEREST OR EST ATE: Absolute ownarship unencumbered by any other mlerest or estate, subject only to the
lirnitations imposed by the governmental powers of taxation, eminent domain, police power, and escheat, -

LEASED FEE ESTATE: An ownership interast hetd by a landiord with the rights of use and éccupanty ‘convayed by a fease to others,
Tha rights of the lessor (ieased fee owner) and the leased fee are specified by the coniract teqms contalned within the lease.

EXTRAORDINARY ASSUMPTIONS
The typicat assumptions for this valuation are found in the printed form. tn this particular analysrs the appraiser has not inspected
the interior of the subject or the comparables

ADDITIONAL ASSUMPTIONS
1)The appraiser reservas the right to amend this repor If undisclosed facts are given o the appraiser after completion of this report.

2yThe appraiser assumas na responsibility for changes in market conditions which migitt requize a changs-in the appraised value.

APPRAISER'S HISTORICAL EXPERIENCE
The appraiser has not valued this property during the last 38 months.

AMERICAN WITH DISABILITIES ACT {ADA).
‘Thia property Is not designed fo accommotiate handitapped users.

ENVIRONMENTAL HAZARDS EXAMPLE: LEAD BASED PAINT & ASBESTOS
Due to the age of the building, lead based paint and or asbeslos may be present. An expert shoutd pe retained lo ascertain their
presance. Our Inspeciion revealed that there s no cracked or pealing paint.

- EXPOSURE AND MARKETING TiIME
if a property Is properly priced, in reasenably good condition and properly marketed by a Jocal licensed real estate agent, a reafistic
ﬂrne an the market and axposure to the market will be 30 to 60 days.

EOONOMEC CONDITIONS WARNING

The the present time, real astate values are in a state of flux caused In part by the sub-prime lending market coupled with a weak
economy. Thus, the values shown in this report are only valid as of the date of the appraisal. The value shown in the report may
change should their be a steaper decline in the economy.

TXVR el ssbuare, MALTH AT skt com



GOLD COAST APPRAISALS, INC.

Bormower; ‘ - File No.: 10197000

Property Address: 819 W 4th Streat . Case No.:
Chty: San Pedro : . State: CA Y 4 %' 73

£

Lender: Los Angeles Housing Department
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Borrower: ~_File No.. 10197000
Propery Address: 818 W 4th Street . Case Ho.:
City: 8an Pedro State: CA Zip: 90731
| Lender, Los Angeles Housing Department _
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GOLD COAST APPRAISALS, INC, ) 10187000

APRPRAISAL REPORT

RESIDENTIAL INCOME PROPERTY
PROPERTY IDENTIFICATION FlieNo, 10187000
Bomower/Clle . i Map Reference 82485
 Propenty Address 819 W4th Strest : Census Trect No, 2088.00
cy San Pedro County Los Angeles Sue CA Zip Cods 90731
Lega Description APN: 7451-024-000; Mirador Tract Mo 3; Map book 5, | 84, Cﬁy of Los Anqeias. County of Los Angelas
" Curent Sale Price (f appicatie) $ Not Applicable Date of Saie Not Applicable Loari Requested $ Not_Applicable i
Terms of Sale mm%
Pragerty Rights Appralsed: - X) Fee L) Leasehold (aioch campieted Loose Aralysls FHLMCIENHA Form 451
e Lender Los Angeles Housing Depariment ‘Lenders Address 1200 W, 7th 8t Cube 808, Los Angeles, CA 20047
& instractlons to Appralser: Tha purpose of thls Appraisal Is {o astimale the corrent Merke! Value of the Subjact Property, The Delinitlen of Marke! Yalue Is the
‘I Mighest price In terms of money wmm 2 prapetly whj bring in & compeiltive and open merket under alf conditions requisite 1o a fair sely, the buyer and seller,
W each atling prudently. knowledgesbly end g the prica is nol sifected by undue stimulus. tmplicht in this definltion is the consummation of § sale as of
§ g specified dale snd the passing of titte from salier fo buver under condhioas wheroky: (1} buper and selfer are typically molivated: {2} both parties are well
=3 Infermed or svell advised, and eack acting in what he considers hls own bast Inferest; (3) a reasapable rrme Is aliewed for exposure in the open market; (4} payment
W ks made i cash or s equivalent; {5) financing, i any, Is on torms g Hy avallable in the't ty al the specified date and typical for the property type
ult fn s tocale; {6).the price represents & normal consideralien for the prnpeny sold unaffected by specfaf financing ampunts andfor terms, services, fees, costs,
%‘ ar credits Incurred i the transaction, {"Real Estate Appralsal Terminology.” published 1975),
O Note: FHLMC-FAd not consider haraciel compositionafa neighborhoot to be  refevant factor and i mustnot be considenedtinthe appraisel.
lg Other Information:  Provide to values with and without regulatory agreement .
™§ Appralsal mquested rom Gold Coast Appraleals Inc Date 5{12010 gy: Los Angeles Housing Depariment
ATTACHMENTS
) this Appraiset is made for FHUMC, attach fems 1, 2, 5, 6, and 7. Atlach additional sheets and shaek box if considerad sppropriate for this Appraisal,
Descrigtive photographs of subject property . 8 (X)) Rents and Sales
2 Descripve pholographs of streel stene 12] Pigt plan o survey
1. (%) Photographs of Rents and Sales Cualifitations of Appraiser
4, Aeylal Photograph ' Lease Analysts FHLMCIFIMA Form 461 (repred ¥ MMM
5. 3] Skotch or fioor plan of typical uris ‘ D&mmaryofrecxpma:agreememwnnomerowmrwusmpmmg
s Cvmer's current cartiied et roll  existing of, ' ’ drtveways, recraationat Fackllies, private strests (requied ¥ applicable)
bt forma ¥ groposed of Incomplete 1z
Ownes's incoma and exgense statement o oall]
pro forma Incorne and expense siatement ) o 1
SUMMARY OF SALIENT FE_ATURES
TOTAUNUMBEROTAPARTMENTUNITS | . . it ies i i, 10
CONSTRUCTION: Existing Property, Approx. Year Buit 1924 ':} Proposed Construcion i_, Under Construclion :
DATEOF APPRAISEDVIALUE | . fuus e s ceeseaaeeeaiineon e * August 17, 2010
ESTHIATED MARKET VALUE (Unhnished) (SEE PAGEBFOR CONDITIONS AND REQUIREMENTS) /70" e $ 266,000
Value: Per Unt$ 26,600 , Per Room § 11,083 , Per Sq. Ft, of Bulding Area § 51.82
GROSS ANNUALINCOME MULTIPUIER |, ., ..., e U PO P 448
OVERALL CAPITALIZATION RATE ' e e 11.79% .
FORECASTED GROSS ANNUAL ECONOMIC WOOME, .. AU R T § £9,5680.00
VACANGIES: Actusl No, Vacant 4 Percontape of Total tnits A%
Projected Percentage of Foratasied Gross Annual Economic Incore B0 & e , -3 2978
FORECASTED ANNUAL EXPENSE AND REPLACEMENT RESERVES (42,38 % of Forecasted Gross Annual Etonomie Ineome} - 25,250.00
FORECASTED NET ANNUAL INCOME FROM REALPROPERTY . e e e § 21,351
PARKWGRATIO | [ .. ., el e s e 950 spacesfunit
SUMMARY OF NEIGHBORHOOD AND PROPERTY
Nelghborhood Good | Awver. § Falr | Poor Propedty Good | Aver, | Fak § Poor
Emplayment Stabbity of Immediate Localioh X Archiiectural Atractiveness X
Convenlence 1o Employment Centers X | andscaoing X
Prolection from Delrimental Condilons X Cuatky of Constriction {Materiels & Finish) X
Adequacy of Shoppng Facilites X Condltion of Exterior X
Adeguacy of Public Transpontaticn X Conditfon of Interlor X
Adenuacy of Utiities - X Rovm Size atd Layoit *x
Police am Fire Protetion X Closets and Storage X
Retrpativhal Faclities X Light and Ventiation A
Property Compatibiity X . Querzll Livabity X
General Appearance of Properties X . Corpatlbiity io Neighborhood X
| Appeal to Masket X Overall Appeal and Marketabilty X
The subject is located in a fully developed mature neighborhood that Is bounded on the north by the Capliol Drive; on the east by Marbor
Bivd.,-on the south by 25th Sireet and on the west by Western Avenue. Torance, Lomita, Gardena, Harbor City, Wilmington, Rancho

Palos Verdes and Long Beach are several designaled neighborhoods that reside in the subject's market area. The sscondary sireets in
this area are improved with singla and small multi-family dweilings that are in size, age and architecture. Mainisnance levels are range -
from avarage to good. Many of the oider residential Improvements have been remodeled or have upgrades, The major thoroughfares are
improved with small commercial developments that also vary In age, slze and design, Public bus service Is avallable along the major
thoroughtares. Residents in this area can access employment centers throughout the Los Angeles basin via the 110 freeways. Publle
and private schoois and universities, hospitals. ibrasies etc, are conveniently located throughout this area.

FHLMG Form 714 Rev. 8177 PagaTor8 FNMA Farm 1030 Dec. &3
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GOLD COAST APPRAISALS, INC. ‘ - 10197000

AREADATA
e (o  [Joomy [J)Aea  populstionis apprasimately 4,065,000
Populalion: {x] ncreasing - O%peryear [ JStble [ ] Oecramsing % peryesr

Destribe the ecenomic base which contribwies a malny influence on the stablity of real estate Maﬁufaciungg, government services, im@d and exporl trade, as
| well as tourism have a malot Impact on the lacal economy. The recent downturm In the real estate industry hes had a huge (mpact on

[1oca consumer confidence which impacied local spending and hence a negative Impact on the retall real estate sectors.
Distuss employment stablity  Dus to the weak economy the unemployment rate within the ¢ city of Los Ang_e_!es of Los Angeles has exceeded 12.2% as of June

2010. The unemployment rate of [.0s Angalss County is 12.4% and for the State is 12.3%. This is slightly higher than the overall rate of |
- [9.7% for the U.S. : . . . o

ReniCompot (X ves [ Lite It is applicable to units construsted grior to 1678
Are local Government Agancles discouraging apartmentt development? [Jves [XINo. Gomment The City is encouraging mixed use {

commercialresidential} developments on ‘many of the under utiized commerclal zoned sites.
Generaf comments, ¥ applicade  Due 1o the weak economy construction financing has placed 3 damper on new resndentlai and commerclal
development. The City of Los Angeles has obdained stimulus money from g;e Federal Government for the stabillzation and gressrvahon

of neighborhoods impacted by high residential foreclosure activity,
NEIGHBORHOOD AND MARKETING AREA .

ee  Juver X spwren  [DJrm PropestyValves:  [-) oreasing (300 Statte () Dectining.
Present Land se:  Bullup _100 % SingEermily 80 % Condomiiums ___ 5 % Apwiments 5 % Commerdat __ 10 % industial

Change In Present Land Use: (] oot Lixety Dtikeiyur ivakngMace  From __

Conymar, ¥ applicable Single and mulii-family dwellings are located on the secondaty sirests while commercial developments teside on the
major thoroughfares.

Destsibe overali property appesl ang maimenance lavel Overall the reaintenance level is average o good and the overall appeal Is average. Dueto

the water shortage, Los Angeles has a very restrictive yard watering prograrn which has caused the exterior appeal of many developments
to be less than typical in overafi appaal.

Deseribe any Incompatible fand uses (f none, s0 state) Because this neighborhood ia reachm full matuity, there is an oomaalcnal new devalopment
in both the commercial and residentiat zoned areas.

Single Family:  Pricerenge$ 165000 w 3 570,000 predominamt § 364 000 . Age 22 ysto _107 ws.  Predominamd 82 ws.

Apartments; Predaminant range fn immediate area {exchuiding extremas) Weali-up Elevalor
Numbey ofunits ineach bRlding . . . .. . . e 2-18 units 20-40 wits
BB e 40-90 years  40-8Q years
Height frumber ofstares) L. 2 sores 34 : sories
CCamon, L Average Good
Rentat range by unit type;
UntTypes: 201 $5860-750 . $550-750
o I $750-1100 $750-1100
&2 $1000-1300 $1000-1300
5-3-2 $ $300-2000 $1300-2000

Comment on any unksual aspects of tha above ranges The typleal muli-family improvement houses 1 and 2 bedroom units. The 3 and 4 bedroom
units are primarly found among the detached single family or condominiurm rentats,

£, nelghborind apasiment vacancy rale 5 % | Decreasing [} Stable ] tnereasing, Rentlevels are {_) Increasing [/ Stable ) Decreasing
Desgibs the L typafs} by number of bedrooms 2nd rentad range that are in the greatest tanant demsand - The greatest demand is for the units in the lower rental
range which is gensrally found among older projects. Renters seeking 3 and 4 badroom units prefer to rent single family dwelfinns.

‘Bewihe the wnk type(s) by uiier of badrooms and rental range that are'in overstpply Al unit types are in demand at this time,

Describe potentiat lor additional unils in area considering land avaiability, zoning, utifites, ste.  The neighborhood is fully developed and the anly availability of
land comes from redevelopment of the properiies that have excaeded their ecenomic and physical life. Both the City as well as the Couny

of Los Angeles are providing various different programs for redevelopment and readapted usss for re_s_c§' ential, multi-family and i

 commaerclal properties,
Destribe the unsatisfied demand for 2dditional ults n ares by type and remtal - The dernand for 3 and 4 bedroom dwallings Is primarily meet by detached

single family renfals,

!spopmaumorrale&’ammrietafeao{mstmms:ze,diversnymdﬁnandalahtlhywsuppmsubjwpmpmyandisamemm No - Hyes, spechy,
The popuation in this market area Is sufficlent in size, diversity and financial abifity to support the rental rates commanded by triese

properties.

. Acgess or Convenlence

Hern Distatcs from Sulect Properly  Goot [ Aver. | Fake | poor
Public Transportation 1/2 1o 3/4 mile X ..
Employment Cenlets 5-10 miles X
Shopping Faciitles 1-5 milas X
Grammar Schools 1-2 mites X
Freeway ALcess 5-10 miles X

Describe any probable changes in the econcumic basa of neighborhoad which would either faverabiy or adversely aflect apariment renlals {e.g. omployment

cenlers, zoning) Regardiess o the unemployment rate, there is no aniicipated softening in the demand for housing. Traditionally, this arez |.
has had a strong demand even in economic recesslons. This is due o the growing population and influx of internalional population.

Genaral comsments nchuding sither favorable or Untevorable elements not mentioned (e.g. public parks, View, noise, parking congestios)  This nelghborhoed has a strong
senss of community and it has all of the necessary infrastructure that appeals to a sogial and-gconomle diverae population.
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- GOLD COAST APPRAISALS, INC, . ) 10197000
SITE

Dimensions See attached plat map Aea 6181 5q. FL or Actes
Zuning (classification, uses, and densiies permittedy  RD1.6: Restricted denslty multiple dwelling zone, The RD1.5.density muh’emanl allows 1 unkt
quars fest of tand area. The sublect Is a legal non-conforming use because of lack of patking spa | .

Presant impovermens _J do not conform o zomregusaﬂom.

Highest and best use: [X] Presertuse [_) Cther {spectty) . .
She mprovements: || Public Waler Piivale Wek X] Puble Sewer [} Septic Tank Storm Sewer Sidawsk

[X] Curbs Gulters Aey (X} Straet Lights - ] Electricty [(X] Gas

[ Underground Elschicity and Telephone N
Actess By (%] Public Strest Private Road Steet Swiface: Concrete
Matniained By: Municipalty Private Assotfation (aiach Stremary of Assoclation documents) -
ingress afd egress (aﬁequacy and safey) Adgauate pedestiian and vehlcular agcess from Lot skatch showing ot d:mensiurss distance 1o nearest tof-

4th Street, net, and the location of and nearby detdiments! coaditions.

Topogaphy, viaw amanity, lot drainage, flood condition, slopes, eic. This level lot has adequate
lot drainage, There is no view amenity, it is not in a fiood.zone, -

Flood Zone: X, Panal No. 080137/06037C/2031F, Map date: 09/268/2008

Easements ot ehcroachiments on ske and off site (f any) The site has utility easemenis which
do not impair the development of the site,

lsﬂmpropmy?ocatedwitﬁnaHUDtdemiﬁedSpedalF!oud&mdma? Mo

Faverable of unfavorable conditins not mentioned above Incheding ary nonconforming usefs)

of present improvemems, | A Prefiminary Tille Report Is not avaifable for the appraiser fo

. Lreview for adversities; however, no adverse easements or encroachments neted
at the time of inspection. All ulllittes are avallable to the site and the site has good

_utllity,
DESCRIPTION OF IMPROVEMENTS :
[TEM DESCRIPTION Construction: Exisiing o, Yoar it 1924
Foundalion Concrate Proposed Under Construcsion
Basit Stuciwral System Wood Frame - Type Project: Walk-tp Elovats ) Row ot Townhouse
Pxerloy Walls Stucco {1 orer (specity o
Roo! Covering Composition with file trim No.ofBidgs. 1 NoeofStwks 3 MNo.ofUnis 30
| iterior Wally Drvwall Gross Bldg, ez __ 5,153 Sq.FL Density 20.04  Unlis per Acre
Floor Covering Carpating and Vinvl OVERALL MPROVEMENT RATING -
Cefling Heights of Units finished Flogr to Finished Coffrais 74"+ Rt | . | Good | Aver. | Fair | Poor |
Balh Figor snd Walls: Viny! and drywall Amhitectral Atiracliveness | ..., . £
| Insuiation To Code as of time of Consiruction Cuayof Constuelion . ... ..., ... X
Seundproofing To Code as of time of Consiruction Condilon ol Exterder, . ., ... ........ X
i Condlonoiimeror ., .. ... .. ..., e b X —_
Hogting system, Cerwral FvA Rooms Slze and Unit Layout ,,,,,,,,,,,, X
of Indhidua) 4 Fusl : ] KhchenFackiles ., . ..., .......... X
" | ArCondtoningSystem, | None Coselsand Storage | ..., .., ..., X
Centalor fndividual & Fus! Soundproofing Adequacy, , . ..., ...... X
HotWalerfesterte)  lOnemalnwaterheater | | isslonAdequecy .., .., X
_BuXihen™ -~ - |Mone : _ Elecuical Senvico Adetuiey " L L. 0L L b -
| Apolances : ) : Chmmenton tems rated fir of poor and ems not covered dbove ™" Even thouph |
. Elevatr (4o, } | None 1 gublect is overal i) very poar condion, sbove chartreflect aftorrshab |
Plmblng Fxtures Adequate conditivn. The subled suffers from major deferred maintenancs for many years. |
Secunty Featuras Nong )
: EffectiveAge 40 Yesrs. Est RemainingEcopomiclile 30 Yrs |
PARKING: Tota! Spaces § mBulkdings S in Garage (separate) in Carport Open fon-ske}
Parking Ratio 0.50 Sprce(siUnit. Distuss parking adequacy and corvenience 0 spamentunlis T

Driveways, clirbing, sidewafks, lighing (adequacy and condiion) Overall the driveways, curbing, sidewalks and lighting is adequate and does not sufier
from any major deferred maintenance.

Destribe recreational fatitles None/Typlcal

Describe baserreny, lobly, garage, laundry, and oler huflding tems not desctibed abve  There Is no laundyy facility on subject's site

Comment ¥ any of the above items or other hutiding Rems are Inadequate or are in below average condiion  The wall healers of all the units dorit work, The jowsr 2 vacant

single unitsNo. 1and 2) have ewtensive floed damags therefora those are not hebitabla, The other two single vacant unite (No, & and 3) have severe drain demape
gndd slso not habitable, :

Recommended chservable repairs: [List repairs, painting. \ermite ireatment, etc. you recommend be made 1o the improvements 1o maks the property
reatly matketabie; I none, so state).  The exterior of the building needs painting, The roof of the § cor garagss are damaged and not ab!e to be
wliized, Al the units require new flooring and painting.

Ganeral comments i appicable: We miade etraordinary assumpiions that the units will be in excefient condition affer rehab. The subject is 1
overall In very poor condlition. Some of the uniis have severe flood and drain draln damage. These units have no Kitchen and bath faciites .

e The properly will be appraised under hypothatical condition
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GOLD COAST APPRAISALS, INC,

10187000

CosT AF’PROACH

COM’AB&LNO :

COMPARABLE NO-2

COMPARABLE §O. 3

Sale per 5q. & orunit

Compatisen

0 subject

Indicated per 5. . or per

ni

Commants and Reronciliation: n this fully developed mature neighborhoed, there are very few if any land sales.

Estimeted Land Value: $

Sowne of Cost Data; {Optional}

per

a$

IMPROVEMENTS-ESTIMATED REPRODUCTION COST NEW

Carports
Garage ... .. ..
Porches, patios, balcenles, stalrs, ete.
Fenges, walls

Sq FL @ $

SR @S

5. FL.@3

S Res

SqFL@s

S4RL @S

Sp R es

Paving, walks and lighting

Landscaping

Recrealional facilties

Total Estimated Reproduction Cost New of lnprovemants

Less Total Dapreciation

Depreciziod Value of the Improvemerts.

Add Esimated Land Value

Indicated Vatue by the Cost Approach (IN FEE SIMPLE)®

Rounded lo |

Comments, inciuding explanstion of depreciation: The Cost Approach has been excluded due to the drfﬁculty in estimated reglaoement cost and

depraciation in an okder existing struc!ure

W Wr L DA GO LA AN S WD S OB L AR Wt WD LR LS W AR LR G OD LD 44 OB 4

*H prapesty Invedves leaspdland, show caftudations for fes Intarest,

Dedvict Valus of {os interest

g .

FHLMC Form 71A Rev. 8/77
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GOLD COAST APPRAISALS, INC. 10167000
COMPARABLE RENTAL DATA -
Comparadles selected are the most recenl rentals, similar and proximate, known to the undersigned, thal 2 fenant of subjet\ propesty would have given consid-
eration to renting, .
{TEM COMPARABLE No, 1 COMPARABLE %o, 2 COMPARABLE Np, 3
Address 236 W, 14th St 527 W, 15st St ' 2041 8, Pacific Ave.
) San Pedro, CA 80731 San Pedro, CA 90731 San Pedro, CA 90731
| Proiniy to bl
_Map Code §24C8 824B6
Dapdmidsewy | 08/17/2010 . 08172010 08/17/2010
Brief - Mo Unts 23 po vae NA  yemn 1928 | No.bnis 10 No.Vao N/A  YrBR 1928 | No Unils 18 Mo Vac, N/A  YrBA 1087
destrigton Multi-Farnily : Multi-Family Multi-Family
ofprupenty i
. improveingis

Ousify & condilon| ouslpy AVOIZ02 __ Copdiin Average - Qustty Average  Condiion Average

Qually Average  Conditlon Good

| -Lipht RenCoant] Size Manthly Rert Uinit Rm-Count} _ She Mombly Rent Unit Rm.Cotn _ Size Monthly Reat
tot 8Rb. 1 SqFt. $_ lpersqh | ToLBRE Sgfl $ saf. | Tel BRb Sq.Ff. 3 persg. i
Individial 201 363 595 1.64 |2-0-1 400 550 1.38 {201~ 500 850 130
1mil e
breakdown

Uttiies, fumire | Tenant pays gas, trash, eleclicity Tenant pays gas, electricity

Tenant pays gas,_electricity

and anteniies owner pays waler owner paye water .| owner pays water
Included in vent
Condition: Inferior Condition: Inferior Condition: Similar
Age: Simbiar Age:-Simitar Age: Newer
Comparison Amenities: Superior Amenities: Superior Amenities: Superior.
to subjent Location: Similar Location: Similar Location: Similar

General comments {inchuding any remtal concessions) # applicable: Th rents shown above are fram recently rented ¢r from vacant apariments avallable

for lease, This proparly 1 sublect fo the rent control ordinance of the Clty of Los Angeles.

MONTHLY RENT SCHEDULE - SUBJECT PROPERTY

Rental schedute js shown by type of units, Schedufed rents are actuad rentals for an existing propenty, or projacied renls for a propesed of incomplete building,

whe ______ __ months.

Utlites Inchuded In scheduled (aclual) fents: () Water ges O] teat (O etecrie [ ¥ Conditioping Trash

Economic rants are forecasied rents 1o indicate the falr market remal the subject unils would comsnand If availabis for rent on the open market,
Urit Rm Count 5q.FL | No. SCHEDULED RENTS ECONOMIC RENTS .
No. of Total Area  }Unhs Per Unil Tota! Per Linit Total Per
Units | Tol. BR b | Rooms{ Perbnh jVacend; Urrn, Fum, Renls Unfurn, __fum, Rents S¢. Ft. of Rodm
4 | 2-0-1 8 363 Ll !S 0,008 I$ Qs 600 |5 $ 2400 1.65 {% 300.00
‘31311 8] 481 4] 400.00 1,200 400 1,200 0.83 133.33
31311 3 481 g 480.00 480 480 480 1.00 160.00
1]12-0-1 2 .3 0 485 485 485 488 1.34 242,50
412-0-1 2 383 0 400 400 400 400 1.40 200.00
10| TOTAL = | 24 [ESSEE 4 P Sleafinly 2 585 Rt nE s 4,005 [Sxanesi i
OTHER MONTHLY INCOME
P L e s e e $
Laumtiy IREOME , L L e e N 3
CommerclaiSpace . . ............,..., .. e N breeenen $
P U 5
R D PP S
Toral Gross MOMIYINCOME . ..., .., ., ier e, s 2868 ... ... ..., s 4,965
TOwIGross ARFRUBINTOME | L, .0 ius e nn . 8780 ... ... ..., $.59,680.00

Utlties tncheded in sconomic rents: war (Dees [ tea (J gecute L] air Condmioning Tragh

i propose projected under construction, the rem up Ume Recessary, after completion, to lease 80% of the unlts a1 the projected econnmic rents Is estimated

Comments {including any rental concesslors n scheduled rents, or anticipated in econosic reats; if none, sostate).  The subject’s rent assumes that the

units are in rent ready condition . Therefore, the cost to cure will deducted from the value In order to reflect the AS 1S condition, There is

no laundry facliity oh subject’s site, thus no faundry income was reported. The sublect is located In rent control ares therefors the aclual

raie for the ocoupled unlls and fhe marke! rate for the vacant units were used in estimating the subfect’s stabllized gross Income,
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GOLD COAST APPRAISALS, INC. ) 10187000
MARKET APPROACH L i
The market data sefeclad are the most recent sales of properties, similar and proximate to subject, known 10 the appraiser, that a buyer of subject property
would have given consideration t purchasing. In the absence of actual sales. Histings of comparable properties may be used but an explanation must be
included in the "Comments™ section below,

ITEM SUBJECT COMPARABLE No. 1 COMPARABLE No, 2 COMPARABLE No. 3

Address 819 W 4th Street 227 Bay View Ave, 908 E. LSt 985 W. 1st 5L
. San Pedro Wilmington, CA 20744 Wilmington, CA 90744 San Pedrg, CA 90731
Map cade 82485 . . 794D6 794F5 82484
Lo size 8181 7013 4092 7497 :
No. Units: 10 Wo.vac:4 | No, Units: 9 HNoVec: 0  NoUshs __ 6  Ne.Vec: O |No, Unis: 5 HNoVas: 0
Briaf destription of Year Buil: 1924 Year Built: 1863 Year Built: 1930 - |'Year Bull; 1820
bulding Type: Walk-up - 1Type: Walkup Type: Walk-up Type: Walk-up
improvemants Wood framefstucco Wood tfame/stucso Wood framesstucco Weod framedstuceo
| Qualty Avarage Average Average Average
Congitlon Excellent Average : Good Excellent
Recrestional faciiies None . Not_ie None None
Pool None - None None None
Parking 5 Space(s) 3 Car Garage/open 4 Carport_ 2 Car garage.
Tenant appeal Average Average Average Average
GBA 5153 5560 4092 2284
Avn Sq. FYf Unit 1§15 818 1682 457
Total Rooms 24 27 18 : 18
Ko.of ] UNIT ROOM COUNT No.of | UNIT ROCM COUNT Mo of |_KINIT ROOM COUNT No,of | __UNIT ROOM COUNT
Unils Tot B8R b Lnlts Tol, R b Units Tot. BR b Units Job, BR b
4 3 1 1 8 3 1 1 8 3 1 i 1 4 2l -1
Uit 8 2 4] 1 4 3 1 1
hreakdown '
U, pald by awner Gag and Waler Water and Trash Water and Trash Water
Data'squrce Inspection MLS# Mrm-508031965 MLS# Mim-S00084380 MLS# Mrm-508131230
 price s Not Applicable [X] taf.[ If |5725 000 XJ unt [ Tr |5 426,000 u.| IF |$460,000 ] IF
Sale-Listing-Offer NDC Dock 1612611 : NDC Doc# 1837706 NBC Doc# 261355
Dute of sals Not Applicable 10/26/2009 120472008 03/01/2070
Nat Applicable Convantional Conventional 50% Down
Tenms 50% 1st
{inchding conditions
of 5ale and
financing terms)
- Complete as many of e foliowing as possible usin date affective a1 Ume of sale
Gross Annual income $ 30,780 §7.780 1% 85,104 H 58,008 § 53,340
Gross Anh, Int, Mu()) | . Q.00 0.00 8.52 uog 7.33 0.00 8.62 0.00
Net Annuat income $ : 31,351 Js - 60,553 3 3 40,880
Expence Parcaptage (2) 100.00 45.74% 40,80 % 100.00 % 23.38 %
Cverali Cap. Rate (3} 0.00 0.00% 8.97 0.00%] 0.00 9.00% 8.89 0.00%
Price pez unk $ 0.00]% 80,555.56 | ¢ 70,838,33 [3 $2.000,00
Price pet room H 0.0013 26851.85% 2381111 % 28,750.00
Price grosé bidg. aren 18 Q.00 fsg. ft bldg. area 18 130.40 /s f. Mg aree |3 103.86 Jfoq fLbidn. aren {% 201.40 /5o, . bidg, area
| Rent Centrol Rent Cantral Rent Control Rent Contro
Adiusted to reflec] tenant pay gas . .
=§57,780
COMMENTS
] 5 Simitar Similar
COMPARISON Superior Superior - ‘ Inferior
TO SUBJECT Inferior Suparior
’ Simiiar Similar
Simitar Sirallar
Indicated Gross income Multiplier __ 7.50 ¥ Gross Annua! Economic Income  $ 57,780 3 433,350
INDICATORS Indicated Value Per Unit $___ 43,000.00 X A0 units $. 430,000
FOR THE indicated Valug Per Roam 3 18,000.00 ¥ 24 ROOWS . e $ 432,000
indicated Value Per Sq Ft. of Gross Bldg, Area $ 82,00 x 5153 sq. ft. Bldg, Area , | $ 422,548
PROPERTY 8 afization Rate e iy . 1.0 %
(1) Sale Price+ Gross Annual income (2) Total Anpual Expenses*Tnia! Gzoss Annua! iﬂcome (3] el Anmual incomr Pﬂce

RECONCILIATION: *~*The property Is appraised under hwpothetical condilion. Thersfore tha cost of canstruction will be doducted from the velue afier rehab.
The subject is jocated In a fully devaloped eres of Los Angelas whane a majority of the apartmerts are typleally 6 to 12 unit projacls, In order 1o Jocate bulidings thet

are similar to the subject in age and size, It is necassary 1o selact data from areas of nisighboring communitias that have demographics end real astate values that
are similar to the sublect's location, **~For the GIM Analysis, the adiusted Gross Annuat Economic ncoms Is sppied because al of the comparablas' gross

| ingome reflects tenart pald gas. “Ses the adjustment grid for analvsis of tha comparison epproach indicatars and ceconciliation. .

INDICATED VALUE BY MARKET APPRUACH - 430,000 ¢

Rounded 10, o ot bttt ettt . e $ 430,000
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GOLD COAST APPRAISALS, INC, 10197000
ANNUAL EXPENSE ANALYSIS
ITEM LJ acTuaL APPRAISER'S APPRAISER'S CALCULATIONS OR COMMENTS
PROPDSED FORECAST
FIXED EXPENSES:
|| Actug) Ed. __ Totsl Assessed Yalue ¢ _
T RealEstateTanes,  ,  ............ % of Value Tax Rate Per $100 §
. 3 4,700 -
2. Other nnes orggsessments ., ..., ,
2 lpswanee L, L, ..., .. e aeeen 2,320 | $0.45/5q R, Tor fire insurance only
G LTSS L e e 500 | rent control fae, health and safely inspection fee :
5, Unsubordinated grovmarent ... : -
OPERATIONAL EXPENSES:
6 Fud || . e . $ $
.63 e e 1,800 | Owner pays gas, No Laundry Facility
8 Bheeticty .. .,........ e , 200 | minima exterior lighfing
O Waler&Sawer L L. .., 41001 2 pefson gocupancy per singla, 3 person per 1 bedroom
S0 Trashremoval L L L. . D Tenants pay trash
ToPestaoml, . . . .. . 560
12, Buliding maintenatice & mpa&s _________ 4,000 Assumes frior continuous malntenance program
13, interlor & exteriordecorating |, , ., , . ... 250
14, Chaningexpenses ., ... .,,, ..., 150
T SIS L 200
16. Elevalor maimtenamice, ., ., ... ... ..
+7. Posimalntemance, ., .. ..., .
18. Parking area mait. & snow removal | | | | |,
19, Gardening | A 600 | very sinall front yard
20. Nomdernmanagam ,,,,,,,,,,, 3,400 16% of EGI
21, Residert manager's salary (Mo, ..
22. Resident managers opt. sfowance | |
23, Custodlan'’s salary (o, | B
24, Custodlan's apl. aflowance |,
25, Engineer's salary (No, |
26."Elevator eperator’s salary {No. )
27. Telaphone operztors salary {Mo. )
28. Securdfy personnal’s salary (No. ¥,
29, Other safarles o, )
30. Payolitaxes ..., ..., .
ARG L 100
. Tesghone L, e ‘
B legaidaudl L 250
3, Leasedfumbre ., Ve
5. Miscellaneous 300
3. :
REPLACEMENT RESERVES:
31 Capefing&drapes |, (o 10 0L 3 $ 800 =
30, Ranges & resrlgeratu(s R : No kitchen appliances
38, Distwasters &disposals ., ., ... .
40, Indhidusthesting R ACUNS | L, 600
41, Hot water heatars 300 | Main hot water heater
42, Roof 120
TOTAL EXPENSES & REPLACEMENT RESERVES | 3 0] s 2525000192525 per unit $4.90 per Sq. EL,

Commenls (identfy tems by numbary: All expensas are forecasted based on information published by the "2009 Apartment Expense
Guidelines”, The actual expenses provided by the cltent was not used because it had inimal information and aiso is not typical expense

rate for the similar propertles in the sublect's market.

Less Forecasied Vatanty and Collection Loss
Effective Gross Annual Income |

Net Annual Income from Total Praperty

Net Anmye! Income om Real Property

Tolal Gross Anmius! Economic tncome (See Rem Scheduts)

Less Return on ard Recapture o) Depreciatad Vasue of Furmshings [¢]

....................... | — -
......... (500w & 2,979}
................. e ¥ e 56,600
........... S__....2525000)
....................... S 31,851
B oS
$ 51,351

o e e e e —— —
Detafl clearly method snd mathematics of capiafizing Net Annual Ircome from Real Propeny market derived caplia :zalton rate of 7.6% is applied fo the
forecasted net operating income which is based on market rent and typleal operating expenses,

Value; NOI/Cap Rale; $31,351/7.5 % = 541801,

WDICATED VALUE BY INCOME APPROACH i eer e eeiieens S e 418,013
Roundedte . ., . ... ., ..,., ot e e e a s e e s e se e ss s e setes e case iy fara. $ 418,000
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GOLD COAST APPRAISALS, INC, L 10187000
RECONCILIATION AND VALUE CONCEUSION

Indicated Value by e CostApproach ... ... ... §__ Not Applicable
Indicated Valu by the Markez Approach . ... ... s 430,000
" kticaled Value by the Incame Aprosch .. . 5 418,000

FINAL RECONCILIATION The Gompaiison Approach and The Income Approach are good value indicators for an apartment building of the
subject size. Both the Income and Comparison Approach ara given equal consideration in arriving at a éurrent market value. :
ivThe property Is appraised under hypathetical condition, Therefore the cost of construction will be deducted from the value after

rahab, The construction cost of $158,582 is applied in II's after rehab condition in order to arrive at its "as is” condition. The construction
cost is provided by the client.

$425,000 (value atter rehab)
- $158,582 (construction pogt of rehab)
$ 288,000 {rounded, As of value of August 17, 2010)

CONDITIONS AND REQUIREMENTS OF APPRAISAL (inchyde required repalrs, replacements, palbnting, termite inspections, etc.): We made exiraordinary

assumptions that the units will be in excellent condition after rehab. The subiect is overall in very poor condition. Some of the bnits
have severe flood and drain damage. These units have no kiichen and bath facilities ,

>+~ The properly is appraised under hypothetical condition, This appraisal is a surmmary report per USPAP.

VALUATION: This Appeaisal fs based tspon the defitkion of Market Ve, the Cartiicaton, e Conbngent and Liming Condilons, v the fequirements tal are stated n thisrepat

As a result of my investigation and analysis, my estimate of Market Value of the subject propertyasof  August 17, 2010 5.
$ 266,000

Dale 0B/27/2010 Appralser ey %l
' ReekK Yl =~ % & &7

AGO35644 CA 11612010
1F Appiicable, camplets the ID!WQ
Dye Ropraiser
Expires
Date Clsupenvisingor 7 Review Appratser

[ ma L) odmotptysicaty nspect pogerty.

CERTIFICATION;  The A%pra,lser certities and aaq:aes that . N . s .. L
1. The Appraiser has o present of contemplaled future interest in the %roperly appraised aad neiffier the employment to make this Appraisal, nor the
comxensa!ion for lIt, is contingent upen lhe apg‘ralsed value of {he property.
2. The Appraiser has no personal Interes in or bias wil regracl 1t the subject matter of the appralsal report or the participants 1o the sale, The "Eslimate of
Market Value” in the Bppraisal raport is qiot based in whole or in part upon the race, color, or national origin of the prospective owner or occupants of the
‘Fropefty apprelsed, oc upon the race, color or netionat ofigin of the Erasam owners or occupants of the properties in the vicinly of the property appralsed.
he Appraiser has personaily inspecied the property, both Inside and owt and bas mads an exterior inspaction of all comparabié sales fisted herein, To the
best of the Appraiser's knowledge and beliel, all 'statements and information In this repert are {rue and carrect, and the Appraiser has pot knewingly
withheld an{ significant information. .
4, Al sontingent and limiting conditlons ate contained hereln (imposed by the lorms of the assignment or by the undersigned affecting the analyses,
oﬁlnlons. and conclusions contained n this reporl),
This Appralsal Raport has been mads in con!om!llg with 2nd 15 subjsct to the requitaments of the Code of Professional Ethics and Stendards of Professional
Conduct of the appraisal organizations with wiich the Aperaiser is alfiitated,
6. Alf conclusions and gpinlons concerning the real estate that are sel forlh in the Appraisal Report were regarad by ths Appralses whose signature appears
abave o this Appraisal Report, untess Indicaled as "Review Appraiser” No changes of any item of the Appralsal Report shall be made by anyone ottisr
than tha Appraiser, and the Appralsor shall have no responsibiily for any such wnauthorized change.

ol

CONTINGENT AND LIMITING CONDITIONS:  The certification of the appraiser apfearing I this Appraisal Repert s subject 1o the following conditons and
. The hp?raiser assumes no responsibiiiy for matters of Iegal naure affecting the property aprratsed or the tille thafelo, not does the Appralser render
any opiniosn as the title, which is assumed to be good and marketable. The properly Is appralsed as though under respoasible ownership.
X Any_skeu:fh 1;1 Lhis report may show approximate dimensions and Is Included to assist the rebder in visualizing the pfoperly. The Appraiser has made no
sutvey of the property, - .
. The Appraiser I5 not raq’mfed 10 glve lestimony or appear ia court bacause of having made this Appraisal with refarence ta the propenty in question, unless
arrangements have been made beforehand. -
. The distribution of the tolal valuation In this report between fand and improvements applies only under the exis:ing' pmgxam of utiiization, The separate
valyations for kand and building must not be used in conjunction wilh any other Apgfalsal and are tavalld if 50 used,
. The Ag raiger assumes that thare are no hidden or unappareat conditions of the property, subsoli, or structures which would render it more or jess
vaiuable. The Appraiser assumes no responsibitity for such conditions or for engineering which might be required 1o distover such factors.
. information, astimates, and opinicns furaishad to the Appraiser, and contained Ib the report. were obiained f;om sources considered reliable and believed
to be true and correct, Howaver, no responsibility for accuracy of such Hems furnished the Appraiser ¢an be assumed by the Appraiser.
. %isclusim of u}?agomsms of this Appralsat Report is goveined by the By-laws and regulations of the professional appralser organizatidns with which the
raiser is affifiated, -
. Ngi?her all por any pan of the contents of this repord, or topy Ihereof (including conclusinns as to property vatue, the identlly of the Appraises, prafesstonat
designations, relerence lo any prefessional appraksal organizations, or the fifm with whick the Appraisef is connected) shalt be used o any purposes b
anyone but the cllent shown on Page 1 of this report, the morgagee or is sticcessers and assigns, mnngajge Insurers, consultams, profassional appralsa
arganizations, angisule ar federalfy afgrond fiparcial Institution. any departmant aqancg, ot fastrumeniaiity of the United States or of any Stats or of the
District of Calumbia, without the plevious written conseat of the Appraiser; nor shall it be conveyed by anvone 10 the public through advertising, public
retations, news, sales, or othar media, withou! the wrilten consent and approval of the Appraiser.
9. On all Appraisals involving proposed consteuction, the Appralsal Report and value conclusion are contingent upon completion of the proposed improve.
ments In accordance witk the plans and specificalions preparad by -

witth a last zavision date of which have heen Inftiaed and dated by the Appraiser,

= I - - R S L I
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GOLD COAST APFRAISALS, INC.

10187000

SUPPLEMENTAL LAND VALUE ANALYSIS

LAND VALLIE ESTIMATE: {indude comparable land data if o

COMPARABLE ¥ YR CQ_?ARRBLENDS

COMPARABLE NG 6

| Prie
| Stle L iting Ofer

Datp of Sals

| Sale per 3. . or unl

Cortparison
1o subjest

indlcated par sq. &, of per
| unit vajup of sublen)

Thés Form was graduced of iha ACE Davglopment RapRiams T syates (300} 1IA-972F




GOLD COAST APPRAISALS, INC. ] 10197000

SUPPLEMENTAL RENTAL DATA ANALYSIS
Comparabies seiecled are the most recant rentals, similar anf proximate, known to the undersighed, that a tenant of subject property would have givan consid-

eratlon lo renting.
ITEM COMPARABLE No. 4 COMPARABLE No. § COMPARABLE Ro. 6
Address 847 W. 5th St 1131 8. Beacon St B43 W, 7th st, '
San Pedro, CA 90731 San Pedro, CA_ 20731 San Pedro, CA 20731
Proximity {9 subj.
Map Code 82486 . 824C8 . ' B834E4
Dae cfrerisisavey 1 06/17/2010 0BH7/12010 o8/1712010 .-
Brief | fo binge 8 No.vac © Y 1918 [ No. Units 23 No.Vac N/A  YrBk 1912 | Mo Units 20 No.Vac N/A  YeBE 1092
description - {Multl-Family | Mult-Family Muiti-Famity
of proparty N
Snproveinerts
Cusliy & conditlon | (nyafiyy Averal Excallent Ousality Avera Condition Excellent Average  Conditlon Good
| Uk BenCount]  Ske Moty Rent UnltRmCMI Size Monthly Rent kfnit Rm.mi Size Monthiy Rent
TolBRB 1 Sqft 3 persqh | TorBAb | Sofi. s |persaft, | TohBRH | Safr 3 |persqd
Individual 3-1-1 700 750 1.67 [3-1-1 800 775 0.97 311 800 825 1.03
it
beaakidown
Uniftles, furmitwre | Tenant pays gas, trash, electricity Tenant pays gas, trash, elactricity
and ameantiies GWner pays water Owner pays all ulilizes ownes pays water
included in rent ; :
Candition: Simifar Condition: Sirnitar Condition: Sty inferior
Age: Similar -l Age: Strilar Age: Newer ]
Comparison Amenities: Superior Amenities: Superior Amenities: Superior
to subject Location: Similar Location; Superior Loeation: Simitar

This Form qos produced oa the AGI Davalopmanl Rapidiorms Ti system (8004 234.8127



GOLD COAST APPRAISALS, INC. o 10197000

SUPPLEMENTAL SALES COMPARISON ANALYSIS
The market data selected are the most racent sales of properties, simllar and proximate to subject, known Lo the appralser, that 2 buyes of subject propenty

wiguld have glven consideratlon 1o purchasing. In the absence of actual saies, listings of comparable properlies may be used bit an explanation must be
inciuded In the “Comments” saction below,

ITEM SUBJECT COMPARABLE No. 4 COMPARABLE fio, § COMPARABLE No. 6
819 W 4th Street 10206 S, Centre SL 224 8. Grand Ave. 536 W. 23st 8t
: San Pedro San Pedre, CA_ 80731 San Pedro, GA 80731 San Pedro, CA 30731
Gmily to e =
Map cods 82485 824C5 824A3 B24B7
Lot szg 8181 - 6750 5009 5100
] Ho. Unéts: 10 No.Ver:4  {No.Usis %0 nNo.vas: O |No Undls: 6 Ho.Vec: D §#o, Units: 8 NoVec:Q
Brief deseription of Year Built: 1824 Year Buil: 1919 Year Bult: 1828 . Yeoar Buit: 1923
ity  Type: Watk-up Type: Walk-up Type: Walk-up Tyvpe: Walk-up
mprovements Wood framefsiuceo Wood framefstucco Wood frame/siuceo Wood frame/stuceo
Quathy Average Average Average Average
Condifion Excellent - Exceflent Averane Gaod
Recrestionstfaciies Hong None None None
Poof . None Mone : : None None
Paiking 5 Spacels) 4 Car Garage 1.Cer Garage 2 Car Garage
 Tenan appes] Avarage : Averane Average Good
GBA : 5153 4230 2818 - 4330
Avig Sa. FY Unlt 6156 423 . 486 722
| Total Rooms 24 : a0 17 18
. Ho.of | UNIT RODM GOUNT No.of { UNIT ROOM COUNT No.of | _UMITROOMEOUNT _ fNo.of | UMTROOM COUNT
unis | Tol. | BR b fumis | ToL | BR b lUrits | Tot | B8R b lunks ] Tot | R b
4 3 4 1110 3 1 1 1 4 2 1 1 4 2 1
um 8 P4 0 1 ) 3 3 1 1 4 3 1 1
breakdown . : 2 2 ') 1 11 2 g 1
Utl. pa ey Gas and Waler Waler Water . Water
Diata souce Inspection - o |MLS# Mrm-809029511__ | MLS# Mrm-510072865 MLS# Mmim-V10080064
| Price 3 Not Applicable [X] Uel,|_JF |5 845,000 [X] eot. T Te 15 565,000 X unt.[1F |s695,000 X un T TF-
SaleLfsting Offer Not Applicable Not Applicable Not Applicable
 Date of sale Not Applicable Listing- Listing Listing
Not Applicable Not Applicable Not Applicable Not Applicable
Terms
Bnchuding sonditions
of sale end
finaneing | e
. Complete a5 of the fol as possible using data effectve at lima of sale
Gross Annwal lneome . |8 30,780 57,780 15 79,344 H 52,864 H 51,200
Gross At inc. Mk (1) 0,00 0.00 10.85 0.00 .02 0.00 11.36 - Q.00
Net Anpual Income $ 31,351 |3 80,234 $ 42,194 $ L
. | Exponse Perconlage () | .- 10000 . - 45.74%)| . 24.08 - 0.00%) . 3267 - 0.00% 100.00 " % -
Ouerali Cop. Rate (3) 0.00 0.00% 7.13 8.00% 747 0.00% 0.00 0.00%
Price per unlt 3 0.00[3 84,500,605 94,166.67 1§ 115,883.32
Price pes fomm 3 00048 28,166.67 i3 3323529 1¢ 38,611.11
Priceyossbidg aren 93 0.00 fsy. fi.bidg. area 15 199.76 sy f1 bkig. apa 1S 193,63 su. fi.bidn. area {3 180.81 4. fr. bidg, area
Rent Confro! Rent Conirol Rent Control . Rent GControl
Adjusted o refiect lananl pay gas
=§57,.780
COMMENTS

Similar Similar
COMPARISON Similar Superior
TO SUBJECT Superior Superior

Similar Simliar

Simitar Superier

Thi Forst wat producad b (o AGT Diwehipment Rapidtorms TRl aytam (380) 234.81727



GOLD COAST APPRAISALS, INC, 10167000

SUPPLEMENTAL MONTHLY RENT SCHEDULE - SUBJECT PROPERTY
Rental schedule is shown by type of unlts, Scheduled rents are actual rentals for an existing propenty, or projected renls for a proposed of Incompiete building,
Ecoromic rents are foracasted fenls ta Indicats the fair market renlal the subject wnits would command if avaéfable for rent o the open market.
. Unit Ren, Coat Sq.F | N SCHEDULED RENTS ECONOMIC RENTS
No. of Tolat Area | Unks Por Unit Total Per Uit Totat Pat
Unks | Tol B8R b | Roomrs<] Perbinfl Vacar Unfure, - Fun. Rents Unfurg. Furn. Rents ' Sq. fL or Room
$ 3 $ H $ s $
i —_
0] TOTAL = 0 0 HoE : s i 218 [




He Mo, 10167000

DEFINITION OF MARKETVALUE:  The most probable price which a property shottd bring in a competitive and open market”
undar all conditions requisite to a fair sale, the buyer and sefler, esch acling prudently, knowledgeably and assuming the price Is not
affected by undue stimulus. impiicit in this definition is the consummation of 2 sale as ¢f a specified date and the passing of title from
seller to buyer under conditions whereby: (1) buyer and seller are typically motivaled; {2) both parties are well informed or well advised,
and each acting in what he considers his own best interest; {3} a reasonabie time Is aligwed for exposura In the open market; (4) paymeni
is made In terms of cash in 1.5, dollars or in terms of financlal arranjements comparable thereto; and (5} the price represams the normal

, consideration for the pmpeny soid unalfected by speclal or creative financing or sales concesslons” granted by anyone assoclated with the
sale.

*Adustments 1o 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 seflers 2s a result of raditlon or law in @ market area; these costs are readily identifieble since the
selfer pays these costs i viriually all sales wransactions. Special or creative financing adjustments can be made to the comparable properly
by comparisons te financing terms offered by a third party insthudonal lender that is not already lnvolved in the property or ansaction. Any
adjustment shoult not be calciitated on a mechanical dollat for doflar cost of the financing or concession but the dollar amourit of any
adjuslmem should approximate the market's reaction to the Srancing of concesslons based on the Appraiser's judgment,

STATEMENT OF LIMITING CONDITIONS AND APPRAISER'S CERTIFICATION

CONTINGENT AND LIMITING CONDITIONS:  The appraiser's certification that appears in the appralsal repart is subject to the
folipwing congditions:

-1, The appraiser will not be respoisible Tor matters of a Jegal riature that affect elther the properly being appraised or the title to It. The
appralser assumes that the litke i good and marketable and, therefore, wilinot render any upmaons aboul the title: The property is appralsed
o the basis of it being under responsible owaership,

2. The appraiser has provided a sketch In the appraisal report to show approximate dimensions of the improvements and the sketch is
Inciuded only to assist the reader of the report in visualting the property and understanding the appralser's determination of its size,

3. The appraisér has examined the avallable flood maps that are provided by the Federal Emergency Menagement Agency {or other data
sources) and has noted In the appraisal report whether the subject site is loceted in an identified Special Flood Hazard Area. Because the -
appratser Is rat a surveyor, ha or she makes no guarantess, express o implied, regarding this determination,

4, The-appraiser wil 1ot give testimony or apprar in court because he or she made an appransal of the property in ques!ion. uess specific
anangemems ta d9 S0 have been made beforehes: )

5. The appra}ser has estimated the value of the land in the cost approach at Hs highest and best use and the improvements at their
~ contributory value. These separate valuations of the lard and improvements must not be esed in conjunction with any other appraisal and
. are invalld § they are soused. '

6, The appralser has roted in the appratsal report any adverse conditions {stich as, neaded repaks, depreciation, the presencé of hazardous
wasles, toxlc substances, etc. ) observed during (e inspection of the subject praperty or that he or she bacame aware of during the normal
research involved in performing the appralsal. Unless otherwise stated in the appraisal report, the appralser has no knowledge of any hidden
oF unapparent conditions of the proparly or adverse envirenmental conditions {including the presence of hazasdous wastes, toxic
substantes, elc. } that would make the property mere or less valuable, and has assumed that there are no such conditiens and makes no

" -guarantees or warranties, express of Implled, regarding the condition of the property. The appraiser will not be respansible for any such
conditions that do exist or for any enginesring or testing thal might be required te discover whether such 'condltions exist. Because the
appraiser is not an expert in the fleid of environmental hazards, the appralsal report must not be considered 25 an environmentat assessment
of the property.

1. The appraiser silained the information, estimates, and epinions that were expressed in the appraisal report from soutces that he or she
constders to be refiable and believes them to be irue and correct. The appraiser dees kol assume responsibllity for the accuracy of such
frems that were fisrnished by other partles.

8. The appraiser will not dasclose the contents of the appransal réport except as provided for i in the Uniform Standards of Professionat
Appralsal Practice.

9. The appraiser has based his o7 her apprafsal report and valuation conclusion for an appralsal that Is subject 1o satisfactory completiim,
repalrs, or alterations on the assumption that completion of the imgrovements wil be perormed in a workmanlike manner.

10, The appraiser must provide his or her prior wiltten consent before the lenderfciient specified in the appraisal report can distribute the
appraisal report {including conclusions about the property value, the appraiser's identity and professional designations, and referentes to
any professional appraisal organizations or the Nirm with which the eppraiser is assoclated } 1o anyone other than the borrower: the
morigagee of its successors and assigns; the morigage Insurer; consultants; professional appraisal organizations; any state or federally
approved financial institetion; or any department, agency, o instrumentality of the United States or any state or the District of Columbla;
excep! that the lender/clieat may distribute the property descriplion seclion of the report only 1o data collection or reporting service(s)
without having to obtaln the appraiser's prior writien consent. The appraiser's weliten consent and approval must also be oblatned before
the appralsal can be conveyed by anyone-to the public through advertising, public relations, news, sales, of other media,

Freddie Ma; Form 439 6-93 ’ Page tof 2 Fannie Mae Form 10048 6-93




Fie o, 10197000
APPRAISERS CERTIFICATION:  The Appraiser certifies and agrees that:

1. | have researched Lhe subject market area and have selected a minimum of three recent sales of properlies most shnilar and proximate
1o the subject property for consideration in the ssles comparison analysis and have made a dollar adjusiment when appropriate 1o reflect the
market reacton to those items of significant variation. If & significant em in a comparable property Is superior to , or mare favorable than,
the subject property, { have made a negative adjustment 1o reduce the adjusted saies prics of the comparable and, If a significant item In a
comparable property is inferior to, or Jess favorable than the subject proparty, | have made a positive adjustment 1o increase the adjusted
* sales price of the comparatie.

2. | have taken into conslderation the factors that have an Impact on value in my devefopment of the estimate of market value in the
appraisat report. | have not knowingly withheld any significant information from the appraisal repor! and | befleve, to the best of my
knowledgs, that &l statements and information in the appraisal report are true and correct,

3. 1stated in the ap;iralsai repart only ey awn personal, unbiased, and professional analysis, opinions, and conclusions, which are subject
only to the contingent and limiting conditions specified in this farm,

4. | have no present or prospective interest fn the property that is the subject to this report, and | have no present of prospective personal
interest or bias with respect to the particlpants in the transaction. 1 did not base, either partially or completely, my analysis and/or the
estimate of markel value in the appraisal report on the rase, color, refigion, sex, handicap, familial status, or national orlgin of either the
prospective owners or occupants of the subject property or of the present owners or occupants of the properties in the vicinity of the

subject propesty.

5. { have no present or contemplated fulure interest in the subject property, and neither my current or fulvre employinem nor my
eompensation for perfarming this appraisal is contingent on the appraised value of the property.

6. }was not required fo report a predetermined value or direction in value that favors the cause of the cilent or any related party,.

the amount of the valye estimate, the attainment of a specific result, or the occurrence of a subsequent avent in order to receive my
compensation andfor employment for performing the appraisal. | did not base the appraisal report on 4 requested minimum valuation, 3
spacific valuation, or the need W approve a specific mortgage foan.

7. 1 performed this appralsal in conformily with thé Uniform Standards of Professional Appraisal Practice that were adopted and
promulgated by the Appraisa Standards Board of The Appraisal Foundation and that were in place s of the effective date of this appraisal,
with the exception of the deparlure provision of thase Standards, which does not apply. 1 acknowledge that an estimate of a reasonable
time for exposure In the apen market is a condition in the definition of market value and the estimate [ developed is consistent with the
markeling tme noted in the nelghbarhood sectian of this repon, unless | have atherwise stated in the reconciliation saction. .

8. | have personally Inspected the interior and exterior areas of the subject property and the exterlor of all properlies listed as comparables
in the appraisal repan. | fusther certify that | have noted any apparent or known adverse canditlons in the subject improvements, on the
subject site, or on any site within the immediate vitinity of the subject property of which | am aware and have made adjusiments for these
adverse conditions in my analysis of the propesty vakie to the extent that | had marke! evidence to support :hem t have also commented
ghout the effect of the adverse conditions on the marketabiftty of the subject property.

.8. | personally prepared al! conclusions and opinions about the real estate that were set fonih in the appraisal report. if Erelied on
significant professional assistance from any ingividual o Individuats. In the performance of the appraisal or the preparation of the appralsal
report, | heve named such individual(s) and distlosed the specific tasks performed by them in the reconciliation section of this appraisal
report. { certify that any individual so named is qualified to perform the tasks. | have nol authorized anyone to make a change to any item in
the report; therefore, ¥ an unauthorized change is made (o the appraisal report, | wilt take no respansibility for it

SUFPERVISORY APPRAISER'S CERTIFICATION: |2 supervisory appraiser signed the appralsal report, he or she certifles
ang agrees that: | directly supervise the appraiser who prepared the appraisal report, have reviewed the appraisat report, agree with the

statements and concluslons of the appralser, agree to he bound by the appraiser’s certifications numbered 4 through 7 sbove, and am taking

full responsibility for the appraisal and the appraisal report.

ADDRESS OF PROPERTY APPRAISED: 818 Wa4th Street, San Pedro, CA, 90731

APPRAISER; SUPERVISORY APPRAISER (onty if required)
Signature: &@ @W‘% . %‘Z i Signature:

Name: Hee K. Y1 Narme:

Date Signed:  08/27/2610 Date Signed:

State Certification # AGO35644 State Certification &

of Stale License # AG002824 of State License # AGD35844

State: CA - State: CA

Explration Date of Certification or License: 11/16/2010 Expiration Date of Cectification o7 License:

(3 o (3 oid Not Inspect Praperny
Certifled Genarat Appralser

fretdie Mac Form 439683 s Page20f2 Fansle Mae Form 10048 6-93




FLOORPLAN

Bomower; . . . File No.: 10187000
Property Address: 819 W 4th Street Casg No.:
Clty: San Pedro . : State: CA - Zip: 20731
| Lender: Los Angeles Housing Depariment : - e
Qm Bodrwm
Bludls
Socond oot Wi Fooe
L L
Fust Floor
L

Bocond Floox

Third Fioot 2126.00
studio Unit 362.80
one Redroom Unlt 481.00

9 Areas
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PLATMAP

Fiie No.: 10197060

Borrowar;
Propenty Address: 819 W 4th Street Case Np.:*
City: San Pedro- Sater CA Zp: 90731

Lender: Los An Hou Departmant




LOCATION MAP

Borrower: Flle No.: 10187000
Property Address: 819 W 4th Street” : .__Case Ne.:
City: San Pedro : ' State: CA ' Zi: 80731

Lander: Los Angeles Housing Deparimant — . N

|




file No.. 10197000

Borrower;

Case No.: -
State: CA Zip: 90731

1 Property Address: 819 W 4th Street

City: San Pedro
| Lender: Los Angel




SUBJECT PROPERTY PHOTCO ADDENDUM

"Borrower; ' Fie. . 10197000
Property Address: 812 W 4th Street Case No.;
Clty: San Pedro State; CA _Zip: 80731,

Lender: Los Angeles Housing Depariment

FRONTVIEWOF
SUBJECT PROPERTY

Appralsad Date: August 17, 2010
Appraised Value: $ 266,000 -

. REARVIEW OF
SUBJECT PROPERTY

STREET SCENE




COMPAF'?ABLE PROPERTY PHOTO ADDENDUM

Borrower: i Fia No. 10187000
Property Address: 818 W 4th Strest ‘ Case No,;
City: San Padro State: CA- Zip: 80731

Lender: Los Angeles Housing Department

‘

COMPARABLE SALE#1

927 Bay View Ave. )
Witmington, CA 90744
Sale Date; 10/2872009
Sale Price: $ 725,000

COMPARABLE SALE #2

809 £ L &t
Wilminglon, CA 90744
Sale Dale; 12/04/200%
Sale Prive: $ 425,000

COMPARABLE SALE #3

BES W, 1st 8t

San Padro, CA 80731
Sale Date: 03/01/2010
Sale Price: $ 460,000




COMPARABLE PROPERTY PHOTO ADDENDUM

Borrower: i File - 10187000
Prapefty Atrdress: 819 W 4th Strest Case No.;
Chty: San Pedro State; CA : Zio: 80731

Lender: Los Angeles Housing Department

COMPARABLE SALE#4-

10205 S, Centre St
San Padro, CA 90731
Sale Date: Listing
Sale Price: $ 845,000

COMPARABLESALE#5 ~ )

224 S, Grand Ave,
San Pedro, CA 80731
Sale Date; Listing
Sale Price: $ 585,000

COMPARABLE SALE #6

638 W, 23st St

San Pedig, CA 90731
Sale Date: Listing
Sale Price: $ 685,000




COMPARABLE RENTALS PHOTO ADDENDUM

Boriower: Flet.. . 10197000
Property Address: 819 W 4th Streat Casa No.:

Cily: San Pedro State: CA Zip: 90731
Lender: Los Angeles Housing Department

COMPARABLE RENTAL #1

236 W. 14th 8t
San Pedro, CA 90731

COMPARABLE RENTAL#2

5§27 W. 15st St.
San Pedro, CA 90731

COMPARABLE RENTAL#3

20418, PadﬂcAve, .
San Pedro, CA 90731




COMPARABLE RENTALS PHOTO ADDENDUM

-Borrower: Files...: 10197000
Property Address: 819 W 4th Street . Casg No.:
Chty; San Pedro State: CA . Zip: 90731 -

Lender: Los Angeles Housing Depariment

COMPARABLE RENTAL #4

. B4AT W, 5th 8t
San Pedm_; CA 80731

COMPARABLE RENTAL #5

1131 3. Beason St
< San Pedro, CA 50734

COMPARABLE RENTAL #6

843 W. 7th st,
San Pedro, CA 80731




10197000

Fife Nu..
Case No

£18 W 4ih Straet

80731
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Borrower: . : i File, .. 10187000
Property Address: 819 W 4th Strest CaseNo. .
City: San Pedro . Siale: CA Zip: 90731
Lender: Los Angeles Housing Deparirment

Typical Béihmom

Water Damagad Unit




Borower. Fie No.. 10197000
Property Address: 819 W 4th Street Case No.:
City: San Pedro State: CA Zip: 90731
Lender: Los Angeles Housing Department
Walter Damaged Bathreom
Water Damaged

Water Darnaged
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il8 few.

F

;. 90731

aip

se No

Ca

: CA

State

San Pedro

Borrower.

Property Address; 819 W 4th Street

¥

Lender; Los Angeles Housing Depariment
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Fiie No. 10196000

APPRAISAL OF

8 UNIT MULIT-FAMILY PROPERTY

LOCATED AT:

B51 W 815t Street
LosAngeles, CA 90044

FOR:

Les Angeles Housing Cepartment
1200 W, 7th St Cube B08J
Los Angeles, CA 80017

BORROWER:

ASOF:

August 17, 2070

BY:

Hee K. Yt
Certified General Appraiser




__FieNe. 10198000

Alyaur requast, i complé!eci ray analysis of the properly identified as:

Mark Gandara

Los Angsles Housing Deparimant
1200 W, 7th St Cube 808J

L.os Angeles, CA 80017

Dear Mr. Mark Gandara,

251 Wa1s! Street
Los Angeles, CA 90044

Regardless of who pays for the altached appraisal, It has been prepared for our client The Los Angeles Mousing
Depariment. The client Intends to use this report for estimate the AS-Is fair market value of the properly as of the
August 17, 2010, For this assignmant, the improvements were inspected on August 17, 2010, and the date of -
value is August 17, 2010.

The aftached Summéty Appraisal Report has been prepared in accordance with your standards as well as the
reporting requirements and the Uniform Standards of Professional Appraisal Practice {USPAR). The final vaiue
reported In the attached report is the "AS 15" valuz as of date of value.

This appraisat may not be used or refied upon by anyons other than the above-mantioned client for any purpose
whatsoever, without ihe express written cansent of the appraiser. if the clfent provides anyone else with a copy of
this report, such as & bamower ele,, that personfs) may not be entitted o rely upon lts contents when making any
decisions about the property, As such the foliowing Hmiting condition applies:

“Naither all nor any part of the contents of this report shall be conveyed to any person or entity, other than the
appraiser's or firm's client, through advertising, soficitation materials, public retations, new, sales, or other media
without the written consent and appeal of the author, particulariy as o vajuation conclugions, the identity of the
appraiser or firm with which the appraiser is connected, or any reference to the Appraisal Instifute or the MAY,
SRA or SRPA designation. Furthermore, the appraiser or firm assumes no obligation, lability, or accouniability to

.. any third party. If this repart is placed in the hands of any one, hut the client, the cllam 3ha|r make suc.h party(s)
"T17. aware ofall the aSsurfiptions andlimiting coriditioris:of ihe. asSignmant.” ST -

This appraisal assignment Is a Summary Appraisal Report under Standards Rule 2-2(b), as defined In.the
Liniform Standards of Professional Appraisal Practice (USPAP} of a complete appraisal performad under
Slandard Rule 1 of the USPAP,

Should you have any questions regarding the analysis or conclusions of vaiue found in the attached report pleass
contact mé,

Sincerely,

e Fgrg
Cerlified General Appraiser

AG 035844 Expires 11/16/2010

PR,




.Borrower: . File No.: 10188000

ngeny Address: 851 W 81st Street - Case No.:

City; Los Angeles . State: CA —_7ip: 50044
Lender: Los Angeles Houslng Depariment - )

INTENDED USE
The Los Angeles Housing Departmant is the intended user of this report. For this assignmem, the lmprovemants were inspected on
Aupust 17, 2010, and the dalte of value Is August 17, 2010.

INTENDED USERS ,
‘The client intends to use this repord to estimate the As-is fair market value of the property as of the Augusi 17, 2010,

TYPE OF APPRAISAL REPORT
As specified in the most current version of the Uniform Standards of Professional Appmtsal Praclice (USPAP), thisis a Summary
Appraisal Report.

DATE OF INSPECTION AND DATE QF REPORT
This properly was viewed on August 17, 2010 and the raport was written on August 28, 2010.

: COMPETENCY PROVISION ’
As of the date of this assignment, Hee K. Yi meets ﬁae continuling education requirements for a Certiﬁed General Appraiser for the
State of California,

CONFIDENTIALITY

The appraiser must be aware of, and comply with, ali confidentiality and privacy laws and regulations applicable in an asslgnmem.
Disclosure of confidential information is permissibie to professional peer revisw committess, except when such disclosureto a
comimittee would violate applicable law or regulation. Confidential information means information that is either identified by the client
as confidendlal when providing it {o an appralser and that is not available from any other source; or classified as confidential or
private by applicable law or regulation.

SCOPE OF THE APPRAISAL ASSIGNMENT

Data sources include NDC data, MLS, and appraiser's files, Whenever passible, sales were verified with the buyer, selier, real estale
agent, or lender. If data could not be verified through a party involved in the transaction and the dats appeared to be consistent with
other data, it was used In the analysis. Int alf cases of data verification, { assumed that the information obtained is comect and
accurate,

The appralser viewed only the inferior and exterlor of the property from the street on August 17, 2090, The appralser noted toth the
positive and negative externat features of the property. Visuat exterior deferred maintenance was also considerad as wall a5 any
sxtetior upgrades made fo the structure. The appralser did not do an interior inspection; therefore, the electrical componenls the
heating and cooling system, or the plumbing were net tested; the appraiser assumed that they were in working order. The appralser
assumed that there was no termite or dryrot damage to the interior components of the structure. The appraiser only ok note of any
obvious termite or dryrot damage. The appraiser did not inspect the roof, attic, or the crawd space, The appraiser assumed that these
compenents did not suffer from any deferred maintenance. Only those characteristics of the property that are relevani o its
valuation will be shown in the report.

The appraiser took exterior p:clures of the sub]ect‘s tmprcwenien!s Plctures of upgradss gnd defarret] malntenance Hams are
inchsded in the report, Scenes of the subject stree! are also included,

The appralser relied on the Countly Assessor's Information {o ascertaln the subjects lot size and living slze areas as a gulde In
esiimating the legally permitted square footage of the bufldings residing on the Iot. The appralser aso refied on the County
Assessor's information In order 1o repost the APN number and the legal description, if the client provides a tille report, i I8 reviewed
arid taken info copsideration with respect to easements, cavenants, restrictions, and other encumbrances, The appraiser did not
research the prasence of such items independently, If 2 {itle repost is not provided by the client, the appraiser will rely on the
ohservation of any apparent easements or restriclions,

The appraiser viewed the nelghborhood to ascertaln its boundaries. The appraiser noted any posifive or negative external festures
that may have an impact en value. The appraiser selected comparable sales data that is deameéd appropriate for this assignment.
Data was selected within 8 months from dete of value. If thete is insufficient data, the apprajser searched as far back as 18 months
for sales. The appralser may expand the search for data lo other competing neighborhoods, but this Is done only when there is
tnsufficient data within the subject's neighborhood, The appraiser also considared lstings as a possible comparable in order o reflect
current market conditions, The appraiser viewed the data used in this analysis from street and took photographs of each comparabie,

The appraisal problem did not warrant an intengive highest and best use sludy, Given the nature of the subject real estate, my
conthusion of highest and best use was based on logic and abserved evidence.

The Comparison Approach Is the primary methodology used in estimating the value of the subject property. A GRM analysis provides
a reality check against the Comparison Approach conclusion, The Cost Approach is not considered a valid mdlcator by realtors,
sellors or buyers.

THTAR Frodveed st ACT ORI, SO EHET verractnb soon




Botrower: File No.! 10186000

Propery Address: 851 W 81st Stest - Cass No..

City: Los Angeles 4 State: CA Zip: 90044

Lender: Los Angeles Housing Departrmant

USPAP MARKET VALUE DEFINITION:
The follewing market value definition supersedes the definition found in the printed form

This appraisal has been prepared in accordanca with the definition of fair market value as found in App.18-1{03/07)1378CHG-8
Appendix 19.

The price that a sefler is willing to accept and a buyer is willing to pay on the open market In an amm's length transaction, whereby

1. buyer and sefler are typicatly motivated;

2, both pariies are well informed or well advised, and acting in what they consider his or har own best Intargsts;

3. & reasonable time is allowed for exposure in the open market

4, payment is made in terms of cash in U. 5. dollars or in terms of financial arrangements comparabie therato;-

5. The price represents the normal considsration for the proparty sold unaffectad by special or creaiive financing or sales
concessions granfed by anyone assodiated with the safe,

DEFINITION OF REAL ESTATE TERMS

FEE SIMPLE INTEREST OR ESTATE: Ahsalute ownershlp unencumbered by any other interest or estale, subject enly to the
fimitations imposed by the governmental powers of taxation, eminent domain, police power, and escheat.

LEASED FEE ESTATE: An ownership interest held by a landlord with the rights of use and occupancy conveyed by a lease to others.
The rights of the Jessor (leased fee-owner) and the leased fea are spacified by the contract terms contained within the feass,

EXTRAORDINARY ASSUMPTIONS
The typical assumptions for this valuation are found in the printed form. In this parlicular analysis, the appraiser has notinspecied
the interior of the subject or the comparables,

ADDITIONAL ASSUMPTIONS
1¥The appralser reserves the right to amend this report if undisclosed facts are given io the appraiser after cempletion of this report.

2)The appraiser assumes no responsibility for changes in market conditions which might require a change in the appraised vaiue.
APPRAISER'S HISTORICAL EXPERIENCE !
The appraiser has not valuad this property during the fast 38 months,

AMERICAN WITH DISABILITIES ACT {ADA),
This proparty is not designed to accommodate handicapped usars.

ENVIRONMENTAL HAZARDS EXAMPLE: LEAD BASED PAINT & ASBESTOS
Pue 1o the age of the bullding, lead based paint and or asbestos may be present An expert should be mlamsd to ascertaln tharr
“présence. Oiyr ingpection revealed that there ls o crackéd of p2aling paint. - : . e

EXPOSURE AND MARKETING TIME
If a property is proparly priced, in reasonably good condilion and pmperly markaiad by a local licansed real estate ageni areafistio
time on the market and exposure o the market will be 30 to 80 days.

ECONOMEC CONDITIONS WARNING

‘The the present fime, real estate values ars in a state of flux caused in part by the sub-prime lending market coupled with a weak
economy. Thus, the values shown in this raport are only valid as of the date of the appralsal. The value shown in the report may
change should their ba a steeper decline in the economy. .

TXEAR . Pondoead irsng A1 softord, RO ATRY wRnatvhees ©



GOLD COAST APPRAISALS, INC.

Bogower, ' - Fife No.. 10186000
Propenty Address: 851 W 81st Street Case No.:

Cily: Los Angeles : State; CA Zip: 90044
Lender: Los Angeles Housing Deparimant -
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‘Property Address. 551 W 515t Sreet Case No.: ]
City: LosAngeles Siate: CA Zip: 80044
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GOLD COAST APPRAISALS, ING. - 10185000

APPRAISAL REPORT
RESIDENTIAL INCOME PROPERTY
PROPERTY IDENTIFICATION FileNo. 10198000
Bosower/Cllent i : : MapReference 70482
Property Address  B51 W 81st Street - Gensus Tract Mo, 2383.10
Chy Los Angeles Coumylos Angelas State CA ZpTode 90044

Legal Deswiption APN: 8032-003-018 ; Sunny Slde Park Addition Lot 132; Map book B, Page 198, Cily of Los Angales, County of Los
Angeles : :

Cumen) Sale Price {f gpplicable) § Mot Applicable Pate of Sale Mot Aoplicable Loan Reguesied $ Mot_Applicable

Temms of Sale &M&% ' ‘ :

Pruperty Rights Appraissd: fea [ Leasehold {attach completed Lease Analysis FHLMCIFNAA Fom 457)

Lender LOS Angelas Housing Department Lender's Address 1200 W, 7ih St. Cube 808J, Los Angeles, GA 50017

instructions to Appralsar: The purpose of Ihls Appralsal is to estimste the current Market Value of the Subject Property. The Definltion of Market Value is the
filghest prlce In terms of money wiich & proparly wilf dring in & competitive and opan market under all conditions reqeisite to & falr sale, the buyer and selfer,
each acting prutiently, knowiedgeably and assvming the price Is nol alfected by undue stimutus. mpliclt In this definitlen Is the copsummation of a sale as of
& specified date and the passing of thle from seller 10 buyer under conditions whereby: (1) buyer and seller sre typleally motlvated: (2) both perties are well
informed of well advised, and eath acting in what he considers bis own best iplerest: (3) a 4 big tim i5 allowed for axposure in the apen markel; (4} payment

13 made In cask or its equivalent; (5} financing, if any. is on terms generally available in the communkly at the specified date and fypical for the propsriy type
in lts focate; (8} the price represents o normal consideration for the properly seld unaffected by special linancing emounts andfor terims, services, fees, costs,

or credits incurred in the transaction, {"Real Estate Appralsal Terminofogy,” published 1975).

Note: FHUMC-FNMA, do Rot consider thesacia) compostion of a neighborheodto be arelevant factor and it must not be considered in the appraisal,
Othet Iformation;  Provide fo values with and without regulatory agreement

TO BE COMPLETED BY LENDER

Appraisal requested from (30td Coast Appraisals ing pate $1/2010 By Los Angeles Housing Depariment :
ATTACHMENTS
18 this Appraisal fs made for FHLAC, attach Rems 1, 2, 5, 5, ant 7. Ateach atollional shoets and gheck box i considered appropriate for this Appratsal,
1. 1XJ Descriptive photographs of subjact property e {XiMap(s Rents and Sales
2. 1%} Descriptive phtographs of sireet scene 8. X plot plan or survey
3, (X Photogrzpts of Rents and Sales 10. L_f Quatifications of Appraiser
4. L] Aeral Photograph 11.1_J tease Anslysis FHLMC/FNMA Fora 487 {rovsod deasenoidintenss sppeaised)
5. 1X] skeich or Roor plan of typical wrifs _12. 17 summary of rectprocat agreements with ather owners for use of parking,
§, L4 Owner's current certfled red rok i existing or, driveways, recreational fzchilles, private straets {raquired i applicabie)
o forma i proposed of incamplste 13. :
7. {3 Owner's incoma and expense statemen
- o forma ngorme and expense statement L]
TOTAL NUMBER OF APARTMENTUNITS | e e e e
CONSTRUCTION: @ Exigling Property, Appro, Yesr Buit 1963 D Proposed Construction Ej Undar Construction
DATEOFAPPRAISEDVALUE | ., ., ..., ., . 0 veierans U, August 17,2010
ESTIMATED MARKET VALUE (ofurmished) {SEE PAGE 8 FOR CONDITIONS AND REQUIREMENTS) | .| e H] 440,000
Valie: Per Unit$ 65000 ,FerRoom$ 12,571 , Per Sg. F1, of Buiiding Area $ 56.45
GROSS ANNURL INCOMEMULTIPLER | ..., S e S .
OVERALCAPTALZATIONRATE, , |, ., . .......... Ve av e e e a e U /)
* FORECASTED GROSSAMNUALECONGMICINCOME | |, | PPN N e e 8 68,52000
VACANCIES: Actval Mo, Vacat 3 Percenageof TotalUnlts 0%
Projetted Percentage of Forecesiad Gross Antus! Economic Income 500 %, ... e e 3 Z97¢8
FORECASTED ANNUAL EXPENSE AND REPLACEMENT RESERVES ( 41.13 % of Forecasted Gross Annual Economiz Income} 3 24.480.00
FORECASTED NET ANNUAL INCOME FROMREAL PROPERTY e e $___ 32084
PARRINGRATIO | ., ... ... ..00vuus O A SR 088 spacesiurit
SUMMARY OF NEIGHBORHOOD AND PROPERTY
Nelghborhood Gopd | Aver. | Fayr | Pox Properly Good | Aver, | Fak | Poor
| Empioyment Stabifly of immediate Location X AschRechgal Attractiveness X
Convaniante 10 Employment Centers X Landseaping X
Prolection from Detrimental Comizions X Qualty of Constructioh (Matesials & Finish) X
Adequacy of Shopplng Fackiles X Condltion of Exterior X
Adaguacy of Pyt Trensportation X Condtion of Interior X
Ademuacy of Uilies X Room Slze and Layoul X
Polica aod Fire Protection X Llosots and Storage X
Recrestional Facillies b4 Light and Ventiation X
Property Compathiély X Qerall Livabiy X
General Appearants of Prapelties ‘R Compalibifiy lo Reighbothood X
Aopeal to Market X Overall Appeal and Marketabily X

"The subject is located in a fully developed mature neighbiorhood that s boundsd on the north by the Slauson Avenue; on the east by
Central Ave., an the south by 105 Fwy. and on the west by Western Avenus and cliy of ingleweod,  Athens, Willowboork, Westmont,
Inglewood, Graham and Walls are several designated neighborhoods that reside in the sublect's market area. The secondary streets in
this area are improved with single and small muitl-family dwellings that are in size, age and architecture. Maintenance levels are range
from average to good. Many of the older resldential improvements have been remodelad or have upgrades, The major thoroughfares are
Improved with small commercial developments that also vary in age, size and design. Public bus servics is available glong the major
thoroughfares.  Residents in'ihis area can easlly access employment centers throughout the Los Angeles basin via the 110, 105, 405 amd
10 freeways. Public and private schools and universities, hospltals. libraries els. are convenisnlly located throughout this area,

FHLMC Form 71A Rev. 877 FNMAFOrm 1050 Dec, 83
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GOLD COAST APPRAISALS, INC, : ' 10198000

AREADATA
e [Moy  (Dowmy {Jfes  population is apwodimatety 4,085,000
Popuiztion:  [X] Increasing 0 %peryear [ JSabte ] Decroasing % per year

Dasgidbe the econemic base which contringes 2 major influsnce on the siabiity of resl estate  Manufactuting, government services imoort and expori trade, as
well a3 tourism have a mejor impact on the focal economy. The recent downturn in the real estate industry has had a huge impact on
| local consumer confidence which impacted {oeal spending and hence a negative impact on the retall real estale sadors

Dlsciss emp%oymant stabtﬂy Duye to the weak economy the unsmgoment rete within the cliy of Los Angeles has exceeded 12.2% as of June
2010. The un ment rate of Los Angeles County is 12.4% and for the State is 12.3%, This is sliahtly higher than the ovarall rale of
9.7% fortha U S, ’

- Rem Controk: Yes  |_JNo. It is applicable to units constructed prior fo 1878
Are locai Govemmen Agancies distouraging apartment development? I | Yes izi No. Comment The Cily is encouraging mixed use {

cornmerclabresidential) developrnents on many of the under utiiized commercial zoned sites,
General comments, I appizabe  Due o the weak economy construction financing has piaced a damiper on new residential and commerclal |

development. The Cily of Los Angeles has obtained simufus money from the Federal Govemment for the stabllization and preservation | preservation

of neighborhocds impacted by high residential forecloswre activity,
NEIGHBORHOOD AND MARKETING AREA

e [Juben  @0suwben [ rwa properyVatves: () ncreasing (€] Stable (L] Dectaing.
Proseni Landiise:  Budtup 100 % ShgleFamly __85 % Condommiums __ 5% Apanmenis 5 % Commercial __ 5% Indusiial

%
Change in Present Land Use: Doy (O ubetyor [ TakingPlace  From w_.
Comment, if apphicable Single and multi-family dwellings are iocated on the seoondary streets white commercial developments reside on the
maijor thoroughfares.

to ba less than typical in overall appeal,
Describe any incompatile land uses @ none, so stale) Because this nelohborhood is reachsgg fufl maturity, there Is an occasional new development

in both the commercia) and resldentlal zoned areas.

Descyibe overall property 2ppeal and maintenance level Overall the malnienanice level is average to good and the overall appealis average. Pueto |

the water shortage, Los Angsles has e very restrictive vard watering program which has caused the exterior appeal of many dovelopments |

Single Famdly:  Price range $ 50,000 108 __425000 Fredominant $ __180,000 . AMe__ 4 yso _105 ys.  Predominan _ 34 ys
Apartments: Predominant range it imgmadiale area {axckmgemrmj Waikup Efevaior
Humber ol mitsineachbuding . . ... .. 0., 2-15 alts 20-40 unlls
P 4070 yeas  20-40 years
Height fumberofsiordes) ., .., .. ... L i 2 siores -4 Stories
Codilon . . i Average Good
Rentaf rangé by unit type:
UTypes: 311 . 5 800-850 $ 800-950
4-2-1 e $800-1200 $800-1200
S32 $ 1200-1800 s 1200-1800
[ = S $ 1800-2600 $ 1800-2500

Comment on ahy unusual asperts of the above ranges Tha tye :cai mutti-family improvernent hauses 1 and 2 bedroom units. The 3 and 4 bedroom
units are primarily found among the detached sing 2 family or condaminium rentals,

ESt. neigibarhaod apariment vacancy rate 5 %. (| Decreasing [} stable | ] increasing, Rerlovets are () Increasing (X Stable  {_J Decrassing
Destithe the unit typafs) by nimber of bedrooms and rentalrange that are in the grealesttenant damand - The grestest demand Is for the units in the lower rental
range which is generally found among older projacts. Renters seeking 3 and 4 bedroom units prefer to rent single family dwellings.

. Destelpa the unlt typaish by nuenber of badrooms and renital range that are In oversupply Al unit types ara in demancd-at this time. ~.

Destribe polential for additionat units In 2rea considering land avallabiity, 2oning, wilites, aic. The neighborhood 18 fully developed and the only avallablity of
land comes from redevelopment of the properties that have excesded thelr economio and physical life. Both the City as well as the Counly

of Los Angeles are grov:d&g;g vanous differant programs for redevelogment and readapted uses for ras;denhat muiti-family and

| commercial proparties

Describe the unsatisfied demand for additional nils i area by type and rerial  The demand for 3 and 4 bedroom dwellings is primarily meet by detached
single family renials.

Epoptdaﬁandmhmmmazke!mao!mmnsim mmmmtmwaowmwmwmmm? No H yes, specty.
The population in this market area s sufficient in size, diversity and financial abilify 1o support the rental rates commanded by these

properties.

tlem Distance from Subject Property | Good | Aver, | Fair | Poor |
Public Transportation 142 10 3/4 mile X
Employment Cenless 5-10 miles X
Shopping Faclifes 1-8 miles X
Grammar Schoofs 1-2 miles X
Freewsy Access 5-10 miles X

Deseribe any prabable changes in the economic base of neighborhood which would elther favorably or adversely affect apartment rentals {e.g. employment
centers, zoning) Regardiess to the unemployment sale, there is no anticipated softaning in the demang for housing. Traditionally, this area
has had a strong demand even in economic recessions. This is due to the growing population and infiux of international poputation.

Genaral comments ichriing eafer favorable or unlavorable elements not menlionad (e.g, public parks, viaw, nolse, parking tongestion)  Thig neighborhooa has a strong

sense of community and if has afl of the necessary Infrastructure that appeals to a social and economic divarse mguiauon

FHLMC Form 71A Rev, 8/77 FNMA Form 1050 Dec. 83
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GOLD COAST APPRAISALS, INC, : 10135000
SITE

Dimanskans See atiached plat map 9278 Sq. Pl o7 Anres

Zoring (dasdﬂsaum uses. ang densilies pemﬁed) R3; Mulﬁgge Dwemng Zone ; Residential develogment is aliowed bul  must be [n acsordance '
00 to 1,200 square feet of land area, The ectis a legal non-conforming use

because of lack of padng st Present Improvemonts () do mnmmmmemgregmaﬁans,
Highast and best use: ifEPrewwuse U] omer (specity)

Site kngrovements ] Private Wel P Sewer 7 Septie vank Storm Sewer X[ Sidewe
Guiters ABey Suest Lights Efectricky Gas
ity and Telephons :
Access By: Private Rosd Steat Sufaoe: Gonerete
Meintatngd By: Private Assodation (akach summary of Association documents)

Municlpalty
Ingress and egress fadequecy and safely} Adequate pedestrian and vehicular access from Lot sketch showing lot dimenstans, distance to néarest cor-
B1st Street ner, and the lpcation of and pearby detrimental conditichs.

Tepography, view amenity, lol drainage, flood condition, slopes, s, This leval lot has adequate
lot drainage, There is no view amenity. it is not in a flood zone,

Flood Zong: X, Map No. 060937/08037C/1785F, Map date; 09/26/2008

Easements or siwoachments on site and off site #f 2ny) The site has utility easements which

do not impair the development of the site.

1sthe property located withina HUD Idertifled Speial FloodHazerd rea?  No

Favorabie of unfavorabl condtions not mentloned above kcluding aiy nonconforming usals}

of present improvements,  The sublect site |s an interlor level lot. The site conforms fo
ihe area and |s adiacent {o other simitarly improved stes. The site Is a typical Jot,

which conforms to other similarly Improved sites. No other adverse conditions,
gasements or encroachments were noted with typical ubllity easements observed,

DESCRIPTION OF IMPROVEMENTS

ITEM DESCRIPTION Constucton: LX) Existing YearBuit 1953
F_Foundation Concrete - L] proposad Under Gonstruction
Bask: Stuclural Syste Wood Frame Type Prgject: Walleip Bevator £ ) Rowor Toumhouse
Exterior Walls Stucco T outer (spechy
"] Rowt Covering Composition with file trim Mo. of Bidgs, One No. of Swaries 2 Ho. of Urits §
tmesior Walts : Drywail Gross Bidg, Area __ 7,794 Sq.fL Dansity 38,3 Usihs per Acre
Flont Covering Carpeting and Vinyl CVERALL. IMPROVEMENT RATIN
Celfing Helghts of Units Finished Floor o Finished Calingis 74" + P Good { Aver | Fay | Poor
Bath Finor and Walis Vinyl and devwalt Architectural Attractvensss |, | e X
|_tnuidaton __|To Code as of time of Construclion Quebty of Comsbuction | | ., e X
Sotndpronfing To Code as of time of Construstion Condtion of Extesiar , , | e X
: Contllonofinterler . ...... X
Heating system, Central Gas fired forced ait short duct systern .Rooms Size and Unfttayout, , . ., .., .., X
|_ ¢ Individua) & Freod In gach unit KichenFaclfies , ", ., ........., S .4
Ak Conditigring System, None Closelsand Storage , ., . .. ...... \ X
| Cenlral of indidual & Fel - Seundgroofing Adequacy, ., ..., .., X
jHotWslor Heatersy | Main watter heater Insulalion Adequacy , X
Babnximen  (NoKichenApphances | s SeviceAdequasy-. .. ... sl X !
__Apstiantes mmnemonmmedrakurpoorandhmmicmeredm __mpg_tg___
|_Elsymior (o, 1| None gverall in fair condition, Most units will requireflooring
|_Phawbing Figres Adequate feplacement, The isteriors of soms units are In heed of paint. The |
Semaity Features . Secured gated parking and secured one of the vacant unils are in vary poor condition. The flooring of |
gated pedesirian access bedroom and living room are unfinjshed.
Effectivesge 16 Years. _Est Remaining Economiciife 38 vrs |

PARKING: Tots!Spaces 7 In Buildings 3 In Garage (separate} In Carport 4 Open (on-she}
Parking Retio 0.88 Spaca(sHUnlt, Discuss parking adequacy and convenienca o apament tnits

Drbveways, curting. sidevralks, ighting {adequacy and condiion)  Querall the driveways, curbing, sidewalks and fighling is adeguate and does not suffer
{rom any major deferred malnlenance.

Destrive fetreationsd faclfles None/Typical

Desaibe basement, lobby, gerage, laundry, and other bulding Xems not described above There is_laundry factity on subject's site

Comment i any of the above tems or other bullding teims sre nadequate or are In below aversge condion  The sublect Is overall in fair condition.

Recommended observable repairs: {List repalrs, painling, lermlte trealment, etc. you recomsiend bs made 1o the Improvamems 1o make the propeny
readfly marielsble: ¥ none, so state).  The and interior and exterlor of budling is in need of paint,

Genaral comments if applicable: W inspected all the unils,
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GOLD COAST APPRAISALS, ING, - 10195000
COST APPROACH

ITEM ' cnumamsu_m . ' cmmz COMPARABLE NO. 3

1o sultiect

Indicated per sq. L or par -

.k value of subledt
| Commants and Recooediation: In this fully developed mature neighborhood, there ara very few if any land sales.

Estimated Land Values $ ___° per as
1MPROVEMENTS-ESTIMATED REPRODUCTION COST NEW

Source of Cosi Data: (Optional)
L@ s
Sq. FL@3$
5q. Fl. @ 3
Sq. FL &3
S R @5
Carpons Sg.fL®@%
Garage Sp.ftes
Porches, patios, balconies, stalrs, elc.
Ferges, walls
Paving, walks and &ghling
Landscaping
Recreationa! factiiies

Tota! Estimated Repsoduction Cost New of Improvements
Less Total Depretiation
Depraclated Yakie of the improvements
Adt Estimales Land Vale
mcucau:d Value by the Cost Approach (INFEE SIMPLEY

Cummants, inciuding sxplanation of dapreciation: The Cost Aggroach has heen exciuded due to the difficulty in estimated raptacemsntcostand
depreclation in an oldar existing structure.

I W B AN LA A W W W A WS R A AR B W WA B W W R G S W

¥ properiy volves feased and, show caleiations forfes interesl,

Deduel Vatue of fee Interest $
ndlcatad Value of Leasahold imarest bythe Cost Approach  §

FHLMC Form 71A Rav., B/77 o Pegedors e FNMA Form 1050 Dec. 83




GOLD COAST APPRAISALS, INC. 10198000

COMPARABLE RENTAL DATA
Comparables selacted are the mosi racent remtals, simitar and proximate, known to the undersigned, that a tenant of subject properly would have given consid-
erallon 10 rentlng,
ITEM - COMPARABLE No. 1 COMPARABLE No. 2 COMPARABLE No. 3
Address 1240'W. 105th St . 821 W. 93rd St | 11421 8. New Hampshlre
Los Angeles GA 80044 Los Angelss, CA 20044 Los Angeles, CA_ 90044
|_Prodmiyiosibi. | 1.7 Miles 1.0 Miles 2.4 Miles
MapCole . ITD4AS  ~ : 70474 704A7
Datecfrerialswvey | 08/17/2010
Brief Mo Unks 42 Mo, Vao, NIA  yrpy 1965 | NoUnts 7 No. Vac. 1 Yr.BR. 1984 | oo, Units 10 No, Vac, 1 Yr.58. 1953
destription Migiti-Famity - Multl-Farnily Mutti-Farmnily
o progesty’ .
| imrovements
Quality & conition | ouabity Averade  GCopdiion Good Average  Condiion Average QuamAve@]ge Condtion Average
. Ut RmCount!Size | Mosify Ress Unit Rn'LCmmtI Slze fenl Unit Rm Count]  Size Mottty Rent
) Yo 8Rb Sef.d . % parsq.fi i ToL 8RB Sg.F, $ persg b | Tot BRD Sa.FL $ persq. fl |
Individuat 3-1-1 800 750 1.25 }3-1-1 00 500 1,33 421 840 950 1,43
it
breakdown
Uiiies, fumitwe | Tenant pays gas, electricity Tenant pays gas, eleciricity Tenant pays gas, electricity
and amanitfes owner pays water and trash owner gays water and trash owner pays water and tragh
fncluded in remt
Condition: Superior Condlion: Simliar Condition: Similar
Age: Sitnilar : Age: Similar Age: Similar
§ Comparisen Amenities: Similar Amenities; Simiiar Amenitles: Similar
10 subjecl Location: Similar Location: Simitar Lozcation: Simitar

Generl comments (inchiding any tental convesslons} F applicable: The rents shown above are from recently rented or from vacant apartments available

for lease. This propeity is sub[ggg to the rent control ordinance of the Clu of Los Angeles. Therefore actual rents for the accupied units and |
man\et senty) for e yacan! urdis were vsed In estimating the sublect's stabaﬁzed ross Income.

MONTHLY RENT SCHEDULE - SUBJECT PROPERTY
Rexiz schedule s shovar by typ: of units. Scheduled rents are setual rentals for an existing property, of projected rents for & proposed of incomplete bullding,
b Economic rents are forecasted reqts to inticate the talr markel rentat the subfect units would command }f 2vailable for rent on the open market,

UnitRm Count Sg.FL - | No. SCHEDULED RENTS ECONOMIC RENTS

No.of Total | Aea |Unis * PerUnit Total Per Unit Total P

Unts | Tot BR b_{Rooms | Partmt [Veco|  Unm, |  Fum. Reris g, | Fum, Rents $a, FL. ot Room
1]5.32 5 8987 03 847.000s s Ba7ls 34715 % sa7| D085y - 12040
1]4-21 4 838 1 0.00 - 0 950 ¢ 9501 113 237.50
11421 - 4 839] o© 404,00 404 404 4041 0.48 101,001,
115-3-2 5 886| 0O 548 545 __b4s 548 D.5§ 109,20
115-3.2 s gg8{ 0o 188 ' 108 198 1981 0,20 39.80
1]5-2-2 5 gse! 0 472 472 472 472]  0.47 84,40
1]4-2-1 - 4 83s] 1 g [} 850 g50] 1.13 237 50
1]8-14 3 812] 1 [ o 750 7501 1.23 250.00

L S e ¢t At et e H
LSRR . L L e e . s 43
oMMl SRt |, . .. e S e e e $
S e e s $
R S | SO
Total GrossMonthlylncome ., .. ... ... ..., e $ 231 $ 4,960
TOtBI GrosSANNUMINEOME |, . ... ... rernerernennnn. $._ 2072, $.59,520.00

Ullifes Included In scheduled (octual rems: Gt water L JGas [ JHest  (ewarc [ ar condtioning Tragh

ikt fnvhrded in eronomi fenls: Rwaer [Joas  [Iuest Do (Jarconsionng X Trash

if proposed projected vider construstion, the 7ert up thme neceSsary, after completion, to iease 80% of the unils at the prujecter) economic rents Is estimated

whe trohs,

Comments {incfuding any rental soncassions in schedulad rems, or enticipated In economic fants; if none, so state),  The subject's rent assumes that the
units are in’ rent ready condifion . The actual laundry income Is used for this analysls. :
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GOLD COAST APPRAISALS, INC. L 10186000
MARKET APPROACH
The market data selecled are the mosl recent sales of properties, simflar and proximale 0 subject, Xnown 10 the appraiser, thal & buyer of subjec! properly
would have glven consideration to purchasing. tn the absence of actual sales, listings of comparable properiies may be used bul an explanation must be
nciuded In the *Commants” section below,

L ITEM SUBJECT COMPARABLE Mo, 1 COMPARABLE Mo. 2 COMPARABLE No.3 —
; 851 W 815t Strest 735 W. T8th 8t - 7THOW. 82nd SL. - 3334 Maple Ave.
Los Angeles, CA 80044 Los Angeles, CA 50044 Los Angeles, CA 80011
iy 0 stk ' . = 0.3 Miles 3.5 Miles
Map code 7043_2 70481 70482 874C2
Letsize 8278 7013 9278 4573
No. Units: 8 No.Vac:d  [No. Unis: B No.Vac: @ | No. Units: 8 No.Vac: O |No. Unis: 7 Nova. 0
Brief description of Year Bult; 1368 Yoar Bul; 1864 Year Buill: 3952 Year Sullt: 1959
byliding Tvpe: Walk-up Type, Walk-up Type: Walk-up Type: Walk-up
improvements’ Wood frame/fsticco Woeod frame/siucce Wood framefsiucen Wood framafstucco
| Cuakty Average Avarags Average Average
Condilion Fair Excetlant Averape Average
Recrastional faci None MNone None ﬂone
Pool | None None None Nona
Parking 3 Car garage/4 carport 8 Parking Spaces 8 Parking Spaces 4 Parking Spaces
Tenant appeal Average Average Average Average
| GBA 7794 7882 5040 2827
Avg Sq. FY/ Unit 974 248 840 685
Total Rooms 35 30 12 27
No.of | UNIT ROCM COUNT No.of | NI ROOM GOUNY No.of | UNIT ROOM COUNT No, of | UNIT ROOM COUNT
|Unhs ~ 1 Tob BR b Units Tot. BR b Units T BR b Units Tol. BR b
4 5 3 2 6 4 2 1 8 4 P 1 € 4 2 1
Uil 3 4 2 1 2 3 1 1 : 1 3 1 1
breakdasn 1 3 1 1
Lt paid by owner Water and Frash Water and Trash Water and Trash Water and Trash
Data sotyce Inspaction MLSH Ciw-09375509 LS# Chw-09382003 MLS# Chw-1042235,
Price s Not Apolicable [X] uw. ¢ [3 690,000 unt[_TF [ $535,000 X1 vt []7 [s 330,000 X un TF
Salelising-Offer NDGC Doc# 1417141 NOC Dock 1365613 RDC Doc#t 487669 -
Date of sale Not Applicable 09/21/2009 08/11/2008 04/08/2014
' Not Applicable 42% Down 25% Down 2¢% Down
Terms 158% 1st 75% 1st V5% 13
{including concitins N _
of sala and .
financing terms)
[y a3 many of the [oflowing as possible using dats eflettive at time of sale
Gross Anousl Income 1§ 27,720 58,820 {3 81,688 H 70,982 3 38,206
Gross Ann, inc. MutLi1) 0.00 0.00- 846 000 1.54 2.00 8.62 0.00
Hat Annul income 8 - 32064 {§ 50288 - < s 435892 § 24847
Expense Percentags (2) 100.00 46.13% 38.38 % 38.60 % 35,64 0.00%
Overall Cap. Rata {3) 0.00 0.00% 7.28 0.00% 8.18 0.00% 747 0.00%
Prive per tindt $ 0.001s 88,260.001% 88,186.67 i3 47,142.86
Price per robm 5 8.001s 23,000,008 22,29167 {3 1222222
Price gross graa 1% 0.00 fso. b bidg. ssa {3 91,00 fsg. fi. bldo. area 18 108,15 fsg. fe bldg. area 1% 118.73 fsq. & biig, area
Rent Control Reni Control Rent Contral Rent Confrol
COMMENTS
Similar Sirmilar Simitar
COMPARISON [T Similar : inferior Inferior
TO SUBJECT 3 ; Inferior Infarioy Inferior
;s g Simitar . | Similar Similar
| Simitar Sirnilar ._{Inferior
Indicated Grass Income Multiplier 7.50 X @Gross Annual Economic Income  $ 53,520 s 446,400
INDICATORS indicated Valus Par Uit §__ 57.000.00 X Gomts ... .. ......% 456,000
FOR THE Indicaled Value Per Room  § 13,000.00 x 35 Rooms, ., 3 455 000
indicaled Value Per Sq. FL of Grnss Bidg. Ares § 58.00 x 7,794 sg. fi 8idg. Area | 3 ﬁﬁgo,ﬂ 52
d Overall CAptalzalion BAE |\ .oesses e s e 7.50 %
{3) Sale Price~ Gross Anmral In¢ome: (2] Total Annaaf Expemm*Tozal Gross Anau&i mcmne {3) Nel Anpusal Income + Price

RECONGILATION: The subject s located in a fully developed area of L.os Angeles where a malorty of the apartments are typlically B to 12
unit projects. in order o locate buitdings that are similar to the subject in age and size, It is necessary to select data from areas of Los

Angeles that have demographics and real estate values that are similar io the subject's locafion. ~*See the adjustmant grid far anaizs;s of
the comparison approach indicators and reconciliation.

INDICATED VALUE BY MARKETAPPROACH | |, ... . . it $ 450,000
Rowrdtodo, . ... N 450,000
FULMC Form 71A Rev. 8/77 250fH FNMA Form 1050 Dec, 83
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B GOLD COAST APPRAISALS, INC. 13198000
ANNUAL EXPENSE ANALYSIS
ITEM LJACTUAL ____ | APPRAISERS APPRMISER'S CALCULATIONS OR COMMENTS
PROPOSED FORECAST
FIXED EXPENSES: -
1, Real Estate Taves | | e % of Vafue Tax Rate Per 8100 $
$ $ 5100 :
2. Othorloes o7 assessments ., .., :
3, Insurance | e 3,500 10.45 sq.8, for fire insurance only
Aloamses, ... L. .. 400 { rent controf fee, health and safefy inspection fee
5, Unsubordinated groundrem ,,,,,,,,,
OPERATIONAL EXPENSES:
6. Fued | L v R 3 3
LGS, e . 200 | Laundry room only
BElectely .. ... 200 I minimal exterior Yghting
0, Waler& Sewer ., e 3,800
10, Trash removal R 800
M. Pesteontral, . o 450 .
12. Bulifing maintenance &repalrs ,,,,,, 3,000 | assumes prior continuous maintenance profiram
T3, Injesior & exterior devorating .., ., 300 11 tumnover per year
1, Cleamingexpenses ., .., .. ... 200 | 1 Jumover per year
15, Supplies |, ..., e 150
16, Elovalor maimenance, , . . e
17. Pooimalaterance, ... .....
18, Parking area makd. & snow removel | | |
19 Gandening L L., 800 | very small front yard
20, Nonresident managam ........ 3400 6% of EGI
7. Residemtmanager's sty (No. ) ... .
22. Resklom manager's apl. alowance, | |, |
23, Custodian's sefary (o, |
24, Custodiaw's apt. aflowance .. ...,
25, Engheerssalary (0. ) ...,
26, Elevater operator's salary (No, Y.L,
27 Telephonaopemm‘ssalary {No. | -
2B, Secuypersonnels salary (Mo ) |, |
2. Other salarias Mo, ) I
30 Payrolliaxes L., ., -
3 Advettshg L., e . 100
32 Telephome .. ......, L _—
3% legaldaud L. L. 250
3, Leasedfamitwe |, ., ... .....
35, Misceflaneous 200
%.
, REPLACEMENT RESERVES: .
37, Competng &erapes ;. ., ......., w LS 8- - - 800} - - : . -
38 Ranges&refigeraters .., : No Appltances provided by owner
39, Dishwashers &disposals , , |, ... .....
40, Idividust heating & AGurits L, L ., 600
41, Hot water heaters 300
42, Roof 230
TOTAL EXPENSES & REPLACEMENT R£SERVES Ls 0l s 2448000]352 060 per unit $3.14 per Sa. FL.

Comments (denilfy Rems by number); AB expenses are forecasted based on information published by the “2002 Apartment Exgense

Guidelines”, The actual expenses provided by the client was not used because it had minimat information,

Toral Gross Annust Econommic Weome (See Reat Schadule)

Less Forecasted Vasancy ang Collecllon bass | . .. ... .. ... ... ... ..., , R { 500 % | % 2878}
Ellectve Grss AIBLINCOME | i e e § 56,544
Less Forecasted Apnual Expenses and Replacement Reserves (___ 4113 %.of Total Gross Annual Economicfncomsd L, . $___ 2443000} |
A f N A
Less Return on and Retapiure of Depreciated Value of Fmishlngs (s @ B e 3

$et Anmeal Income from Real Properly | H 32,084

ORI L L_- AL
Detall clearly method and mathematics of capha&zlng et Annuzk Inoome from Real Propenty A market derived capitalization rate of 7.5 % s gpplied {o the

$ 59,520

foracasted net operating income which Is based op marked rent and typical operating expenses.

NOWCap Rete: $32.064 /7.5 % = $427,520.

INDICATED VALUE BY INCGME APPROACH
Reunded 1o

§ 427520

4235000
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GOLD COAST APPRAISALS, INC. : 10186000
RECONCILIATION AND VALUE CONCLUSION

Indicated Vake by the CostApproach ., ., S NA
Ingieated Vaie by the Markst Approsch . . . . s 450,000

Ingicated Vaie by the Income Approach

.......... $ 28000

FINAL RECONCRIATION The Gomparison Approach and The incorne Approach are good value indicators for an apartment buliding of the

subject size. The Apartment Expense Guideline handbook is given good consideration in the davelopment of the forecasted incoms,
expenges and net oparating income, Because the actual expenses provided by the client was not used bacause it had minimal.
Information. The foracasted s are typical of the subject's unit mix, and overall size. he capitalizalion rate is market abstracted
with recant data fo refigct invastors actions for building having similar tenant appeal, All sales are located within the immediate and
{compstitive nefghborhaods in the Los Angelss. The cost approach Is not applied for this analysis due fo-no land sales in the sublects
market. Both the ncome and Comparison Approach are given equel consideration in arriving at a cument market value.

CONDITIONS AND REQUIREMENTS OF APPRAISAL (include requlred repakrs, replacements, painting, termile inspections, elc); The subject pro is
appraised "as-is" with no conditions. This appraisal is 2 summary report par USPAP

VALUATION: This Appratsal Is based upon mmamwmmmmmmmmmmWMMMhmm

As & cesult of my Investigation and anelysis. my estimate of Market Valoe of the subject peaperty as of  August 17, 2010 5.....
4 440,000

3 .
pate August 17, 2010 Appraiser 709y ff!
B

HeeX Y1 =~ % &

AGO35644 CA 111872010
# Applicable, cornplete the followitg
Date Appraiser
Expires
Dats - Osupentsingor {7 Review Appraiser

[ i T id ron physicaty mspect propeny,

CERTIFICATION:  Tha Arroyraisar cartifies and ?%rees that . v . .
1. The Appraiser has nio présent of contempleted future imerest in the' ?‘ropany appraised and naither the employment te make ihis Appraisal, nof the
- comRensatnon for it, is canlingent upon the mra!sed vaiee of the ?roper!y. .

2, The Appraiser has no personal Interest in or blas with respact to the subjact matler of the appraisal report or the participants to tha sale. The “Estimate of

Markel Value® In the appraisal report is not based in whole of In part upon the race, color, or national crigin of the prospaciive owner or occupants of the
pedy arpralsed. of upen (ke race, coior o national origin of the present owners or occupants of the properties In the vicinlty of the prl:geﬂy appraised,

3 heAp‘pfa ser has persohally inspecied the rrnperty, bothinside and out and has mate an extarier Inspection of sl comparablé sales Sisted herein, To the
vest of the Appraiser's knowledge and belief, ait statements and information In this report are frue and correct, and the Appralser has not knowingly
withheld anr slgmricanr information.

4. AH contingenl and timiting conditions are contained hersln (imposed by the terms of the assignment or by the undersigned alfecling the analyses,
opinions, and conclusions contained in this report}.

5. This Appraissl Report has been made kn cm!ofmhg with and i subject to (he requirements of the Code of Professionat Ethles and Standards of Professienal
Conduct of the appraisel organizations with which the Appraiser s atfiffated,

. Al contiusions and opinlons coAcerning the real estala that ara sat farth In the Appraisal Report were Kemgmd by the Appralser whose signature appears
above on Lhis Afpraisal Report, uniess indicated as "Review Appraisar,” No changes of any ttem of the Appraisal Report sha#l be made Sy anyone other
than the Appraiser, and the Appraiser shall have no responsibility for any such unauthorized changs.

CONTINGENT AND LIMITING CONDITIONS:  The carfication of the appralser a B‘aarlng in this Appraisal Reporl I5 Subject to the lollowing conditions and
1. The Appralser assumes nio responsibllity lor mattecs of legal aature affecting the property appralsed or the thie thereto, nor does the Appraiser render

any apinion as the title, which is assumed lo be good and marketable. The property Is appralsed as though under responsible ownership.

Ang skelc;az!;: this report may show approximate dimensions and is Includag to assist the reader In visualizing the propesty. Tte Appraiser bas mada no

suryey of the property, -

. The Agpra!ser isp n reqytﬁrad 1o give lestimony or appear in courl because of having made this Appraisal with reference 1o the properly in giestion, unless

arrangements have been made beforehand.

. The distribution of the lotal valtation In this report betwesn land and Improvements applies only under the existin% pro«_iram of uldization. The separate

valuations for land and building must ne! bk used in conjunction with any other Appralsal and are’invalid If so used,

. The AE raiser assumes that there are no hidden o unapparent tonditions of the dropenly, subsell, or struclures which would render it more or less

vatugble, The Appraiser assumes no responsibility for such conditions or for engineezing which might be required 1o discover such fagtors.
. information, estimates, and opinions furaished to the Appraiser, and contained In the report, were ablained from sources considered rellable and believed
to be true and correcl. Hawever, no respensibbiy for accuracy of such items furnished Lhe APPIMSBI‘ Can be sssumed by the Appraiser.

. ?\isclu?ure of tt;?“gonigms of this Appraisal Repor is govarned by the By-laws aad regulations of the professional appraiser organizatiéns with which the
raiser is affilialed,

Ngghar afl nor any part of the contents of this raporl, or copy thereof (intluding conclusions as 1o properly valve, the identily of the Appraises, protessiona)l

designalions, reference lo any professiona! appraisal organizalions, or the firm with which the Appraiser is connactad) shall be used for any pirposes by

anyone but the cllent shown on Page 1 of this reporl, the motigagee or S successors and assigns, mortgage msurers, consullants, grofesslonal appraisd!

organizations, ang slate or federaily approved Iinancial instingion, any depanment a ‘g;,”’ listrumentallty of tha Unfted States or of any Slate or of the

District of Cotumbia, without the previous writlan consent of the Appratser: nor shalt it be conveyed by anyone 10 the public through advertising, public

relations, news, sales, or other media, withoul the writlen consenl and approval of the Appraiser,

9. On all Appraisals involving proposed conslruction, the Apprassal Report ang valde conclusion are coningent upon completion of the proposed improve-
mants in accordance with the plans and specifications prepared by :

with a kast ravision date of which have been inilialed and dated by the Appraiser.

© N B o B w M
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GOLD COAST APPRAISALS, INC.

10496000

SUPPLEMENTAL LAND VALUE ANALYSIS

COMPARABLENO. A COMPARABLENG.5

COMPARABLE NO. &

to subjent

Indlcated per 5. fL of par

_tinit yalie of subjett

This Forz was preduced om he ACH Deverapment Rapldisras T4 system {200} 2709727




GOLD COAST APPRAISALS, INC.

10198000

SUPPLEMENTAL RENTAL DATA ANALYSIS

Comparables salacted are the most recent rentals, similar and prowimate, known 10 the undaraigned, that a tananl of subject property would have given consld-

eration to ranting,
ITEM COMPARABLE No, 4 COMPARABLE No. § COMPARARLF Mo, 6
Address 637 W.78th 8t 11730 Berendo Ave. 5950 8. Figueroa St.
. Los Angeles, CA 90044 Los Angeles, CA 90044 Los Angeles, CA 80003
| Promiywosuh. (0.4 Miles 12,8 Miles 1.5 Mites
Map Code 70481 70447 §74B8
Date irertgsurvey | 08/17/2010 08/17/2010 0817/2010
Brief | #in Units 8 K, Vac, 1 vrpg 1964 | No.Units 3 No. Vac. | Y8t 1957 [ Mo Units 4 No Vac, 1 Yr.84, 1808
description Mutti-Family Multi-Family Wuti-Family
of property :
| imgrovements .
Cosnlity & condifion | fyeafyy Average ¢ Average Avera Conditton Gocd CQuslty Average  Condition Gopd
| Uk RenCount; St Mopihty Rar Lnit Rm(:oumi Size Monthiy Ront Unft RenCount| Size Monthly Rant
| ToL BRE SoF S perso i | Toi 8Rb Sa.ft. H persq. f. Tot, BR b Sq.Ft. 3 persn.
Individual 4-2-1 840 095 1.18 15341 895 1,395 158 15-3-1 880 1:480 1.65
-
breakdown
Lilies, fumiture | Tenant pays gas, electriclty Tenant pays gas, electricity Tenant pays gas, sloctrcity
and amaniies owner pays water and trash owner pays water and trash owner pays water ang trash
tckided in rem :
Cordition: Strnilar Condition: Supenor Condition: Superior
Age: Sirnilar Age: Similar Age: Inferior
Compatison Amenities; Simlar Amenities: Similar Amenities: Sirnilar
to sutieet Location: Similar Location: Similar Location: Similar

« ThiS Fore was praducdd
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GOLD COAST APPRAISALS, INC,

10126000

wJIPPLEMENTAL SALES COMPARISON ANALYSIS

The marke! data selecled are the most recend sales of properiles, simiar and proximale tv subject, known to the appraiser, thal 2 buyer of subject property
would have given consideration to purchasing. In the absence of aclual sales, listings of comparable properlies may be used but am explanation must be
intluded in the “Comments” section below.

ITEM SUBJECT COMPARABLE No. 4 COMPARABLE No. § COMPARABLE No. §
l 857 W B1st Strest 622 W, 75th St. 727 W. 82nd St 8200 S. Hoovsr St
Los Angeles Los Angeles, CA 90044 Los Angeles, CA 90044 Los Angeles, CA 80044
1o 6| 0.5 Miles 0.3 Miles g.1 Miles
| Map code 704B2 70481 70482 - 70482
Lot siza 278 7013
o, Uniits; 8 No.Vas:3_ |No. Units: 7 KoVat: © {Mo.Unfls: 10 NoVac: O o, Units: 8 Novat: D
Briel destription of Year Bull; 1863 Year Built; 1963 Year Bullt: 1963 Year Buitt: 1920
teliding Type: Walk-up Type: Wall-up Type: Walk-up Type: Walk-up
Impravermanis Wood frame/stucco Wood framefstucco Wood frame/stusce Wood framefstuceo
Cuafty Averans Average Average Average
Condition Falr Average Average Good
Recreationat faciiles Wone Nons Nana\ None
| Poo] Nong None None None
P 3 Car garage/d carport 4 Parking Spaces 10 Parking Spaces 8 Parking Spaces i
Tenan anpeal Average Average Avarage Good
GEA 7794 5468 7255 5159
Avg 8o, FYf Unit 874 781 726 845
Total Rooms 35 33 38 28
. {Ho.of | LNIT ROOM COUNT No.of | UM RODM COUNT No.of [ UNIT ROGM COUNT No.of | UNIT ROOM COUNT
| Units Tol, ER b Unks T BR b Units Tol BR b Units Tot. BR b
4 & 3 2 4 5 3 1 1 5 3 1 2 S 3 1
Undt 3 4 2 1 1 5 3 2 ] 4 2 1 1 4 2 1
breskdown 1 3 1 1 2 4 2 1 3 3 i 1 4 3 1 1
1 2 4] 1
LI, paid by gwiner Water and Trash Water and Trash Water and Trash Water and Trash
Dsla soiRcs Inspection MLS# PT35029 MLS# Clw-10487917 NMLS# P717052
[ Prige t Not Apphicable [X] . [ |F 15600,000 X} unt. [ I¢ | 5845000 uat,[_IF | 649,900 HITARE
Sale-Usting-Offer Not Applicable Not Applicable Not Applicable
Date of sala 1 Not Applicable Pending Pending Listing :
Not Applicable Not Applicable Not Applicable Noi Applicable
Terms .
{inchuding condiions B
ofsaleand .
fingnting terms)
Complete a5 ofthe as possible using date effective at time of sale
Gioss Anwabincome 13~ 27 720 59,620 is 95400 $ 116,108 $ 77,004
Gross Arfs Inc. Mui{1} 2.00 0.00 6.20 0.00 729 0.00 £.44 0.00
Nel Annvsl Income 3 32,064 13 $ 76,564 3 68,594
Expense Perceniage () | - 100,00 46.13% 100.00 % 34.06 0.00% 2.62 %
Ovesalt Cop. Rate (3) 0.00 0.00% .00 0.00% 8.08 0.00% 10.71 0.00%
Price perunit 3 00018 85,714.20 {3 84,500.00 {5 81,237.50
Piice gar room $ 00018 18,181.82 {8 222368413 23,210.71
Price gross bidg. ares {8 0.00 isg.ft. bidg ares 1% 108.73 fsq fbido area |5 116.47 Isq. i bidg. orea |3 126.97 fsa. f. bidg. srea
Ren} Copfrel - Rent Control Rent Control Rent Controt
COMMENTS
7| Simifar Simllar Inferior
COMPARISON Inferiar Inferior Inferior
TO SUBJECT Simitar Slmitar Similar
Similar Skmitar Similar
Simitar Strilar

Similar

Tl Foro was peodueed oa the ACT Devsiopmont Rapidlonms A ayssen (800) 2348727



GOLD COAST APPRAISALS, INC, 10198000

SUPPLEMENTAL MONTHLY RENT SCHEDULE - SUBJECT PROPERTY '
Rental schedufe is shown by typs of units, Scheduled rants are aclual rentals for an existing progenty, or projectad rants for a proposed of incomplete bullding.
Economic rents are forecasted rents fo indicate the falr market 7emal the subject units would command Il avalizble for rent on the apen market,
Unit Rm. Count Sq.Ft. | No SCHEDULED RENTS ECOHOMIC RENTS
No. of Towd Area | Unlts Pes Unit Total Per Lindt ol Per
Units § ToL BR b ) Reoms | ParUnit [Vacanl Unfum. Fur. Renls Linten, Fum. Rents 34, FL or Reem
1 3 $ 3 3 3 3
0]= TOTAL = o fFisEa o [Eemsemaie B PRE: $ 0
™ L et Repidiorr Ty yauanr




Fle Ko. 10196000

DEFINITION OF MARKETVALUE:  The most probable price which 4 property should bring in a competitive and open market
under all conditions requisite to a falr sale, the buyer and seller, each acting prudently, knowledgeably and assuming the price Is not
gfected by undue stimuiis. Implicit in this definition is the consummallon of a sale as of 8 specified date and the passing of thie from
sellet w buyer under conditlons whereby: (1) buyer and sefier are Lypically motivated; (2) both parties are well informed-or well advised,
and each acting in what he considers his own best interest; (3) a regsonable time is afiowed for exposure In the open market; (4) payment
is made in terms of cash in U.S. doflers or In terms of financial arrangements comparable thereto; and (5) the price represents the normal
consideration for the property sold unaffected by special ar creative financing or sales concessions® granted by anyone associated whh the

© sole.

*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 pald by sellers as a result of tradition of law in a market area; these costs are readily identifiable since the
seller pays these costs In virtually all sales transactions. Speclal or creative financing adjustments can be made 10 the comparable property
by comparisons 10 financing terms offered by a third panty instilutionat leader that Is nat already lnvolved in the property of transaction. Any
adjusiment should not be calculated on a mechanical doflar for dailar cost of the financing or concession bul the doliar ameunt of any
adjstment should approsimate the market's reaction 1o the financing of toncessions based on the Appraiser's judgment,

STATEMENT OF LIMITING CONDITIONS AND APPRAISER'S CERTIFICATION

CONTINGENT AND LIMITING CONDITIONS:  The appraiser's certification that appears in the appraisal report is subject to the
following conditions: .

1. The appraiser wilf not be responsible for matters of & legal nature that affect efther the property belrig appralsed or the titfe (o it, The
appralser assumes that the litle is good and marketable and, therefore, will not render any opinfons shout the Btle. The property is appralsed
on the basts of it belng under responsibie ownership.

2, The appralser has provided a sketch in the appraisal repert to show approximate dimensions of the improvements and the sketch is
intluded only to assist the reader of the report In visualizing the property and understanding the appraiser’s determination of ils size,

3. The appraiser has examined the available flood maps that are provided by the Federal Emergency Managemen Agency {or other data
sources} and has noted in the appraisal.report whether the subject site Is located in an identified Special Flood Hazard Area. Because the
appralser is not a surveyor, he or she makes no guarantees, express of implied, regarding this determination,

4. The appraiser wilt not give testimony or appear in court because he o she made an appraisal of the properly in question, unless specific
srrangements to do so have been made beforehand.

5. The appraiser has estimated the value of the Jand in the cost approach at ks highest and best use and the improvements al thelr
contribitory value. These separate valuations of the land and tmprovements must not be used In conjunction with any other appraisal and
are invalid f they are so used,

§. The appraiser has noted in the appraisal report any adverse canditions (such as, needed repalrs, depreclation, the presence of hazardous
wasles, txic substances, etc, ) observed during the inspection of the subject property or that he or she became aware of during the normal
research involved In petforming the appraisal. Unless otherwise stated in the appraisal report, the appralser has no knowledge of any hidden
of unapparen! conditiens of the property or adverse environmental conditions (including the presence of hazardous wastes, toxic
_substances, etc. ) that would make the property more or less valuable, and has assumed that there are no such conditions and makes no
guarantees ¢ warranties, express or implied, regarding the condition of the proparty. The appralser will not de responsible for any such
conditiens that do exist or for any engineering of testing thal might be required to discover whether such conditions exist. Because the
gppralser Is not an expert in the field of environmantal hazards, the appraisal report must not be considered as an environmental assessment

of the property,

7. The appralser obtained the infotmation, estimates, and epinicns that were expressed in the appraisst report lrom sources that he of she
considers to be reliable and belleves them to be true and correct, The appraiser does nol assume responsibifity for the accuracy of such
iterns thal were furnished by other parties,

B. The appraiser will not disclose the contents of the appraisal report except as provided for in the Uniform Standards of Professional
Appralsal Practice,

9. The appraiser has based his or hE!l.' appraisal report snd valuation conclusion for an eppsalsal that is subject to satisfaclory completion,
repatrs, or aherations on the assumption that completion of the improvemants will be perivrmed In a workmaniike manner,

10. The appraiser must provide his or her prior writien consent before the lendericlient specified In the appraisal report can distribute the
appraisat report (including conclusions about the property vatue, the appraiset's identity and professionai designations, and references to
any professional appraisal orgenizations or the firm with which the appraiser is assotialed ) to anyone other than the borrower; lhe
mortgagee or its successors and assigns; the morlgage insurer; sonsultants; professional appraisal organizations; any state or federaliy
approved financial institution; of any department, agency, or instrumentality of the United States or any state or the District of Colymbla;
except that the fender/client may distibote the property description section of the report only to data collection or reporting service(s)
without having 10 obtain the appreiser's prior willten consenl. The appraiser's written consent and approval must alse be eblalned before
the appralsal can be conveyed by anyone to the pubfic through advertising, public relations, news, sales, or other media.

Fredde Mat Form 439 6.93 Pags 10of 2 Fannie Mae Form 10048 6-83



File o, 107196000
APPRAISERS CERTIFICATION:  The Appraiser certifies and agrees that:

1. | have researched the stbjact market area and have salected 2 minimum of three recent sales of properties most similar and proximate

fo the subject property for consideration in the seles comparisen analysis and have made a doflar adjustmant when appropriate te reflect the

market reaction to those ftems of significant variation, If a signiticant tem in a compatahle property is superior to , or mose favorable than,

the subject property, | have made a negative adjustment to reduce the adjusted sales price of the comparable and, if a significant item in a

comparable property is Inferlor 10, or less favorable than the subject praperty, { have made a posHive adjustment 1o increase the adjusted'
sales price of the comparable.

" 2. P have 1aken into considsration the factors that bave an Impact on vaiue in my development of ihe estimate of market vaive in the
appraisal report. | have nat knowingly withheld any significant information from the appraisal report snd | believe, 10 the best of my
knowledge, that all statements and Infurmatio in the appralsal report are tiue and corpect,

3, 1stated In the appraisal report only my own personal, unbiased, and professional snalysis, opinions, and conclusions, which are'subjec;
only to the contingent and fimiting conditions specifled in this form,

4, | have no present of prospective intefest in the property that is the subject to this raport, apd | have no present or prospective personal
interest or bias with respect to the parlicipants In the transaction. 1 did not base, elther partlally or completely, my snalysis andfor the
estimate of market value In the appralsal report on the race, color, refigion, sex, handicap, familiat status, or national origin of elther the
prospactive ownars or occupants of the subject property of of the present owngrs or oscupants of the properties in the vlcmny of the

subject praperty.

* §. I have no present or conlemplated future interest in the subject property, and neither my clrrent o futire employment nor my
compensation for parforming this appraisat ls contingent on the appraised value of the propeny.

6. 1was not required to report 2 pradetermined value or direction in value' that favors the cause of the client or any related party.
the amount of the value estimate, the attalnment of a specific result, or the occurrence of a subsequent event in ordar 1o receive my
compensatlon andfor employment for performing the appraisal. 1 did not base the appreisal report on a requested minimum valuation, a
specific valuation, or the need to approva 2 specific mestgage loan,

7. 1performed this appraisal in confermily with the Uniform Slandards of Professional Appraisat Practice thal were adopted and
promulgated by ihe Appraisat Standards Board of The Appraisat Foundation and thal were in ptace a3 of the effective date of this appraisa,
with the exception of the departure provision of those Standards, which does not apply. | acknowledge that an estimate of a reasonable
iime for expostre in the open market is a condilion in the definition of market valug and the estimate | developed is consistent with the
marketing fime noted in the neighborhood section of this repont, unless | have otherwise stated in the reconciation section,

8. { have pu-sonally inspected the interivr and exterior areas of the subject property and the exterlor of &fl properdies listed 45 comparables
in the appraisal teporl. I further certify that | have noted any apparent or known adverse tonditions in the subject improvaments, on the
subiject site, or on any site wilhin the immediate vicinity of the subject property of which | am aware and have made adjustments for these
adverse conditions in my analysis of the property value to the extent that | had market evidence to support them. | have also commented
about the effect of the adverse conditions on the matketability-of the subject property.

§. | parsonatly prepared all conclusions and opinions about the real estate that were sel lorth in the appraisal report, 1T relied on
signilicant professional assistance from any irdividual or individuals in the perlorméance of the appraisal or the preparation of the appraisal
report, | have named such individual(s) and disclosed the specific tasks performad by them i the reconciliation section of this appraisal
report. | cerilfy thatl any individual 5o named is qualified to perform the tasks. | have not authorfzed anyone to make a change to any ftem In
Lhe repon; therefore, if an unauthorized change Is made to the appraisal repor, | will 1ake o responsibility for i,

SUPERVISORY APPRAISER'S CERTIFICATION: I a supervisory appraiser signed the appratsal raport, he or she certifies
and agrees that: | direcity supervise the appraiser who prepared the appraisal teport, have reviewed the appraisal repon, agree with the
statements and conclusions of the appraiser, agree o be bound by the appraiser's centifications numbered 4 through 7 above, and am taiung
ful responsibility for the appraisal and the appraisal report.

ADDRESS OF PROPERTY APPRAISED: 851 Wa1st Streed, Los Angeles, CA, 50044

APPRAISER: SUPERVISORY APPRAISER {onlyifrequirad)
Signature: A&L«I %,‘M,. % Signature:

Name: Hes K Yi  ° Name:

Date Signed: August 17, 2010 Date Signed:

State Certification # AG035844 State Ceniification #:

or Slate License - AGD02824 of State Lcense & AG035644

State: CA State: CA

Explration Date of Certification or License: 1171672010 Expiration Date of Ceriifization of License:

£ ot [ oid Not Inspect Property

Cerliited General Appraiser
Freddie Mat Form 439 6.93 Page2of2 Fannie Mag Form 10048 6-93-




FLOORPLAN

Bomower;

File No.. 10188000

Case No.:

Property Address: 851 W 81st Sireet
. Los eles )

Siale; CA

Skelch by Apex IV Windows™

Sacond Tloop

1 Bedroot Undt
2 Bedroon Undt
3 Bedroom Unit

TOTAL BUILDING

Zip: 90044

Chy: Los Angeles
| Lender: Los Angsles Housing Depariment

2 Badeaten

3 Raskenm

3648.50
4145.00
62.2.00
932,00
PH6. 00

(rounded)

2447,00

4.5 = 33.0
2.0 % 56.5
15.0 = 20.0
15.0 x 2.8
4,0 x 38,5 -
6.5 = 72.9
4.5 = 9.0
Sopond Flooy
1%.0 = 78.0
4.0 x 3.0
15.0 % 9.0
11.0 x 3.0
19.5 = 29,8
9.5 x 2.0
(.8 = 28.5
14.5 = 17.0

15 Areas Total (rounded) .

565,50
6¥8.00
2300.00
427.30
184.00
1188.00
275.50

1482.00 8
128.00 |3
585.00
34L.00
575,25
408,50
389.75
246.50




_ PLATMAP

Borrower; . Fila Noi 10196000
Property Address: 851 W 81st Street Case Mo.: i
Clty: Los Angales State: €A Zip: 80044
|_Lendar: Los Angales Housing Depariment - :
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LOCATION MAP

Bosrower:

File No.: 10188000
Prapery Address: 851 W 81st Street . Case No:
City: Los Angeles : . State: CA Zip: 90044 -

Lender: Los Angeles Housing Depariment - -




File No.. 10188000
Case No.:

Zip: 90044

Borrower: ‘
‘ State; CA

Propeny Address: 851 W 81st Sirest
Clty: Los Angeles -
| Lender: Los Angeles Housing Department
o S

it ,:53-‘-9!?&%




SUBJECT PROPERTY PHOTO ADDENDUM |

Borower: "_Fiie Ny, 10198000
Property Address: 851 W 81st Strest Case No.: o
Cily, Los Angeles State: CA Zip: 90044
Lender: Los Angeles Housing Depariment ]

FRONT VIEW OF
SUBJECT PROPERTY

Appraised Date: August 17, 2010
Appraised Value: $ 440,000

REARVIEWOF
SUBJECT PROPERTY

STREET SCENE




. COMPARABLE PROPERTY PHOTO ADDENDUM

Bomrower: File No.: 10198000
Property Address: 851 W 81st Street : Case No.:
City: Los Angeles . State: CA Zip: 80044
|_tender: Los Angeles Housing Department
COMPARABLE SALE #1
TABEW.78h S -

Los Angeles, CA 90044
Sala Dater 09/21/2009
Sale Price: $ 680,000

COMPARABLE SALE #2

710 W, 82nd St.

Los Angsles, CA 90044
Sale Date: 08/11/2009
Sale Price; $ 535,000

COMPARABLE SALE #3

3534 Maple Ava,

Los Angefes, CA 80011
Sale Date: 04/09/2010
Sale Price: § 230,000




COMPARABLE PROPERTY PHOTO ADDENDUM

Bomower, Fileh. 76756000 ’
Propery Address: 851 W B1st Street Case No.: :
Chty: Los Angeles State: CA Zip: 90044

Lender: Los Angales Housing Department

' COMPARABLE SALE #4

822 W. 75th St

Los Angeles, CA 20044
Sale Dats: Pending
Sale Price: $ 500,000

COMPARABLE SALE #5

727 W, 82nd St.

Los Angeles, CA 90044
Sate Date: Pending
Sale Price; § 845,000

COMPARABLE SALE #6

8200 8. Hoover 8t

L.os Angeles, CA 90044
Sale Date: Listing

Sale Price: § 649 9d0




COMPARABLE RENTALS PHOTO ADDENDUM

Borrower: File No.. 10196000
Propeny Address: 861 W 81s! Street Case No.:

Clty: Los Angeles State: CA Zip: 90044
Lender: Los Angeles Housing Department

COMPARABLE RENTAL #1 )

1240 W. 105th SL
Los Angeles; CA 80044

COMPARABLE RENTAL#2

B21 W. 93rd St
Los Angelas, CA 90044

COMPARABLE RENTAL #3

11421 5. New Hampshire
Los Angeles, CA 90044




COMPARABLE RENTALS PHOTO ADDENDUM

Filg Mo 0195000

Borrower:
[Property Address: 851 W 81st Street

Lender: Los Angeles Houst

Los Angeles, CA 90044 .

COMPARABLE RENTAL #5

11730 Borendo Ave,
Los Angeles, CA 90944

COMPARABLE RENTAL #6

6950 8, Figueroa St,
L.os Angeles, CA $0003

Casg No.: .
City: Los Angeles- State: CA Zip; 80044 :
arirnent
COMPARABLE RENTAL #4
837 W, 79th 5t




Borrower: Fite No.; 10198003
Praperly Address: 851 W 81st Street Case No.:

Clty: Los Anggles State: CA Zip: 90044
Lender: Los Angsles Housing Depaniment

Typical Living Room

Typical Kitchen

Typical Bedrecom




Borrower, : File,. . 30196000
Property Address: 851 W 81st Sireet Case No.: o
City: Los Angeles Stales &8 Zip: 50044
. tender: Los Angeles Housing Depariment
Typical Bathroom
Laundry Area '

Meters




Borrower: . File No.: 10188000
Praperty Address: 851 W 81st Street Case No.:

City: Los Angeles State: CA Zip: 20044 -
Lender: Los Angeles Housing Departnent :

Meters




APPRAISAL OF

5 Unit Multi-Family Property

LOCATED AT:

2516 Eastlake Avenue
Los Angeles, CA 90031

FOR:

Los Angeles Housing Department
1200 W. 7th St. Cube 808J
Los Angeles, CA 90017

BORROWER:

AS OF:

August 17, 2010

BY:

EIE T )




Mark Gandara

Los Angeles Housing Department
1200 W. 7th St. Cube 808J

Los Angeles, CA 80017

Dear Mr. Gandara:
At your request, | completed my analysis of the property identified as:

2516 Eastlake Ave. and 3211 -3213 1/2 Altura Way
Los Angeles, CA 90031

Regardless of who pays for the attached appraisal, it has been prepared for our client: the Los Angeles Housing
Department. The client intends to use this report for estimate the As-Is fair current market value of the property
as of the August 17, 2010. For this assignment, the improvements were inspected on August 17, 2010, and the
date of value is August 17, 2010,

The attached Summary Appraisal Report has been prepared in accordance with your standards as well as the
reporting requirements and the Uniform Standards of Professional Appraisal Practice (USPAP). The final value
reported in the attached report Is the "AS 15" value as of date of value.

This appraisal may not be used or relied upon by anyone other than the above-mentioned client for any purpose
whatsoever, without the express written consent of the appraiser. if the client provides anyone else with a copy of
this report, such as a borrower etc., that person(s) may not be entitied to rely upon its contents when making any
decisions about the property. As such the following limiting condition applies:

"Neither all nor any part of the contents of this report shail be conveyed to any person or entity, other than the
appraiser's or firm's client, through advertising, solicitation materials, public relations, new, sales, or other media
without the written consent and appeal of the author, particularly as to valuation conclusions, the identity of the
appraiser or firm with which the appraiser is connected, or any reference to the Appraisal Institute or the MA,
SRA or SRPA designation. Furthermore, the appraiser or firm assumes no obligation, liability, or accountability to
any third party. If this report is ptaced in the hands of any one, but the client, the client shall make such party(s)
aware of all the assumptions and limiting conditions of the assignment.”

This appraisal assignment is a Summary Appraisal Report under Standards Rule 2-2(b), as defined in the
Uniform Standards of Professional Appraisat Practice (USPAP) of a complete appraisal performed under
Standard Rule 1 of the USPAP.

Should you have any questions regarding the analysis or conclusions of value found in the attached report please

contact me.

Sincerely,

M@‘—J}@% &
Hee K. Yi
Certified General Appraiser

AG 035644 Expires 11/16/2010




The Los Angeles Housing Deparimentis”  intended user of this report. For this assignm~*, the improvements were inspected on
August 17, 2010, and the date of value is »._gust 17, 2010.

INTENDED USERS
The client intends fo use this report for estimate the As-Is fair market value of the property as of the August 17, 2010.

TYPE OF APPRAISAL REPORT
As gpecified in the most current version of the Uniform Standards of Professional Appraisal Practice (USPAP), this is & Summary
Appraisal Report. .

DATE OF INSPECTION AND DATE OF REPORT
This property was viewed on August 17, 2010 and the report was written on August 26, 2010.

COMPETENCY PROVISION _
As of the date of this assignmeni, Hee K. Yi meets the continuing education requirements for a Cerlified General Appraiser for the
State of California.

CONFIDENTIALITY

The appraiser must be aware of, and comply with, all confidentiality and privacy laws and regulations applicable in an assignment.
Disclosure of confidential information is permissible to professional peer review committees, except when such disclosure to a
committee would violate applicable law or regulation. Confidential Information means information that is either identified by the client
as confidential when providing it o an appraiser and that is not available from any other source; or classified as confidential or
private by applicable law or regulation.

SCOPE OF THE APPRAISAL ASSIGNMENT .
Data sources include NDC data, MLS, and appraiser's files. Whenever possible, sales were verified with the buyer, seller, real estate
agent, or lender. If data could not be verified through a party involved in the fransaction and the data appeared to be consistent with
other data, it was used in the analysis. In all cases of data verification, | assumed that the information obtained is correct and
accurate.

The appraiser viewed only the interior and exterior of the property from the street on August 17, 2010. The appraiser noted both the
positive and negative external features of the property. Visual exterior deferred maintenance was also considered as well as any
exterior upgrades made to the structure. The appraiser did not do an interior inspection; therefore, the electrical components, the
heating and cooling system, or the plumbing were not tested; the appraiser assumed that they were in working order. The appraiser
assumed that there was no termite or dryrot damage to the interior components of the structure. The appraiser only took note of any
obvious termite or dryrot damage, The appraiser did not inspect the roof, aftic, or the crawl space. The appraiser assumed that these
components did not suffer from any deferred maintenance. Only those characteristics of the property that are relevant to its
valuation will be shown in the report.

The appraiser took exterior pictures of the subject's improvements. Pictures of upgrades and deferred maintenance items are
included in the report. Scenes of the subject street are also included.

The appraiser relied on the County Assessor's information to ascertain the subject's lot size and living size areas as a guide in
estimating the legally permitted square footage of the buildings residing on the lot. The appraiser also relied on the County
Assessor's information in order o report the APN number and the legal description. If the client provides a title report, it is reviewed
and taken into consideration with respect to easements, covenants, restrictions, and other encumbrances. The appraiser did not
research the presence of such items independently. If a title report is not provided by the client, the appraiser will rely on the
observation of any apparent easements or restrictions.

The appraiser viewed the neighborhood to ascertain its boundaries. The appraiser noted any positive or negative external features
that may have an impact on value. The appraiser selected comparable sales data that is deemed appropriate for this assignment.
Data was selected within 6 months from date of value. If there is insufficient data, the appraiser searched as far back as 18 months
for sales. The appraiser may expand the search for data to other competing neighborhoods, but this is done only when there is
insufficient data within the subject's neighborhood. The appraiser also considered listings as a possible comparable in order to reflect
current market conditions. The appraiser viewed the data used in this analysis from street and took photographs of each comparable.

The appraisal problem did not warrant an intensive highest and best use study. Given the nature of the subject real estate, my
conclusion of highest and best use was based on logic and observed evidence.

The Comparison Approach is the primary methodology used in estimating the vaiue of the subject property. A GRM analysis provides
a reality check against the Comparison Approach conclusion. The Cost Approach is not considered a valid indicator by realtors,
sellers or buyers.




The following market value definition sur- ~sedes the definition found in the printed form. -~

This appraisal has been prepared in accordance with the definition of fair market vafue as found in App.19-1[03/07]1378CHG-8
Appendix 19,

The price that a seller is willing to accept and a buyer is willing to pay on the open market in an arm's length transaction, whereby

1. buyer and seller are typically motivated;

2. both parties are well informed or well advised, and acting in what they consider his or her own best interests;

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

4. payment is made in terms of cash in U. 8. dollars or in terms of financial arrangements comparabie thergto;

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.

DEFINITION OF REAL ESTATE TERMS

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

ILEASED FEE ESTATE: An ownership interest held by a landlord with the rights of use and occupancy conveyed by a lease to others.
~ The rights of the iessor {leased fee owner) and the leased fee are specified by the contract terms contained within the lease.

EXTRAORDINARY ASSUMPTIONS
The typical assumptions for this valuation are found in the printed form. In this parficular analysis, the appraiser has not inspected
the interior of the subject or the comparables.

ADDITIONAL ASSUMPTIONS
1)The appraiser reserves the right to amend this report if undisclosed facts are given fo the appraiser after completion of this report.

2)The appraiser assumes no responsibility for changes in market conditions which might require a change in the appraised value.

APPRAISER'S HISTORICAL EXPERIENCE
The appraiser has not valued this property during the last 36 months,

AMERICAN WITH DISABILITIES ACT (ADA).
This property is not designed to accommodate handicapped users.

ENVIRONMENTAL HAZARDS EXAMPLE: LEAD BASED PAINT & ASBESTOS
Due to the age of the building, lead based paint and or asbestos may be present. An expert shouid be retained to ascertain their
presence. Our inspection revealed that there is no cracked or pealing paint. -

EXPOSURE AND MARKETING TIME
If a property is properly priced, in reasonably good condiion and properily marketed by a local licensed real estate agent, a realistic
time on the market and exposure to the market will be 30 to 60 days.

ECONOMIC CONDITIONS WARNING

The the present time, real estate values are in a state of flux caused in part by the sub-prime lending market coupled with a weak
economy. Thus, the values shown in this report are only valid as of the date of the appraisal. The value shown in the report may
change should their be a steeper decfine in the economy.




City Los Angeles . . CoumyLOS Angefes State CA Zip Code 8UUJ1
Legal Description APN: 5208-008-901; Alturz  w Tract Lot 2; Map book 12, Page 88, City of Angeles, County of Los Angeles

Current Sale Price (if applicable) $ Not Applicable Date of Sale Not Applicable Loan Requested $ Not Applicable
Terms of Sale Not Applicable

Property Rights Appraised: Fee [_J Leasehold {attach completed Lease Analysis FHLMC/FNMA Form 467)
Lender Los Angeles Housing Depariment Lender's Address 1200 W. 7th St. Cube 808J, Los Angeles, CA 90017

Instructions to Appraiser; The purpose of this Appraisal is fo estimate the current Marke! Value of the Subject Property. The Definition of Market Value is the
highest price in terms of money which a property will bring in a competitive and open market under all conditions requisite to a fajr sale, the buyer and seller,
each acting prudently, knowledgeably and assuming the price is not affected by undue stimulus. Implicit in this definition is the consummation of a sale as of
a specified date and the passing of title from selfer to byyer under conditions whereby: (1) buyer and seller are typically motivated: (2} both parties are well
informed or well advised, and each acting in what he considers his own best interest; (3} a reasonable lime Is allowed for exposure in the open market; (4} payment

is made in cash or its equivaleni; (5) financing, if any, is on terms generally available in the community at the specified date and typical for the preperty type
in its locale; (6} the price represents a normal consideration for the property sold unaffected by special financing amounts and/or terms, services, fees, costs,

or credits incurred in the transaction. {"Real Estate Appraisal Terminology,” published 1875).

Note: FHLMC-FNMA do not consider the racial composition of a neighborhood to be a relevant factor and it must not be considered in the appraisal.
Other information:  Provide to values with and without regulatory agreement

TOBE COMPLETED BY LENDER

Appraisal requested from Gold Coast Appraisals Inc Date 5/1/2010 By: Los Angeles Housing Department
ATTACHMENTS
I tkis Appraisal is made for FHLMC, attach items 1. 2, 5, 6, and 7. Attach additional sheets and check box if considered appropriate for this Appraisal.
1. Descriptive photographs of subject property B. Map(s) Renis and Sales
2, Descriptive photographs of street scene 9. Plot plan or survey
3. Photographs of Rents and Sales 10.(J Qualifications of Appraiser
4, D Aerial Photograph 11 D l.ease Analysis FHLMC/FNMA Form 467 {required it seasehold interest appraised)
5, Sketch or floor plan of typical units 2. D Summary of reciprocal agreements with other owners for use of parking,
6. D Owner's current certified rent rolt if existing or, driveways, recreational facilities, private streets (required if applicable)
pro forma if proposed or incomplete 13. [:I
1 Owner’s income and expense statement or 14.
pro forma income and expense statement 15, Q e
SUMMARY OF SALIENT FEATURES
TOTALNUMBER OF APARTMENT UNITS oo )
CONSTRUCTION: Existing Property, Approx. Year Buiit D Proposed Construction Under Construction
DATEOF APPRAISEDVALUE August 17, 2010
ESTIMATED MARKET VALUE (Unfurnished) (SEE PAGE B FOR CONDITIONS AND REQUIREMENTS) . .. .. ... ... $ 380,000
Value: Per Unit $ 76,000 , Per Room $ 23,750 . Per Sq. Ft. of Building Area $ 97.01
GROSSANNUAL INCOME MULTIPUIER 9.04
OVERALL CAPITALIZATIONRATE . . . . . . .. .. B 6.09%
FORECASTED GROSS ANNUAL ECONOMIC INCOME $ 42 048.00
VACANCIES:; Actual No. Vacant 2 Percentage of Total Units Q%
Projected Percentage of Forecasted Gross Annual Economic Income 500 % L L 2,102
FORECASTED ANNUAL EXPENSE AND REPLACEMENT RESERVES ( 39.95 % of Forecasted Gross Anaual Economic income) $ 16,800.00
FORECASTED NET ANNUAL INCOME FROM REAL PROPERTY | o $ 23,148
PARKINGRATIO 040 spaces/unit
SUMMARY OF NEIGHBORHGOD AND PROPERTY
Neighborhood Good | Aver. i Fair | Poor Property Good | Aver. | Far | Poor
Employment Stability of Immediate Localion X Architectural Attractiveness X
Convernience to Employment Centers X Landscaping X
Protection from Detrimental Conditions X Quality of Construction (Materials & Finish) X
Adeqguacy of Shopping Facilities X Condition of Exterior X
Adequacy of Public Transportation X Condition of Interior X
Adequacy of Utifities X Room Size and Layout X
Police and Fire Protection X Closets and Storage . X
Recreational Facilities X Light and Ventifation X
Property Compatibility X Overall Livability X
General Appearance of Properties X Compatibility to Neighborhood X
Appeal 1o Market X Overalt Appea] and Marketability X

The subject is located in a fully developed mature neighborhood that is bounded on the north by 110 Pasadena Fwy.; on the east by F
Fremont Ave., on the south by Mission Rd. and on the west by 5 Golden State Fwy. Highland Park, China Town, Little Tokyo, Boyie
Heights, South Pasadena, San Marino, and Alhambra are several designhated neighborhoods that reside in the subject's market area. The
secondary streets in this area are improved with single and small muiti-family dwellings that are in size, age and architecture. Maintenance
levels are range from average to good. Many of the older residential improvements have been remodeled or have upgrades. The major

thoroughfares are improved with small commercial developments that also vary in age, size and design. Public bus service is available
alona the maior thorouahfares. Reasidents in this araa nan aagilv arrace amninumant rantare thesinhant #he | as Asmnlos banie e 2 ©




2010 The unemployment rate of Los AngeEr ounty is 12 4% and for the State is 12 3% TV ~lis shghﬂy h:gher than the overalt rate of

8.7% for the U.S.

Rent Control: . Yes ] no. It is applicable to units constructed prior to 1978

Are local Government Agencies discouraging apartment development? D Yes No. Comment The Cily is encouraging mixed use (

commercial/residential) developments on many of the under utilized commercial zoned sites.

General comments, if applicable  Due to the weak economy construction financing has placed a damper on new residential and commercial

development. The City of Los Angeles has obiained stimulus money from the Federal Government for the stabilization and preservation

of neighborhoods impacted by high residential foreclosure activity.

NEIGHBORHOOD AND MARKETING AREA

Type: (] urban Suburban [:| Rural. Property Values: O Increasing Stable £ ] Dedlining.

Presentland Use:  Buftup _ 100 % Single Family ___ 85 %  Condominiums 5 % Apartments 5 % Commercial 5 % Industial %
. %

Change in Present Land Use: Not Likely [:] Likely or ] Taking Piace From to

Comment, if applicable Single and multi-family dwellings are located on the secondary streets while commercial developments reside on the

major thoroughfares.

Describe overall property appeal and maintenance level Overalf the maintenance level is average fo good and the overall appeal is average. Due to

the water shortage, Los Angeles has a very restrictive yard watering program which has caused the exierior appeal of many developments

to be less than typicat in overalt appeal.

Describe any Incompatible land uses (if none, so state) Because this neighborhood is reaching full maturity, there is an occasional new development

in both the commercial and residential zoned areas.

Single Family:  Price range $ 35,000 w$ __ 410,000 Predominant $ __ 205,000 . Age _ 54 ys.ito _125 ws.  Predominant _ 91 s,
Apartments: Predominant range in immediate area (excluding extremes) Walk-up Eevatar
Number of unitsineachbudding . . .. ... ... 2-15 units 20-40 units
A 4070 yers  20-40 years
Height (number of stories) . . . . 2 stories 3-4 stories
Condiion . . e Average Good
Rental range by unit type:
Unit Types: 3-1-1 .. ........$B50-950 $ 650-950
4-21 $ 900-1500 $900-1500
5-3-2 $ 1500-1800 $ 1500-1800
6-4-2 $ 1800-2500 $ 1800-2500

Comment on any unusual aspects of the above ranges es The typical multi-family improvement houses 1 and 2 bedroom units. The 3 and 4 bedroom

units are primarily found among the detached single fa:ni'y or condominium rentals,

Est. neighborhood apartment vacancy rate 5% [J Decreasing [:J Stable ] Increasing. Rent levels are [_J Increasing Stable [:] Decreasing
Describe the unit type(s) by number of bedrooms and rental range that are in the greatest tenat demand  The greatest demand is for the units in the lower rental

range which is generally found among older projects. Renters seeking 3 and 4 bedroom units prefer to rent single family dwellings.

Describe the unit type(s) by number of bedrooms and rental range that are in oversupply  All unit types are in demand at this time,

Describe potenial for additicnal units in area considering land availability, zaning, utiiies, etc.  The neighborhood is fully developed and the only availability of

land comes from redevelopment of the properties that have exceeded their economic and physical life. Both the City as well as the County

of Los Angeles are providing various different programs for redevelopment and readapted uses for residential, multi-famity and

commercial properties.

Describe the unsatisfied demand for additional units in area by type and rental  The demand for 3 and 4 bedroom dwellings is primarily meet by detached

single family rentals.

Is population of relevant market area of insufficient size, diversity and financial ability to support subject property and its amenities? No If yes, specify.
The population in this market area is sufficient in size, diversity and financial ability o support the rental rates commanded by these

properties.

Access or Convenience

item Distance from Subject Property Good | Aver. | Fair | Poor
Public Transportation 1/2 to 3/4 mile X
Employment Centers 5-10 miles X
Shopping Facllities 1-5 miles X
Grammar Schoals 1-2 miles X
Freeway Access 5-10 miles X

Describe any probable changes in the economic base of neighborhood which would either favorably or adversely affect apartment rentals (e.g. employment
centers, zoning} Regardless to the unemployment rate, there is no anticipated softening in the demand for housing. Traditionally, this area

has had a strong demand even in economic recessions. This is due to the growing population and influx of international population.

e Thile melmb b e e o at bnen o mdame




Site Improvements: [:] Public Water [:] Fooo2Well Public Sewer [:] Seplic Tank Storm Sewer Sidewalk
Curbs Guners (] Alley Street Lights - Electricity Gas

C] Undezground Electricity and Telephone
Actess By: Public Street (] Pevate Road Street Surface: Concrete
Maintained By: Municipality E:] Private Association {attach summary of Association documents)
Ingress and egress {adequacy and safety) Adequate pedestrian and vehicular access from Lot sketch showing fot dimensions, distance to nearest cor-
Eastlake Avenue. ner, and the location of and nearby detrimental conditions.

Topography, view amenity, lot drainage, flood condition, slopes, etc. This level lot has adequate
lot drainage. There is no view amenity. lt is not in a flood zone.

Flood Zone: X, Map no. 060137/06037C/1629F, Map date: 09/26/2008

Easements or encroachments on site and off site (if any) The site has utility easements which
do not impair the development of the site.

isthe property Jocated within a HUD identified Special Flood Hazard Area?  No

Favorable or unfavorable conditions not mentioned above including any nenconforming use(s)

of presentimprovements. A Preliminary Title Report is not available for the appraiser to
review for adversities; however, no adverse easements or encroachments noted

at the time of inspection. All utilities are available to the site and the site has good

utility.
DESCRIPTION OF IMPROVEMENTS
ITEM DESCRIPTION Construction: Exising  Approx. Year Built

Foundation Concrete E} Proposed Under Construction
Basic Structural System Wood Frame Type Project: Walk-up () Etevator (J Row or Townhouse
Exterior Walls Stucco (] other {Specify)
Roof Covering Composition with tile trim No. of Bidgs., 2 No. of Stories 2 No. of Units 5
Interior Walls Drywall Gross Bidg, Area _ 3,917 Sq.FL. Density 14.52  Units per Acre
Floor Covering Carpeting and Vinyi ' OVERALL IMPROVEMENT RATING
Ceifing Heights of Units Finished Floor o Finished Ceilingis 7'4" + FL Good | Aver. | Far Poor
Bath Floor and Walls Vinyl and drywall Architectural Attractiveness . X
insulation To Code as of time of Construction Quality of Construcion . ., . .. ... X L
Soundproofing To Code as of time of Construction Condiion of Exterior . . ., ... .. ... X ]

Condition of IRterior . . . . .. . . .. .. X ]
Heating system, Central FWA Rooms Size and Unit Layowt | X
or individual & Fuel in each unit Kitchen Facilties . . ... ... ... X
Air Conditioning System, None Closets and Storage | .. ... .. X
Central or Individual & Fuel Soundproofing Adequacy, . ... ... X
Hot Water Heater(s) 1 Main water heater insulation Adequacy ... .. ... ... ... X
Built-in Kitchen None Flectrical Service Adequacy . . .. .. .. X
Appliances Comment on items rated fair or poor and items not covered above  The subject is
Elevater _{No. ) overali in fair condition. Most units will require flooring
Plumbing Fixtures Adequate replacement and painting.
Security Features None

EffectiveAge 40 Years. Est. Remaining Economic Life 30 yrs,

- PARKING: Tolal Spaces 2 I Buildings 2 In Garage (separate} In Carport Open {on-site)

Parking Ratio 0.40 Space(s)/Unit. Discuss parking adequacy and convenience to apartment units  The front house has two car garage

however, the other units have no parking spaces. Street parking is available.

Driveways, curbing, sidewalks, lighting {adequacy and condition) Overall the driveways, curbing, sidewalks and lighting is adequate and does not suffer
from any major deferred maintenance,

Describe recreational faciliies None/Typical

Deseribe basement, iobby, garage, faundry, and other building items not described above  Thete is no laundry facility on subject's site

Comment if any of the above items or other building items are inadeguate or are in below average condition  The subject is overall in fair condition.

Recommended observable repairs: (List repairs, painting, termite treatment, etc. you recommend be made to the improvements to make the property
readily marketable; if none, so state). Most units will require flooring replacement and painting.




Dimensions of Size

Shape

Topography

Utilies
Location

Price

Sale-Listing-Offer
Date of Sale
Sale per sq. ft. or unit

Comparison
to subject

Indicated |Ser 5q. fL. or per
unit vatue of subject

Comments and Reconciliation; In this fully developed mature neighborhood, there are very few if any land sales.

Estimated Land Value: $ per s
IMPROVEMENTS-ESTIMATED REPROBUCTION COST NEW

Source of Cost Data: (Optional)

Sq. Ft
So. Fu
Sg. F
Sg. FL
Sq. it
Carponis 3q. Fu
Garage Sq. R
Porches, patios, balconies, stairs, etc,
Fences, walls
Paving, walks and lighting
Landscaping
Recreational facilities

P H BB
P T A Y Y Y Y

Total Estimated Reproduction Cost New of improvements
Less Total Depreciation
Depreciated Value of the Improvements
Add Estimated Land Value

Indicated Value by the Cost Approach (IN FEE SIMPLE)*
Rounded to $

& B LT BT BT BT BT BT BT T BT BT AT B 07 L0 85 A B0 DR DS 08 B 08 W8 s

Comments, including explanation of depreciation: The Cost Approach has been excluded due to the difficulty in estimated replacement cost and
depreciation in an older existing structure.

*If properly involves leased land, show calculations for fee interest.




Map Code 635A1 - 595F5 - _|595E6
Date of rental survey | 08/17/2010 ’ 08/17/2010 _108/17/2010
Brief No Units 20 No. vac, N/A_ yraw 1927 | No.Units 12 No.Vac. NFA_ Yr.Bit 1959 | No.Units 19 No.Vac. NJA  vr.Bi 1953
description Mulfi-Family Multi-Family Multi-Family
of property
improvements
Quality & condition | Quafity Average ondition Average Quality Average Condition Average Quality Average Condition Average

' {init Rm.Count| _Size m FRent Unit Rm.Count| Size Monthly Rent Unit Rm.Count| Size #Monthly Rent

Tot BR b, SoFt $ persg.ft Tot.BR b SqFt. |- § per sq. ft. Tol. BR b Sg.ftL, $ per sq. ft.

Individual 3-1-1 560 650 1.18 [3-1-1 515 725 1.41 [3-1-1 590 750 1.27
unit
breakdown
Utilities, furitre | Tenant pays gas, electricity Tenant pays gas, electricity Tenant pays gas, electricity
and amenities owner pays water and trash owner pays waier and trash owner pays water and trash
included in rent

Condition: Superior Condition: Superior Condition: Superior

Age: Superior Age: Superior Age: Superior
Comparison Amenities: Simiiar Amenities: Superior Amenities; Superior
to subject Location: Similar Location: Similar lL.ocation: Similar

General comments (including any rental concessions) if applicable: The renits shown above are from recently rented or from vacant apartments available

for lease. The two bedroom unit size is iarger than the comparahbles. Therefore $1,450 is appropriate for the 2 bedroom unit. The rental

 rate of $725 is appropriate for the one bedroom unit.

MONTHLY RENT SCHEDULE - SUBJECT PROPERTY
Rental schedule is shown by type of units, Scheduled rents are actual rentals for an existing property, or projected rents for a proposed or incomplete building.
Economic rents are forecasted rents to indicate the fair marke! rental the subject units would command if available for rent on the open market.

Unit Rm Count Sq. Ft. No. SCHEDULED RENTS ECONOMIC RENTS

No. of Total Area Units Per Unit Totat Per Unit Total Per

Units | Tot, BR b [ Rooms | PerUnit |Vacant Unfurn. Furn. Rents Unfurn. Fumn. Rents Sg. A, or Room
114-2-1 4 1,667 11% 0.00[s $ 03 $ 14508 1,450 0.87 |3 362.50
113-1-1 3 563 0 400.00 400 400 400 0.71 133.33
113-1-1 3 563 1] 372.32 372 372 372 0.66 124.00
1{3-1-1 3 563 0 557 557 557 557 0.99 185.67
113-11 3 5683 1 0 0 725 725 1.28 241.67

5[= TOTAL = | 16} o 1,329 | 3,504 [

OTHER MONTHLY INCOME

Parking . L, S s
Laundryincome | L S $
Commercial SPace . . . . . . . .. - $
R $

U SR $__

Total GrossMonthlyincome . . . . . .. . ... $ 1328 .. % 3,504

Total Gross Annuallncome . . ... .. ... %_ 18848 ... ... $_42,048.00

Utilities included in scheduled (actual) rents: Water D Gas D Heat D Electric D Air Conditioning Trash

Utlities included in economic rents: waer (Joas [ Heat (J etectic () Air Conditioning Trash

If proposed projected under construction, the rent up time necessary, after completion, to lease 80% of the units at the projected economic rents is estimated

to be months.

Comments (including any rental concessions in scheduled rents, or anticipated in economic rents; if none, so state). _There is no laundry facility on subject's

site, thus no Jaundry income was reported. This properly is subject to the rent conirol ordinance of the City of Los Angeles. Therefore

T T e - T T T B R T Ll L T T e Tt LI NPy 1 ORI S e B R R i e R




""" Los Angeles Los Angeles, CA 90031 Los Angeles, CA B0U31 Los Angeles, CA 80031
Praximity 1o subject DB 10.3 Miles 0.5 Miles 0.6 Miles
Map code 50587 595A7 595A6 635B1
Lot size 7497 20186 8220 8189
No.Units: 5 No.Vac:2 |NoUnitss 6 No.Vac: O |No. Units: 5 No.Vac: O |No. Units: 6 No.vac: 0
Brief description of Year Built: 1216 Year Built: 1959 Year Built: 1859 Year Built: 1950
buitding Type: Walk-up Type: Walk-up Type: Walk-up Type: Walk-up
improvements Wood frame/stucco Wood frame/stucco Wood framefstucce Wood frame/stucco
Quality Average Average Average Average
Condition Fair Good Good Average
. - None None None None
Recreational facilities
Pool
Parking 2 Space(s) 12 Parking spaces 8 Parking Spaces 3 Parking Spaces
Tenant appeal Average Average Average Average
GBA 3917 3795 3672 4014
Avg Sqg. Ftf Unit 783 633 612 669
Total Rooms 16 20 19 20
No. of UNIT ROOM COUNT No. of UNIT ROOM COUNT No. of UNIT ROOM COUNT Ko, of UNIT ROOM COUNT
Units Tot. BR b Linits Tol BR b Units Tot BR b Linits Tot. BR ]
1 4 2 2 2 4 2 i 1 4 2 1 2 4 2 1
Unit 3 1 1 4 3 1 1 3 1 1 4 3 1 1
breakdown
Util. paid by owner Water and Trash Water and Trash Water and Trash Water and Trash
Data source Inspection MLS# Mrm-W08062340 MLS# Clw-09414547 MLS# Mrm-A09112795
Price $ Not Applicable [X] unt. [ ¥ [$500,000 unf. [_)F | $586,000 [X] uni. [ JF [$ 610,000 unt, [ JF
Sale-Lisling-Offer NDC Doc# 1633604 NDC Doc# 316899 NDC Docit 081136
Date of sale Not Applicabie 11/06/2008 02/20/2010 01/20/2010
Not Applicable Conventional Conventional 50% Down
Terms 50% 1st
{tnciuding conditions
of sale and
financing terms)
Complete as many of the following as possible using data effective at ime of sale
Gross Annual Income $ 15,048 42,048 |$ 37,152 $ 64,342 $ 45,960
Gross Ann. tnc. Mult.(1} 0.00 0.00 13.46 0.00 9,11 0.00 13.27 0.00
Net Annual Income $ 23,146 |% 29,392 $ 42,211 $ 34 276
Expense Percentage (2) 100.00 44 95% 20.89 % 34.40 % 25.42 %
Qverall Cap. Rate (3) . 0.00 0.00% 5.88 0.00% 7.20 0.00% 5.62 0.00%
Price per unit $ 0.00]3 83,333.33 |3 97,666.67 1% 101,666.67
Price per room $ 0.00(3% 25.000.00 1% 30,842.11 1% 30,500.00
Price gross bidg. area | $ 0.00 fso. ft. bidg. area | $ 131.75 /sq. f. bdg. area [ $ 159.59 fsq. ft bidg. area | $ 151.87 [su. It bidg. area
Rent Control Rent Control Rent Control Rent Control
COMMENTS
Ager | Superior Superior Superior
COMPARISON - | Inferior Inferior Inferior
TO SUBJECT Uni S “{ Similar Similar Similar
Common Amenities: £ | Similar Similar Simitar
L o - | Similar Similar Similar
VALUE Indicated Gross Income Multiphier 8.50 X Gross Annual Economic Income  $ 42,048 % 399,456
INDICATORS Indicated Vatue Per Unit $__ 80,000.00 x 5 Units $ 400,000
FOR THE indicated Value Per Room  $__ 25,000.00 X 16 Rooms .. ... ...... . ... $ 400,000
SUBJECT Indicated Value Per Sq. Ft. of Gross Bldg. Area § 105.00 x 3,817 sq. . Bidg. Area  § 411,285
PROPERTY Indicated Overalf Capitalization Rate T 6.50 o

(1) Sale Price+ Gross Annual income

(2) Total Annual

Expenses+Total Gross Annual Income

(3) Net Annual income+Price

RECONCILIATION: The subject is located in a fully developed area of Los Angeles where a majority of the apariments are typically 8 to 12

unit projects. in order {o locate buiidings that are similar te the subject in age and size, it is necessary to select data from areas of Los




2. Other laxes or assessments ...
3. Inswrance 1,700 | $0.45/sq.1. .Jr fire insurance only

4, Licenses 250 | rent control fee, heaith and safety inspection fee

OPERATIONAL EXPENSES:

A $ $
T.Gas No Laundry facility

B EBlectricty . ... ... ... ..., 200 | minimaj exterior lighting

9, Water &Sewer ... .. ... 2,000

0. Trashvemoval ... .. ... ... ... 600

11, Pesteontrol ... .. 280

12. Building maintenance & repairs . | 2,000 | Assumes prior continuous maintenance program
13. Interior & exterior decorating . . | 250 ; 1 turn over per year

14. Cleaningexpenses . . ., . ... . ..., 130 [ 1 turn over per year

15 Supplies L 150

16, Elevator maintenance | . . . ... ..
17. Pool maintenance

18. Parking area maint, & snow removal

19. Gardening .. ... .. ... ..., 600 | very smail yard
20. Nonresident management = .. 2,400 | 8% of EGI
21. Resident manager's salary (No. | I

22. Resident manager's apl. allowance | | . | .
23. Custodian's salary (No. ) |
24. Custodian's apl. allowance ., ... . .
25. Engineer's salary (No. Yoo
26. Elevator operator's salary (No. )
" 27. Telephone operator's salary {No. )y
28, Security personnel’s salary {No. |
29, Other salaries (No. }
30. Payroll taxes

3. Advertising L L. 100

32 Telephone ... L

33 legaldaudt .. . ... .. ... 250

34, leased furpiture L.

35. Miscellaneous 200

36,
REPLACEMENT RESERVES:

37. Campeting &drapes . ... ... ... $ $ 500

38. Ranges & refrigeraters .., No kitchen appliance

39. Dishwashers & disposals ... .

40. Individual heating & AC units | I 500

41, Hot water heaters 300

42. Roof 90 :
TOTAL EXPENSES & REPLACEMENT RESERVES |7$ 0 | $ 16,800.00 | $3,.330 per unit $4.25 per Sq. Ft. '

Comments (identify items by number): The client provided the actual income and expense report but it had minimal information. Therefore, all
expenses are forecasted based on information published by the "Apartment Expense Guidelines”

Total Gross Annual Economic Income (See Rent Sehedute) $ 42,048
Less Forecasted Vacancy and Collection LosS ( 500 % §( 2,102 )
Effective Gross Annuat ncome ... $ 39,946
Less Forecasted Annual Expenses and Replacement Reserves (39,85 % of Total Gross Annual Economic income) $ 16,800.00 )
NetAnnual Income from Total PrOperly $ 23,146
Less Return on and Recapiure of Depreciated Value of Furnishings (8 @ ) 8( )
NetAnnual income from Real Property $ 23,146

Detail clearly method and mathematics of capitalizing Net Annual Income from Real Property A market derived capitalization rate of 6.5% is applied to the
forecasted net operating income which is based on market rent and typical operating expenses.

NOI/Cap Rate = Value Estimate

$23,146 (NOI) /6.5% (Cap Rate) = $356,092




FINAL RECONCILIATION The Comparison Appr 1 and The Income Approach are good value sators for an apartment building of the

subject size. The Apariment Expense Guideline handbook is given good consideration in the development of the forecasted income,

expenses and net operating income. The client provided the actual income and expense report but it had minimai information. Therefore,

all expenses are forecasted based on information published by the "Apartment Expense Guidelines”, The forecasted expenses are typical

of the subject’s unit mix, age and overall size. The capitalization rate is market abstracted with recent data to reflect investors actions for

building having similar tenant appeal. All sales are located within the immediate and competitive neighborhoods in the Los Angeles. The

cost approach is not applied for this analysis due io no land sales in the subject's market. Both the Income and Comparison Approach are

given equal consideration in arriving at a current market value.

CONDITIONS AND REQUIREMENTS OF APPRAISAL (inchude required repairs, replacements, painting, termite inspections, etc.): The subject property is
appraised "as-is" with no conditions. This appraisal is a summary report per USPAP, )

VALUATION: This Appraisal is based upon the definition of Market Value, the Certification, the Contingent and Limiting Conditians, and the requirements that are stated in this report,

As a restit of vy investigation and analysis, my estimate of Market Vatue of the subject property as of  August 17, 2010 IS.....
$ 380,000
Date August 17, 2010 Appraiser /‘ ’W /
Hee K. Yi - -
AGO35644 CA 11/16/2010

If Applicable, complete the following
Date Appraiser

Expires

Date D Supervising or [:] Review Appraiser

(LJ pig [ oid not physicall inspect property.

CERTIFICATION:  The Appraiser certifies and agrees that ) . . .

1. The Appraiser has no present or contempliated future interest in the [;Imperty appraised and neither the employment to make this Appraisal, nor the
compensation for it, is contingent upen the appraised value of the property.

2. The Appraiser has no personal interest in or bias with respect to the sebject matter of the appraisal report or the participants to the sale. The "Estimate of
Market Value” in the-appraisal report is not based in whole or in part upon the race, color, of national origin of the prospective owner or occupants of the
_Frnperty appraised, or upon the race, color or national origin of the present owners of occupants of the properties in the vicinity of the property appraised.

3. The Appraiser has persenally inspected the property, both inside and out and has made an exterior inspection of all comparable sales listed herein, To the
best of the Appraiser's knowledge and belief, all statements and infermation in this report are true and correct, and the Appraiser has not knowingly
withheld any significant information.

4. ANl contingent and limiting conditions are contained herein {imposed by the terms of the assignment or by the undersigned affecting the analyses,
opinions, and conclusions contained in this report).

5. This Appraisal Report has been made in cunformitg with and is subject to the requirements of the Code of Professional Ethics and Standards of Professional
Conduct of the appraisal organizations with which the Appraiser is affiliated.

6. All conciusions and opinions concerning the real estate that are set forth in the Appraisal Report were E{eﬁared by the Appraiser whose signature appears
above on this Appraisal Report, unless indicated as "Review Appraiser.” No changes of any item of the Appraisal Report shall be made by anyone other
than the Appratser, and the Appraiser shall have no responsibility for any such unauthorized change.

CONTINGENT AND LIMITING CONDITIONS:  The certification of the appraiser appearing in this Appraisal Report is subject to the following conditions and

1. The Appraiser assumes no responsibility for matters of tegal nature affecling the property appraised or the title thereto, nor does the Appraiser render

any opinion as the title, which is assumed to be good and marketable. The property is appraised as though under responsible ownership.

2. Any skeicfh 'tz? this report may show approximate dimensions and is included to assist the reader in visualizing the property. The Appraiser has made no
survey of the properly.

The Agpraiser i? nost] req{ired to give testimony or appear in court because of having made this Appraisal with reference to the property in guestion, unless

arrangements have been made beforehand.

. The distribution of the total valuation in this report between land and improvements applies only under the existing program of utilization. The separate

valuations for land and buitding must not be used in conjunction with any other Appraisal and are invalid if so used,

. The Agrraiser assumes that there are no hidden or unapparent conditions of the property, subseil, or structures which wouid render it more or less
valuable, The Appraiser assumes no responsibility for such conditions or for engineering which might be required to discover such factors.

. information, estimates, and opinions furnished to the Appraiser, and contained in the report, were oblained from sources considered reliable ang believed

to be true and correct. However, no responsibility for accuracy of such items furnished the Appraiser can be assumed by the Appraiser,

. Disclosure of the Icomgnts of this Appraisal Report is governed by the By-laws and regulations of the prolessional appraiser organizations with which the

Appraiser is affiliated.

. Ngi;ljher all nor any part of the contents of this repor, or copy thereof (including conclusions as 1o property value, the identity of the Appraiser, professional
designations, reference to any professional appraisal organizations, or the firm with which the Appraiser is connected) shall be used for any purposes by
anyone but the client shown on Page 1 of this report, the mortgagee or its successors and assigns, mortgage insurers, consultants, professional appraisal
organizations, ang state or federally approved financial institution, any depariment aglenc,!. or instrumentality of the United States or of any State or of the
Nictrict of Colnmbia withont the nrevinns written ennsant nf the Annraisar nor shall it ke comvevad by anvine tn the nahlic thronah advertisinn nnhlic
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Dimensions or Size
Shape

Topography

Utilities

Location

Price
Sale-Listing-Offer
Date of Sale

Sale per sq. ft. or unit

Comparison
lo subject

Indicated per sq. fi. or per
unit value of subject




Map Code SY5A7 oUsHE 509506
Date of remtal suvey | D8/17/2010 08/17/2010 08/17/2010
Brief Mo Urits 10 Mo Vac WA yemr 1981 | No. Units 2 No. Vac. 1 Yr.Bit. 1924 | No. Units 2 No. Vac. 1 Yr.Bit, 1937
description Muiti-Family Duplex (detached ) Duplex {detached)
of property
improvements
Quality & condition} yajity Average ondition Good Quality Average  Condition Average Quality Average __Condition Average

| Unit Rm.Count|  Size Monthly Rert Unit Rm.Count| Size Monthly Rent Unit Rm.Count|  Size Monthly Rent

Tot. BR b Sq.ft $ persq. it Tot. BR b Sq.Ft, $ per sq. f. Tol. BRb Sq.Ft, $ per sq. ft.

Individual 4-2-1 700 1,250 1.79 [4-2-1 966 1,450 1.50 [4-2-1 800 1,400 1.56
it
breakdown
Utifties, furniture | Tenant pays gas, electricity Tenant pays gas, electricity Tenant pays gas, electricity
and amenities owner pays water and frash owner pays water and frash owner pays water and trash
included in rent

Condition; Superior Condition: Superior Conditien; Superior

Age: Superior Age: Superior Age: Superior
Comparison Amenities: Similar Amenities: Similar Amenities; Similar
to subject Location: Similar Lecation: Similar Location: Similar




C e g

635A1

635A1

595B7

Map code 59587
Lot size 7497 7013 -
Ne.Unitss 5 No.Vac:2 | No. Units: 5 No.Vac: 0 |No. Units: 8 No. Vac. O |No. Units: 4 No.Vac: 1
Brief description of Year Built: 1916 Year Buil: 1905 Year Built: 1915 Year Built: 1925
budiding Type: Walk-up Type: Walk-up Type: Walk-up Type: Walk-up
improvements Wood frame/stucco Type: Walk-up Type: Walk-up Type: Walk-up
Quality Average Average Average Average
Condition Fair Average Average Good
. - None None None Mone
Recreational facilities
Poot
Parking 2 Spacels) 4 Parking Spaces 4 Parking Spaces 6 Parking Spaces
Tenant appeal Average
GBA 3817 3836 4372 2455
Avg Sq. Ft/ Unit 783 767 547 614
Total Rooms 16 17 23 13
Ne. of UNIT ROOM COUNT No. of UNIT ROOM COUNT No. of UNIT ROOM COUNT No. of UNIT ROOM COUNT
Units Tot, BR b Units Tot. BR b Units Tot. BR b Units Tot, BR b
1 4 2 1 5 3 1.5 1 2 0 1 1 4 2 1
Unit 3 1 1 3 1 1 7 3 1 1 3 1 1
breakdown

U, paid by owner

Water and Trash

Water and Trash

Water and Trash

Water and Trash

Dala source Inspection MLS# Ciw-10466315 MLS# Clw-10456341 MLS# P738056
Price $ Not Applicable [X] unf. [ jF |$ 525,000 unt. [_]F |3 499,000 unf. [ ]F |s 329,000 unf. [ £
Sale-Listing-Offer Not Applicable Not Applicable Not Applicabie
Date of sale Not Applicable Pending Listing Listing
Not Applicabie Not Applicable Not Applicable Not Applicable
Terms .
{including conditions
of sale and
financing terms)

Complete as many of the following as possible using data effective at time of sale

Gross Annual Income 3 15,048 42048 |3 53,956 $ 44 670 3 32,400
Gross Ann. inc. Mult,(}) 0.00 0.00 9.73 0.00 11.17 0.00 10.15 .00
Net Annual income $ 23,146 |3 36,885 $ 25,536 $
Expense Percentage {7) 100.00 44.95% 31.64 0.00% 42.83 0.00% 100.00 %
Overall Cap. Rate {3) 0.00 0.00% 7.03 0.00% 5.12 0.00% 0.0c 0.00%
Price per unit $ 0.00]3 105,000.00 | % 62.375.001% 82,250.00
Price per room $ 0.0013% 30,882.35 |3 21,695.65(3% 25,307.69
Price gross bldg. area $ 0.00 /sq. ft. bldg, area | $ 136.86 /so.ft. bldg. area [ $ 114.14 iso. ft, bidg. area | $ 134,01 /sq. ft, bidg. area

Rent Control Rent Control Rent Control Rent Control
COMMENTS

Age: . e ek Inferior Similar Similar
COMPARISON Average Unit Size- . | Similar inferior Inferior
TO SUBJECT Unit Mix = Similar Inferior Similar

Common Amenities Similar Similar Similar

Simitar Similar Sirnilar

Location
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Units | Tot. BR b | Rooms | PerUnit |Vacant Ur©mn, Furn. Rents Unfura. T, Rents 5q. Ft. or Room
$ $ $




SUMMARY OF ADJUSTMENTS

(Subject | Sale1 | Sale2 | Sale3 | Saled | Sale5 | Sale6 | MWean |

INPUT SECTION 2516 Eastiske Ave 265 Sienei 3219 N. G 2044 Hancook 2327 Swhel 2716 Mandou 2521 Eastiake
Sale Date 1106/2008 Q02010 /202010 Pending Listing Listing
Number Units 5 g [ 5 5 8 4
Mumber Raams 16 20 19 20 17 23 13
Builciing Area {sf) 3,917 3,785 34872 414 3,636 4372 2.455
Potential Gross tome ] 428 35 a7i62 8 64342 & L5468 & 53955 % 44 6570 % 32 400
Average Unit Size 783 633 512 568 767 547 514
TRANSACTION ADJUSTMENTS
Seting Price 5 s00000 5 5BG.OOD § §9O0B0 F SPS000 5 465030 § A2A oM

Finanging Conventional C00% £.00% 5,00% 0.060% 0.00% 0.008%

Tirne Date of Valug o 00% 0 00% 0 80% L 430% ¢ 0% 2.004%

Propery Rights Fee Simple 0 00% 0.00% 4.00% 0.00% ¢ .00% 900%

Condition of Sale Convantiona) o O0% 0.00% 2.00% 13.00% G 00% 2 50%
Cash Equivatent Price 5 - 5 . 500600 $ 566030 5 6IDD0G & 525000 S 485000 & 329000
Gross lncome Multiplier 0.00 1346 5 11 3y 473 14ty W15 % 1115

INCOME RATIO ADJUSTMENTS
TO THE PHYSICAL INDICATORS

For Unit Analysis

Gross Incomedinit s Wt s 518 8 B34 8 618 8§ 839 S 465 % 875
Sale Priceftnii & A533% 3 91657 F 101667 S 105900 § B2375 B A2 250
Adjustment Facior 135485 T 7841 + D987 07748 1.5075 1 Q388
Adiusted Price/unit 5 12,208 3 THE581 3 11170Y S 81.878 S 94,030 3 85447 2 33,803
Par Room Analysis
Gross income/Ropm 5 P31 185§ 282 5 wr 8 B4 5 W2 3 Z0B
Sale Price/Room s 25000 § 30842 § s S p482 § 21,608 S 25 308
Adjustment Facins 14128 G 7756 4 1408 2.8295 1.351% 10528
Adjusted Price/Room § FHEE S EeER 5 41788 S WHETF 2831 0% 2B BAT S 20,076
Por Sa.Ff. Analysis
Gross Income/SF ] 0.6% % [UX: 1 S48 § 1.17 8 085 § .10
Sale Price/SF $ B3 I L S 51878 136,86 § 14§ 134 41
Adjustment Factor 15485+ 0 63%6 9363 07607 10474 08091
Adjusted Price!5F 3 FEACH Y+ B 5725 § 4237 % 10411 % GE7 § 10643 % 11512
RANGES Low 1Hgh
G4 %11 1346
Adusted PricefUnit H 6581 § 113208
Adiustad Price/Room 5 2k I 245,383
Adiusted PricelSF £ a7 2e 14309
VALUE INDICATIONS Seloctod Subject Value :
Unit Value indicator Esntimate Rounded

GiM A 950 § 42.048 & 399,456 & 400,000

Pricallinit $ - BUOOO 5 % 400000 § 400000

Price/lRoom 3 25000 16 § 400,000 § 400,000

Price/SF $ 105 06 3817 0§ AN B S 412000

INDICATED VALUE: $ 400,000

The above chart depicts an adjustment for price per unit, room and square foot by laking the ratio of lhe subjec!’s gross income
and the comparable's gross income o 3 per urlt, room and sguare Toot basis. The resuling tacint is multiplisd by she
comparable's price per uni, roam and sguare loot. The factors represent a compaosite adjustment for the differences i

in ihe physical characteristics of the compacables when compared 1o the subject. This mathematical procedure

assumaes that the rent differences represent the differénces in physical charaderistics. For exampie, & project with & poel

may rent for $10 mone than the subject which does not have a pool and hencs each the price per unit, roam and square foot
will be adjusted dowrward 1o reflect the superior physics! characlenstes of the comparable.

Price Par Unit Analysis
Tha range of pricefunil is $76.5810 §113,208 The concludad rate is 580,000

Prige Par Raomk: Anglys:s
Tna range of priceiroom is 523,952 1o $25.323. The concluded raie s $25.000.

Hrice Per Sq, £ Anaiysis
The range of price/sq.it. s $97.29 lo $143.00. The concludet rate 15 315,

GIM Analysis
The Gilt range is .17 to 13.65. Tha concluded rate is 9.50.

Value Coadlusion
Of alt the sale paramelens 0 (s analysie buyers and sellers purchase apanmants nasad on GIM and price per unit
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seller to buyer under conditions whereb» ™\ buyer and seller are typically motivated; (2) be ~arties are well informed or well advised,
and each acting in what he considers his . .n best interest; (3) a reasonable time is allowed fu. «xposure 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 tradition 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
adjustment should not be calculated on a mechanical dollar for dollar cost of the financing or concession but the dollar amount of any
adjustrment should approximate the market's reaction to the financing or concessions based on the Appraiser's judgment.

STATEMENT OF LIMITING CONDITIONS AND APPRAISER'S CERTIFICATION

CONTINGENT AND LIMITING CONDITIONS:  The appraiser's certification that appears in the appraisal report is subject to the
following conditions:

1. The appraiser wili not be responsible for matters of a legal nature that affect either the property being appraised or 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.

2. The appraiser has provided a sketch in the appraisal report to show appreximate dimensions of the improvements and the sketch is
included only to assist the reader of the report in visualizing the property and understanding the appraiser's determination of its size.

3. The appraiser has examined the available flood maps that are provided by the Federal Emergency Management Agency (or other data
sources) and has noted in the appraisal report whether the subject site is located in an identified Special Flood Hazard Area. Because the
appraiser ;s 10t a surveyor, he or she makes no guarantees, express or implied, regarding this determination.

4. The appraiser will not Jive testimony or appear in court because he or she made an appraisal of the property in question, unless specific
arrangements to do so have been made beforehand.

5. The appraiser has estimated the value of the land in the cost approach at its highest and best use and the improvements at their
contributory value. These separate valuations of the land and improvements must not be used in conjunction with any other appraisal and
are invalid if they are so used.

6. The appraiser has noted in the appraisal report any adverse conditions {such as, needed repairs, depreciation, the presence of hazardous
wastes, toxic substances, eic. ) observed during the inspection of the subject property or that he or she became aware of during the normal
research involved-in performing the appraisal. Unless otherwise stated in the appraisal report, the appraiser has no knowledge of any hidden
or unapparent conditions of the property or adverse environmental conditions {including the presence of hazardous wastes, toxic
substances, etc. ) that would make the property more or less valuable, and has assumed that there are no such conditions and makes no
guarantees or warranties, express or implied, regarding the condition of the property. The appraiser will not be responsible for any such
conditions that do exist or for any engineering or testing that might be required to discever whether such conditions exist. Because the
appraiser is not an expert in the field of environmental hazards, the appraisal report must not be considered as an environmental assessment
of the property.

1. The appraiser obtained the information, estimates, and opinions that were expressed in the appraisal report from sources that he or she
considers to be reliable and believes them 10 be true and correct. The appraiser does not assume responsibility for the accuracy of such
items that were furnished by other parties.

8. The appraiser will not disclose the contents of the appraisal report except as provided for in the Uniform Standards of Professional
Appraisal Practice,

9. The appraiser has based his or her appraisal report and valuation conclusion for an appraisal that is subject to satisfactory completion,
repairs, or alterations on the assumption that completion of the improvements will be performed in a workmaniike manner.

10. The appraiser must provide his or her prior written consent before the lender/client specified in the appraisal report can distribute the
appraisal report (including conclusions about the property value, the appraiser's identity and professional designations, and references to
any professional appraisal organizations or the firm with which the appraiser is associated } to anyone other than the borrower; the
mortgagee or its successors and assigns,; the mortgage insurer; consultants; professional appraisal organizations; any state or federally
approved financial institution; or any department, agency, or instrumentality of the United States or any state or the District of Columbia;

avrant that tho landarieliant mav dictrihinta the nrnanarkv Aocereinfinn cartinn of tha rannet anbe ta data callartinn nr rannrtinn carvieraflcl



to the subject property for consideration.i~ the sales comparison analysis and have made a do" - adjustment when appropriate to reflect the
market reaction to those items of signifi . variation. If a significant item in a comparabie p. _ «rty is superior o, or more favorable than,
the subject property, | have made a negative adjustment to reduce the adjusted sales price of the comparable and, if a significant item in a
comparable property is inferior to, or Jess favorable than the subject property, | have made a positive adjustment to increase the adjusted
sales price of the comparable.

2. | have taken into consideration the factors that have an impact on value in my development of the estimate of market value in the
appraisal report. | have not knowingly withheld any significant information from the appraisal report and | believe, to the best of my
knowledge, that all statements and information in the appraisal report are true and correct.

3. 1 stated in the appraisal report only my own personal, unbiased, and professional analysis, opinions, and conclusions, which are subject
anly to the contingent and iimiting conditions specified in this form.

4. | have no present or prospective interest in the property that is the subject to this report, and | have no present or prospective personal
interest or bias with respect to the participants in the transaction. | did not base, either partially or completely, my analysis and/or the
estimate of market value in the appraisal report on the race, color, religion, sex, handicap, familial status, or national origin of either the
prospective owners or occupants of the subject property or of the present owners or occupants of the properties in the vicinity of the
subject property,

5. { have no present or contemplated future interest in the subject preperty, and neither my current or future employment nor my
compensation for performing this appraisal is contingent on the appraised vaiue of the property.

6. 1 was not required to report a predetermined value or direction in value that favors the cause of the client or any related party,
the amount of the value estimate, the attainment of a specific resuit, or the occurrence of a subsequent event in order to receive my
compensation and/er employment for performing the appraisal. | did not base the appraisal report on a requested minimum valuation, a
specific valuation, or the need to approve a specific mortgage loan.

7. [performed this appraisal in conformity with the Uniform Standards of Professional Appraisal Practice that were adopted and
promuigated by the Appraisal Standards Board of The Appraisal Foundation and that were in place as of the effective date of this appraisal,
with the exception of the departure provision of those Standards, which does not apply. | acknowledge that an estimate of a reasonable
time for exposure in the open market is a condition in the definition of market value and the estimate | developed is consistent with the
marketing ime noted in the neighborhood section of this report, unless | have otherwise stated in the recenciliation. section.

8. | have personally inspecied the interior and exterior areas of the subject property and the extarior of ali propert'2s listed as comparables
in the appraisal report. | further certify that | have noted any apparent or known adverse conditions in the subject .mprovements, on the
subject site, or on any site within the immediate vicinity of the subject property of which | am aware and have made adjustments for these
adverse conditions in my analysis of the property value to the extent that | had market evidence to support them. |have also commented
about the effect of the adverse conditions on the marketability of the subject property.

9. | personally prepared all conciusions and opinions about the real estate that were set forth in the appraisal report, If | relied on
significant professional assistance from any individual or individuals in the performance of the appraisal or the preparation of the appraisal
report, | have named such individual(s) and disclosed the specific tasks performed by them in the reconciliation section of this appraisal
report, | certify that any individual so named is qualified to perform the tasks. | have not authorized anyone to make a change to any item in
the report; therefore, if an unauthorized-change is made to the appraisaf report, | will take no responsibility for it.

SUPERVISORY APPRAISER'S CERTIFICATION:  Ifa supervisory appraiser signed the appraisal report, he or she certifies
and agrees that: | directly supervise the appraiser who prepared the appraisal report, have reviewed the appraisal report, agree with the
statements and conclusions of the appraiser, agree to be bound by the appraiser’s certifications numbered 4 through 7 above, and am taking
full responsibifity for the appraisal and the appraisal report.

ADDRESS OF PROPERTY APPRAISED: 2516 Eastlake Avenue, Los Angeles, CA, 90031

APPRAISER: SUPERVISORY APPRAISER (only if required)

Signature: /%é&_: %&7@ %ﬂ Signature:
L Foe

el

Name: Hee K. Yi Name:
Date Signed:  August 17, 2010 Date Signed:
State Certification #: AG035644 State Certification #:

or State License # AGON?R74 A Qtata | irancn # AMASES 44




Frant urit {15t Floor) 4 Units (First Flaory 4 Units {Second Floor)

Fronat unit (2nd Floon)

Und 3211 | Uni 3213
Lint 3211 2 | Unkt 3243 1/,

Llving Room

Bedroom
Sketch by Apex IV Windows™ _
AREA GALCULATIONS SUMMARY - AREA BREAKDOWN
Code Description i Size Totals Breakdown Subtotals
OTH 2516 Eastlake 1053.00
2516 second fr 614.00
4 units (3211-3213) 1125.00

4 units second frx 1125.00 3917.00
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' .-; 2?16 Manitdu Ave
Los ,ﬁ.nge_les , C& 90031

1l 2044 Hancock St; Lds‘#.nge CE
2044 Hancock St
Los Angeles, CA 90031




4030 Navarro 5t, Lus Ange!es. i
4930 Navarro St
Los Angeles, CA 98032

253? }-!ancock St y Los: os.Angels..,
2537 Hahcock St
Los Angeles, CA 90031

L 4626 Paulg St, Loz Angeles,
#4626 Paula S5t
‘4 Los Angeles, CA 91032

“¥Los Angeles, CA 90031
SUBJECT PROPERTY

3810 Tamp}ca ﬂwe

© jLos Angeles, CA 90032

JIRENTAL #5

3536 Lifur Ave
£ Los Angsles, CA 90032

=




"“RONT VIEW OF
SUBJECT PROPERTY

Appraised Date: August 17, 2010
Appraised Value: $ 380,000

REARVIEW OF
SUBJECT PROPERTY

STREET SCENE




COMPARABLE SALE #1

2685 Sichel St.

Los Angeles, CA 90031
Sale Date: 11/06/2009
Sale Price: $ 500,000

COMPARABLE SALE #2

3219 N. Griffin Ave.
Los Angeles, CA 90031
Sale Date; 02/20/2010
Sale Price: $ 586,000

COMPARABLE SALE #3

2044 Hancock St.

l.os Angeles, CA 90031
Sale Date: 01/20/2010
Sale Price: $ 610,000




"OMPARABLE SALE #4

2322 Sichel St

Los Angeles, CA 90031
Sale Date: Pending
Sale Price: $ 525,000

COMPARABLE SALE #5

2716 Manitou Ave.

Los Angeles, CA 90031
Sale Date: Listing

Sale Price: § 499,000

COMPARABLE SALE #6

2521 Eastlake Ave.

Los Angeles, CA 90031
Sale Date: Listing

Sale Price: $ 329,000




;7 ~COMPARABLE RENTAL #1

2919 N. Broadway
Los Angeles, CA 20031

COMPARABLE RENTAL #2

3810 Tampico Ave.
Los Angeles, CA 90032

COMPARABLE RENTAL #3

4930 Navarro St,
Los Angeles, CA 90032




{ “OMPARABLE RENTAL #4

2537 Hancock St.
Los Angeles, CA 90031

COMPARABLE RENTAL #5

3536 Lifur Ave.
Los Angeles, CA 90032

COMPARABLE RENTAL #6

4626 Pauila St,
Los Angeles, CA 90032




itchen SFR

K

Bedroom SFR




Quadruplex

Typical Living Room
Quadruplex




.. Quadruplex

Typical Bedroom
Quadruplex

Typical Bathroom
Quadruplex




Order No. 140-1185100-32

Orange Coast Title Company

3536 Concours Drive, Suite 120
Ontario, CA 91764
909-987-5433

L1 PRELIMINARY REPORT I
City of Los Angeles Housing Dept

1200 W. Tth Street, 9th Floor

Los Angeles, CA 90017

Attention: Jimmy Newsom Your no.: T5100029

Property address: 252 S Rampart Blvd, Los Angeles, CA 20057 Order no.: 140-1185100-32

Dated: July 26, 2010

In response to the above referenced application for a policy of title insurance, Orange Coast Title Company hereby reports that it is
prepared to issue, or cause to be issued, as of the date hereof, a policy or policies of title insurance describing the land and the estate or
interest therein hereinafter set forth, insuring against loss which may be sustained by reason of any defect, lien or encumbrance not
shown or referred to as an exception below or not excluded from coverage pursuant to the printed Schedules, Conditions and
Stipulations of said policy forms.

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

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

1t is important to note that this preliminary report is not a written representation as the conditien of title and may nos list all
liens, defects, and encumbrances affecting titfe to the land.

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

Dated as of July 16, 2010 at 7:30 AM

Manny Villalobos, Title Officer
Ph: 909-987-5433

Email: mannyv@octitle.com
Fax: 909-297-2547

The form of policy of title insurance contemplated by this report is:
C.L.T.A. Standard Coverage Policy - 1990 (Owners Policy or Joint Protection)

Page 1



QOrder No. 140-1185100-32
SCHEDULE *A”

The estate or interest in the land hereinafier described or referred to covered by this report is:

A fee.

Title to said estate or interest at the date hereof is vested in:

City of Los Angeles.

The land referred to in this report is situated in the County of Los Angeles, State of California, and is described as follows:

Lot 60, of Tract 91 in the City of Los Angeles, State of California, as per map recorded in Book 13, page 112 of Maps, in the office of
the County Recorder of said County.

Assessor’s Parce]l Number(s): 5155-025-19

Page 2



Order No. 140-1185100-32
SCHEDULE “B”

At the daie hereof exceptions to coverage in addition to the printed exceptions and exclusions contained in said policy form
would be as follows:

i General and Special taxes for the fiscal year 2010-2011, including any assessments collected with taxes. A lien not yet
payable.

First installment due and payable November 1, 2010, delinquent if not paid by 12/10/10
Second installment due and payable February 1, 2011, delinquent if not paid by 4/10/11

2 The following taxes have all been paid and are reported for proration purposes only. General and Special taxes for the fiscal
year 2009-2010.

Total amount $309.05

Ist installment $154.53

2nd installment §$154.52

Code area 00067

Parcel No. 5155-025-019
Exemption $497.874.00

3 The lien of defaulted real property taxes and any subsequent delinquencies

Delinquent Year Parcel Bili Installment Tax Amount
2007 5155-025-019 Regular Both $534.75

Amount to redeem for:

Tuly, 2010 $813.7¢
August, 2010 $821.77
Sept., 2010 $829.79
4 Assessment no.: 0000

District: - City of Los Angeles

Created for: Demolition

Issued: March 14, 2008

Original amount: $2,380.00

Unpaid balance: - $Unknown

This assessment is collected with taxes.

5 The Lien of supplemental taxes if any, assessed pursuant to the provisions of section 75,¢t seq of the revenue and taxation
code of the state of California

6 An easement for purposes herein stated, and rights incidental thereto as set forth in an instrument
Recorded: 2/11/1910 in Book 4052 page 117 of Deeds  \, as Instrument No. Not shown, of Official
Records.
For: Utitities and incidental purposes
Affects: The rear 5 feet of said land

7 A Deed of Trust to secure the indebtedness of

Amount: $208,000.00

Trustor: National Center For Immigrants' Rights, Inc., a California non-profit corporation
Trustee: Ticor Title Insurance, a California corporation

Beneficiary: The Community Redevelopment Agency of the City of Los Angeles, California

Dated: 9/22/1988

Recorded: 9/29/1988 as Instrument No.88 1573412, Official Records.

Page 3



10

11

12

13

14

Order No. 140-1185100-32

An instrument, upon the terms and conditions contained therein

Entitled: "Agreement Containing Covenants Affecting Real Property"

Dated: 09/22/1988

Executed by and between: The Community Redevelopment Agency of the City of Los Angeles and National Center For
Immigrants' Rights, Inc., a California non-profit Corporation

Recorded: 9/29/1988 as Instrument No 88-1573413, Official Records.

An instrument, upon the terms and conditions contained therein

Entitled: "Security Agreement and Lien (Real Property) (with subordination clause)
Recorded: 12/22/1989 as Instrument No. 89-2062060, Official Records.

An instrument entitled "notice of building(s), structure(s) or premises classified as either hazardous, substandard or a
nuisance - abatement proceedings" executed by City of Los Angeles, recorded 1/16/2004 as Instrument No. 04 0119816,
Official Records.

Notice of power to sell tax defaulted property for non-payment of taxes for the fiscal year 2000-2001.
Default no.: 5155025019

Original amount: $172.29

Recorded: 7/24/2006 as Instrument No. 06 1624644, Official Records,
An instrument, upon the terms and conditions contained therein

Entitled: "Notice of Declaration of Public Nuisance”

Recorded: 12/22/2006 as Instrument No. 2006-2856800, Official Records.

A Certificate of Lien for the cost of demolition of a dangerous and substandard building, recorded 03/14/2008, as Instrument
No. 2008439610, Official Records.

An instrument, upon the terms and conditions contained therein

Entitled: "Notice of Pending Lien"
Recorded: 7/6/2009 as Instrument No. 20091007122, Official Records.
End Schedule B
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Notie No, 1

California Revenue and Taxation Code Section 18662, effective January 1, 1994 and by amendment effective January 1, 2003,
provides that the buyer in all sales of California Real Estate may be required to withhold 3 and 1/3% of the total sales price as
California State Income Tax, subject to the provisions of the law as therein contained.

NOTE NO. 2 PAYOFF INFORMATION:

Note: this company does require current beneficiary demands prior to closing.
If the demand is expired and a correct demand cannot be obtained, our requirements will be as follows:

A. H this company accepts a verbal update on the demand, we may hold an amount equal to one monthly mortgage payment. The
amount of this hold will be over and above the verbal hold the lender may have stipulated,

B. I this company cannot obtain a verbal update on the demand, will either péy off the expired demand or wait for the amended
demand, at the discretion of the escrow.

C. In the event that a payoff is being made to a servicing agent for the beneficiary, this company will require a complete copy of
the servicing agreement prior to close.

Note No. 3

If this company is requested to disburse funds in connection with this transaction, chapter 598, statutes of 1989 mandates hold periods
for checks deposited to escrow or sub-escrow accounts. The mandatory hold is one business day after the day deposited. Other checks
require a hold period from three to seven business days after the day deposited.

Notice Regarding Your Deposit of Funds

California Insurance Code Sections 12413 et. Seq. Regulates the disbursement of escrow and sub-escrow funds by title companies. The
law requires that funds be deposited in the title company escrow and sub-escrow accounts and b~ available for withdrawal prior to
disbursement. Funds deposited with the Company by wire transfer may be disbursed upon receipt. Firnds deposited with the Company
via cashier’s checks drawn on a California based bank may be disbursed the next business day after the day of deposit. If funds are
deposited with by other methods, recording or disbursement may be delayed. All escrow and sub-escrow funds received by the
Company will be deposited with.other fimds in one or more non-interest bearing escrow accounts of the Company in a financial
institution selected by the Company. The Company and/or its parent company may receive certain direct or indirect benefits from the
financial institution by reason of the deposit of such funds or the maintenance of such accounts with the financial institution, and the
Company shall have no obligation to account to the depositing party in any manner for the value of, or to pay such party, any benefit
received by the Company and/or its parent Company. Those benefits may include, without limitation, credits allowed by such financial
institution on loans to the Company and/or its parent company and earnings on investments made on the proceeds of such loans,
accounting, reporting and other services and products of such financial institution. Such benefits shall be deemed additional
compensation of the Company for its services in connection with the escrow or sub-escrow. If funds are to be deposited with Orange
Coast Title Company by wire transfer, they should be wirad to the following bank/account;

Wiring Instructions for This Office:

Citizens Business Bank
301 Vanderbilt Way
San Bernardino, CA 92408
Account No, 245121776
ABA 122234149
Credit to the account of Orange Coast Title Builder Services
Reference Title Order No. 140-1185100-32
and Manny Villalobos, title officer
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Attention

Please note that this preliminary report now has an extra copy of the legal description on a separate sheet of paper. There are no
markings on the page. The idea is to provide you with a legal description that can be attached to other documents as needed.

Thank you for your support of Orange Coast Title Company. We hope that this makes your job a little easier.
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Exhibit “A”

Lot 60, of Tract 91 in the City of Los Angeles, State of California, as per map recorded in Book 13, page 112 of Maps, in the office of
the County Recorder of said County.
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Exhibit B (Revised 01-01-08)
CALIFORNIA LAND TITLE ASSOCIATION STANDARD COVERAGE POLICY - 1990 EXCLUSIONS FROM COVERAGE

The following matters are expressly exchuded from the E‘.oqugc of this policy and the Company will not pay loss or damage, costs, attorneys' fees or experses which arise by reason of;
o ] tegulation G ‘ t e et 5

1. () Any law, ordi r g 1 | i but not limited to building or zoning taws, ordi ) restricting, 1 ting, p! ing or relating r{i) the occupancy, use, or enjoyment of the
land; (ii) the ch y di orl of any improvement now or hereafter erectec on the land; (iki} a separation in ownership or o change in the dimengions or arez of the land or any parcel o which the land is or was a
part; or (iv) envitorsmental protection, or the effect of any violation of these laws, ord or 1 regulations, except 1o the extent that a notice of the enforcement thereof or a notice of & defect, lien, or

gov
encumbrance resulting from a vielation or alleged violstion affecting the land bas besn recorded in the public records at Date of Policy. (b) Any governmental police power not exchaded by (#) above, except to the extent that a

notice of the exercise thereof or notice of a defect, lien or encumbrance resulting from a violation or alleged violation affscting the [and has been recarded in the public records at Date of Policy.

2. Rights of eminent domain unless notice of the exercise thereof has been recorded in the public records at Diate of Policy, but not excluding from coverage any taking which has ocourred prior to Date of Pelicy which would
be binding on the rights of a purchaser for value without knowledge. . )

3. Defects, liens, encumbrances, adverse claims or other matters: (a) whether or not recorded in the public records at Date of Policy, but created, suffered, assumed or agreed to bg the insared claimant; (bﬁ not keaown to the
Company, not recorded in the pubkic records st Date of Policy, but known to the insured claimant and not disclosed in writing to the Company by the insured claimant prior to the date the insured claimant became an insured
under this policy; (¢) r:mlﬁ:f in 00 Joss or damage to tiw insured claimant; (d) attaching or created subsequent to Date of Policy; or {e) resulting is loss or damage which would not have been sustained if the insured claimant
bad paid wuue?{n the insured mortgage or for the estate or interest insured by this policy. .

4. Unenforceability of the lien of the insured mortgage because of the inability or filure of the insured at Date of Policy, or the inability or fasure of any
doing business laws of the state in which the land s situated. . o . ! ) .
ISA i al lgity or unenforceability of the Ken of the insured mortgage, or cleim thereof, which arises out of the transaction videnced by the insured mortgage and is based upon usury or any censamer credit pretection or tasth in
ending law. . I . ! ; . .

6. Any claim, which arisss out of the transaction vesting in the insured the estate of intezest insured by this policy or the izansaction creating the interest of the insured lender, by reason of the aperatior of federal bankruptey,

state insolvency or similar creditors' rights laws.
EXCEPTIONS FROM COVERAGE - SCHEDULE B, PART I

This policy does not insure agzinst loss or darnege {and the Company will not pay costs, attorneys' fees or expenses) which arise by reason of!

1. Taxes or assessments which are not shown as msuni]iens by the records of any taxing authority that levies taxes or 2ssessments on real property or by the public records, Procsedings by a public zgency which may result in
taxes or assessments, or notices of such progeedings, whether or not shown

by the records of such agency or by the public Tecards. N : .

%. Any facts, rights, interests, or claims which are not shown by the public records but which could be ascerntained by an inspection of the land or which may e asserted by persons in possession thereof.

b t owner of the indebtedness, to comply with the applicable

: , liens or ¢ brances, or claims theseof, which are not shown by the public records, . .
4. Discrepancies, conflicts in boundary lines, shortage in ares, encroachments, or any other facts which a correct survey would disclose, and which are not shown by the public records.
5. {a)} Unpatented mining claims; {b) feservations or exceptions in patents or in Acts authorizing the issuance thereof;c(yc) water rights, claims or title to water, whether or not the matiers excepted under (a), (b) or {c} are shown

by the public records.

CLTA HOMEOWNER'S POLICY OF TITLE INSURANCE (01/01/08) ALTA HOMEQOWNER'S POLICY OF TITLE INSURANCE EXCLUSIONS
In eddition to the Exceptions in Schedule B, You are not insured against loss, costs, attorneys’ fees, and expenses resutting from:
1. Governmental polics power, and the existence or violation af any law or government regulation. This ncludes ordi , laws and regulations conceming: a buildiog, b. zoning, ¢.L.and use d. improvements on the
Land, e Land division,f. envirenmentat protection. This Exclusion does not apply to violations or the enforcement of these matters if notice of the violation or enforcement appears in the Public Records at the Policy
Date. This Exclusion does not limit the coverage described in Cavered Risk 6, 17, 18, 15 or 24.
2. The failure of Your existing stractures, or any part of them, 1o be constructed in accordance with applicable building codes. This Exclusion does not apply to vielations of building codes if notice of the violation
appears in the Public Records at the Policy Date.
3. The right to take the Land by condemning it, unless: a. a notice of exercising the right appears in the Public Records at the Policy Date; or b. the taking happened before the Policy Date and is binding on You if You
bought the Land without Knowing of the taking.
4. Risks: a_ that are created, allowed, or agreed to by You, whether or not they appear in the Pubkc Records; b.that are Known to You at the Policy Date, but not to Us, unless they appeat in the Public Records at the
Policy Date; c. that result in no loss to You; or d. that first occur afier the Policy Date - this does not limit the coverage described in Covered Risk 7, 8.4, 22, 23, 24 or 25,
5. Fadlure to pay value for Your Title.
6. Lack of 4 vight: 2. to any Land outside the area specifically described and referred to in paragraph 3 of Schedule A; and b. in streets, alfeys, or waterways that tonch the Land. This Exclusion does not lignit the
coverage described in Covered Risk 11 or 21.

LIMITATIONS ON COVERED RISKS

Your insurance for the fellowing Covered Risks js limited on the Owner's Coverage Statement a3 followa:
+ For Covered Risk 14, 15, 16 and 18, Your Deductible Amount and Cur Maximurn Dollar Limit of Eiability shown in Schedule A

The deductible amounts and maximum dollar limits shown on Schedule A are as follows:

Your Deductible Amount Qur Maximum Dollar Limit of Liability
Coversd Risk 16: % of Policy Amount or § (whichever is less) s
Covered Risk 13: % of Policy Amount or § {whichever is less) s
Covered Risk 19: % of Policy Amount or § {whichever is leas) g
Covered Risk 21: % of Policy Amount or 3 (whichever is less} &

AMERICAN LAND TITLE ASSOCIATIONRESIDENTIAL TITLE INSURANCE POLICY (6-1-87) EXCLUSIONS

Tn addition 1o the Exceptions in Schedube B, you are not insured against loss, costs, attorneys' fees, and expenses resulting from:

1. Governmental police power, and the existence or violation of atty law or governmeat regulation_ This includes building and zoning ordinances and alsg laws and regalations concerning: * land use * improvements on the
land *land divigion * environmenta? protection. This exclusion does not apply to violations or the enforcement of these matters which appear in the public records at Policy Date. This exclusion does not limit the zoning
coversge deseribed in Items 12 and i3 of Covered Title Risks, L. . » . .

2. The right to take the land by condemning it, unless: *a notice of exercising the right appears in the public records *on the Policy Date *the taking happened prier to the Policy Date and is binding on you if you bought the
land without knowing of the takizﬁ

3. Title Risks: *“that &re created, allowed, or agreed o by l’in:uu *that are kmown to you, but Bot to us, on the Policy Date — unless they appeared in the public records *that result in no foss 1o you "that first affect your title after
the Poficy Date « this does rot limit the labor and matenial fien coverage in Item 8 of Covered Title Risks

4. Failute to pay value for your title. i X - .

5. Lack of 4 right: *to any land outside the area specifically described and referred to in Iter: 3 of Schedule A OR *in streets, alleys, or waterways that toush your land. This exclusion does not limit the avcess coverage in Item

5 of Covered Title Risks.
ALTA LOAN FOLICY (10-17-92) WITH ALTA ENDORSEMENT-FORM 1 COVERAGE EXCLUSIONS FROM COVERAGE

The following matters are expressly exchided from the coverage of this policy and the Company will not pay loss or damage, costs, attorneys' fees or expenses which arise by reascn of:

1. (8} Any law, ordinance or governmental regutation (includirg but not limited to building and zoning laws, ordinances, or regulations) restricting, regulating, prohibitirg or refating to (i) the ovcupancy, use, or

enjoyment of the land; (i) the character, dimensions or location of any improvement now or hereafter erected on the land; (iif) 2 sepasation in ownership or a change in the dimensions or area of the land or any parcel

of which the land is or was a part; or (iv) environmental protection, or the effect of any violation of these laws, ordi or go al lations, except to the extent that a notice of the enforcement thereof or a

notice of a defect, lien or encumbranee resulling from & violation or alleged violation affecting the Jand has been recorded in the public records at Date of Policy. {b) Any governmental police power not excluded by

(a) above, except to the extent that a notice of the exercise thereof or a notice of a defect, lien or encumbrance resulting from a violation or afleged violation affecting the land has been recorded in the public records at

Date of Policy.

2. Rights of eminent domain unless notice of the exercise theseaf has beeh recorded in the public records at Date of Policy, but not excluding from coverage any taking which has occurred prior to Date of Policy which

would be binding on the rights of a purchaser for value without knowledge.

3. Defects, liens, encumbrances, adverse claims or other matters:{a)created, suffered, assumed or agreed to by the insured claimant; (b)not known to the Company, not recorded in the public records at Date of Policy,

but known to the insured claimant and not disclosed in writing to the Company by the insured claimant prior to the date the insured ¢isimant became aa insured under this policy, (¢} resulting in no loss or damage to

the insured claimant; (S} attaching or created subsequent to Date of Policy (except to the extent that this policy insures the priority of the Hen of the insured mortgage over any statutory lien for services, labor or

material or to the extent insurance is afforded herein as to assessments for street improvements under construction or completed at Date of Policy),or{e) resulting im loss or damage which wonld not have been sustained

if the insured claimant had paid value for the insured mortgage.

4. Unenforceability of the lien of the insured mortgage because of the inability or failure of the insured t Date of Pelicy, or the inability or failure of any subsequent ewner of the indebtedness, to comply with applicable doing

business laws of the state in which the land is situated.

5. Invalidity or-unenforceability of the lien of the insured mortgage, or claim thereof, which arises out of the transaction evidenced by the insured mortgage and is based upon usury or any consumer credit protection or

truth in jending law.

6. Any statutory lien for services, labor or materials {or the claim of priority of any statutory lien for services, labor or materials over the lien of the insured mortgage) arising from an improvement or work related to

the land which is contracted for and commenced subsequent to Date of Policy and is not financed in whole or in part by proceeds of the indebtedness secured by the insured mortgage which et Date of Pelicy the

insured has advanced or is obligated to advance.

7 Any cluim, which arises out of the transaction ereating the interest of the mortgagee insured by this policy, by reason of the operation of federal bankruptcy, state insolvency, or similar creditors' rights laws, that is

pased on: (i) the transaction creating the interest of the insured mortgagee being deemed a fraudulent conveyance or fraudulent transfer; or(ii) the subordination of the interest of the insured mortgagee 25 a result of the

application of the doctrine or equitable subordinatien; or(jif) the trarsaction creating the interest of the insured mortgagee being deensed a preferential transfer except where the preferential transfer results from the

faiture:{a)to timely record the instrument of transfer; or{b)  of such recordation 1o impart notice to a purchaser for value or a judgement or lien creditor. The above policy form may be issued to afford ither Standard

Coverage or Extended Coverage. In addition to the above Exclusions from Coverape, the Exceptions from Coverage in a Standard Coverage policy will also include the following Exceptions from Coverage:
EXCEPTIONS FROM COVERAGE

This policy does pot insure against loss or damage (and the Company will not pay costs, attorneys' fees or expenses) which arise by reason of:

1.Taxes or assessments which are not shown as existing liens by the records of any taxing suthority that levies taxes or assessments on real property or by the public records.

Proceedings by a public agency which may result in taxes or assessments, or notices of such procesdings, whether or not shown by the records of such agency or by the public records.

2.Any facts, rights, interests or ¢laims which are nat shown by the public records but which could be ascertained by an inspection of the land or which may be asserted by persons in possession thereof.

3 Basements, liens or encurnbrences, or chaims thereof, not shown by the public records.

4 Discrepancies, condlicts in boundary lines, shortage in asea, encroachments, or any other facts which a cotrect survey would disclose, and which are not shown by the public records.

5.(8) Unpatented miniag claims, (b} reservations or ¢xceptions in patents or in Acts autharizing the issaance thereof, (c) water rights, claims or title to water, whether or not the matters excepted under (2), (b) or {c) are
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shown by the public records. )

2006 ALTA LOAN POLICY (06-17-06) EXCLUSIONS FROM COVERAGE
The following matters are expressly excluded from the coverage of this policy, and the Company will not pay loss or damage, costs, attemeys® fees, of expenses that arise by reason of:
1. {2) Any law, ordi permit, or gover I regulation (incliding those relating te building and zobing) restricting, regulating, prohibiting, or relating to: (i) the cocupancy, use, or enjoyment of the Land; (i)
the charactes, dimensions, or Jocation of any improvement erected on the Land; (ill) the subdivision of lard; or (IV) envirodmental protection;or the effect of any violation of these laws, ordinances, or governmental
regwiations. This Exclusion 1(a) does not modify or fimit the coverage provided under Covered Risk 5. (b} Any governmental police power. This Exclusion 1{b) does not modify or limit the coverage provided under
Covered Risk 8,
2. Rights of eminent domain, This Exciusion does not modify or fimit the coverage provided under Covered Risk 7 or 8, )
3. Defects, liens, encumbrances, adverse claims, or other matters: (a) ¢reated, suffered, assumed, or agreed to by the Insured Claimant; (b) not Known to the Company, not recorded in the Publc Records at Date of
Policy, but Known to the Insured Claimant and not disclosed in writing to the Company by the Insured Claimant prior to the date the Insured Clsimant became an Insured under this policy;(c} resulting ir no loss or
damage to the Insured Claimant; (d} afteching ot created subsequent to Date of Policy (however, this does not modify or limit the coverage provided under Covered Risk 11, 13, or 14}; or {#) resulting ie foss or
damege that would not have been sustained if the Ingured Claimant had paid value for the Insured Mortgage.
4. Unenforceability of the lien of the Insured Mortgage because of the inability or failure of an Insured to comply with applicable doing-business faws of the state where the Land is situated.
5. Invalidity or unenforcesbility in whole or in part of the lien of the Insured Mortgage that arises out of the transaction evidesced by the Insured Mortgage and is based upon usury or any consumer credit protection or
truth-in-lending Jaw.
6. Any claim, by reasor of the operation of federal bankruptty, state insolvency, or similar creditors' rights laws, that the teansaction creating the lien of the Insured Mortgage, is: (a) a frandulent conveyance or
frandulent transfer, or (b) a preferential transfer for any reason not stated in Covered Risk 23(b) of this policy.
7. Any lien on the Title for real estate taxes or ts imposed by gover | putherity and created or attaching between Date of Policy and the date of recording of the Insured Morigage in the Public Records,
This Exclusion does not modify or limit the coverage provided under Covered Risk 11(b). The above policy form may be issued to afford either Standard Coverage or Extended Coverage. In addition to the above Excl
from Coverege, the Exceptions from Coverege in a Standard Coverage policy will also include the following Exceptions from Coverage:

EXCEPTIONS FROM COVERAGE

This policy does not insure against loss or damage (and the Company will not pay costs, sttorneys’ fees or expenses) that arise by reason of:
1. (a) Taxes or assessments that are not shown a existing liens by the records of any taxing suthority that levies taxes or assessments on real property or by the Public Records; {b) proceedings by a public agency
that may result in taxes or assessments, of notices of such proceedings, whether or not shown by the records of such agency er by the Public Records.
2. Any facts, rights, interests, or ciaims that are not shown by the Public Records but that could be ascertained by an inspection of the Land or that may be asserted by persons in possession of the Land.
3E liens or b ;, or claims thereof, not shown by the Public Records.
4. Any encroachment, encumbrance, viplation, variation, or adverse circumstance affecting the Title that would be disclosed by an accurate and complete land survey of the Land and not shown by the Public Records,
5. {a) Unpatented rmining claims; {b) reservations or exceptions in patents or in Acts authorizing the issuante thereof; () water rights, claims or title to water, whether or not the matters excepted under (a), {b), or {c} are shown
by the Public Records.

ALTA OWNER'S POLICY (10-17-92) EXCLUSIONS ¥ROM COVERAGE

The following matters are expressly excluded from the coverage of this policy and the Company will not pay loss or damage, costs, aorneys' fees or expenses which arise by reasen of:

1. (a} Any law, ordinance or governmental regulation (including but not limited to building and zoning laws, ordinances, or regulations) restricting, regulating, prohibiting or relating 1e (i) the occupancy, use, or enjoyment of
the land; (%) the character, dimenstons or Jocation of any improvement now or hereafier erected on the land; (jii) a separation in ownership or a chenge in the dimensions or area of the Jand or any parcel of which the Jand is or
was & past; of (iv) snvironmental protection, or the effect of any violation of these laws, ordinances or governmental regulations, except to the extent that a notice of the enforcement thereof or a notice of a defect, lien or
encumbrance resulting from » violation or alleged viclation affecting the Jand has been recorded in the public records &t Date of Policy. (b) Any governmental police power not sxcluded by {a) above, except to the extent that a
notiee of the exercise thereof or a notice of a defect, liens or encumbrance resulting from a violation of elleged violation affecting the land has been recorded in the public records at Date of Policy,

2. Rights of eminent domain unfess notice of the exercise thereof has been recorded in the public records at Date of Policy, but not excluding from coverage any taking which has ocourced prior to Date of Policy which

woutd be binding on the rights of a purchaser for value without knowledge.

3. Defects, liens, encumbrances, adverse claims or other matters: (a) created, suffered, assumed or agreed to by the insured claimant;{b} not known to the Company, not recorded in the public records at Date of Policy,

but known to the insured claimant and not disciosed in writing to the Company by the insured claimant prior to the date the insured claimant became an insured under this policy,{¢}resulting in no loss or damage to the

insured claimant; (d) attaching or crezted subsequent to Date of Policy, or{e) resulting in loss or damage which would not have been sustained if the insured claimant had paid value for the estate or interest insured by

this policy.

4, Any claim, which arises out of the transaction vesting in the insured the estate or interest insured by this policy, by reason of the operation of federal bankruptey, state insolvency, or similar creditors' fights laws, that

is based on: (i) the transaction creating the estate or interest insured by this policy being deemed a freudulent conveyance or fandulent transfer; or (ji) the transaction creating the estate or interest insured by this policy

being deemed a preferential transfer except where the preferential transfer results from the failure: (2) 1o timely record the instrument of transfer; or (b) of such recordation to impart notice to a purchaser

for value or a judgement or lien creditor. The above policy form may be issued to afford cither Standard Coverage or Extended Coverage. In addition to the above Exclusions from Coverage, the Exceptions from

Coverage in a Standard Coverage Poticy will also include the following Exceptions from Coverage:
EXCEPTIONS FROM COVERAGE

This policy does ot insure against loss o damage (and the Company will not pay costs, attorneys' fees or expenses) which arise by reason of:

1. Taxes or assessments which are not shown as existing liens by the records of any taxing authority that Jevies taxes or assessments on real property or by the public records. Proceedings by a public agency which
may result in taxes or assessments, or notices of such proceedings, whether or nat shown by the records of such agency or by the public records.

2. Any facts, rights, Interests or claims which are not shown by the public records but which could be ascertained by an inspection of the land or which may be asserted by persons in possession thereof,

3. B fiens or t , or claims thereof, which are not shown by the public records.

4. Discrepancies, conflicts in bourdary lines, shortage in area, encroachments, or any other facts which a correct survey would disclose, and which are not shown by the public records.

5. (n) Unpatented mining claims; (b} reservations or exceptions in patents or in Acts authorizing the issuance thereof, (c) water rights, claims or title to water, whether or not the matters excepted under (a), (&) or (c}
are shown by the public records.

2006 ALTA OWNER’S POLICY (06-17-06) EXCLUSIONS FROM COVERAGE

The folfowing matters are expressly exchided from the coverage of this policy, and the Company will not pay loss or demege, costs, ! fees, or that arise by reason of:

1. (8) Any law, ordinance, permit, or governmental regulation (including those relminlg to building and zoning} restrictin% reguleting, J)rc_w_l]ihiting, or relating to . ;

(iz the octupency, use, or enjoyment of the Landi (ii) the character, dimensions, or location of any improvement erected on the Land; (jii} the subdivision of land; or (iv) environmental %'slecu'un; or the effect 'of any violation
of these laws, ordi of gover 1 ions, This Exclusion 1(a)does not modify or limit the coverage provided under Covered Rigk 5. (b) Any governmental police power. This Exclusion 1(b) does not modify or
Limit the coverage provided under Covered Risk 6. L

2. Rights of eminent domain. This Exclusion does not modify or limit the coverage provided under Covered Risk 7 ot 8.
3. Defects, liens, encumbrances, adverse claims, or other matters (ug created, suffered, assumed, or agreed to by the Insared Claimant; (b) not Known to the Com‘rany, not recorded in the Public Records at Date of Policy, but
Known to the Insured Claimant and not disclosed in writing 1o the Company lg]_the Insured Claimant prier 16 the date the Insured Claimant became an Insured under this polir:{', {c) resulting in no loss or damage to the Insured
Claimant; ’g}] nu.aoh'mg or created subsequent to Date of Policy (however, this dees not modify or'limit the coverage provided under Covered Risk 9 and 10); or (e) resulting in loss or damage that wouﬁi not have been
sustained if the Insured Claimant had paid valae for the Titfe.

4. Any claim, by reason of the operation of federal bankrupicy, state insolvency, or similar creditors’ rights laws, that the transaction vesting the Title as shown in Schedule A, is (a) a fraudulent convey or fraudui
ransfer; or (b} a preferential transfer for asy reasen not stated in Covered Risk 9 of this policy.

5. Any lien on the Title for reaf estate 1axes or imposed by gover | suthority and created or attaching between Date of Pelicy and the date of recording of the deed or other instrument of transfer in the Public
Records thet vests Title as shown in Schedule A, The above policy form muy be issued to afford either Standard Coverage or Extended Coverage. In addition to the above Exclusions from Coverage, the Exceptions from
Coverage in a Standard Coverage policy will also include the following Exceptions from Coverage:

EXCEPTIONS FROM COVERAGE

This policy does not insure against loss or damage {and the Company will not pay costs, attorneys' fees or expenses) that arise by rezson of.

1. {2} Taxes or assessments that are not shown a3 existing liens by the records of any taxing authority that Jevies taxes or assessments on rest property or by the Public Records; (b) proceedings by a public agency that
may result in taxes or assessments, of notices of such proceedings, whether or not shown by the records of such agency or by the Public Records.

2. Any facts, rights, interests, or ¢laims that are not shown in the Public Records but that could be ascertained by an inspection of the Land or that may be asserted by petsons in possession of the Land.

3. E , Liens or b , or claims thereof, not shown by the Public Records.

4. Any encroachment, encumbrance, violation, variation, or adverse circumstance affecting the Title that would be disclosed by an and plete land survey of the Land and that are not shown by the Public
Records, ’
5. (2} Unpatented mining claims; (b) reservations of exceptions in patents or in Aets authorizing the issuance thereof; (c) water rights, claims or title to water, whether or not the matters excepted under (a), (b), or

(¢} are shown by the Public Records.
ALTA EXPANDED COVERAGE RESIDENTIAL LOAN POLICY (10/13ADNEXCLUSIONS ¥FROM COVERAGE

The following matters are expressly excluded from the coverage of this policy and the Company will not pay loss or damage, costs, attorneys fees or expenses which arise by reasen of

1. {a) Any lew, ordinance or governmental regulation {including but not limited to building and zoning laws, ordinances, ar regulations) restricting, regulating, prehibiting or relating to i) the occupancy, use, or enjoyment of
the Land; (if} the charscter, dimensions or location of any improvement now or hereafter erected on the Land,; {iif) a separation in ownership or a change in the dimensicns or areas of the Land or any parcel of which the Land is
of was a part; or (iv) environmental protection, or the effect of any violatian of these laws, ordinances or governmental regulations, except 16 the extent that 3 notice of the enforcement thereof or a notice of a defect, ien or
encumbrance resulting fiom a viclation or elleged violation affecting the Land has been recorded in the Public Records at Date of Policy. This exclusion does not limit the coverage provided under Covered Risks 12, 13, 14, and
16 of this policy.(b} Any governmental police power not excluded by (s} sbove, except to the ertent thet a notice of the exercise thereof or a notice of a defect, lien or encumbrance resulting from a viotation or alleged violation
affecting the Land bas been recorded in the Public Records at Date of Polity. This exclusion does not lisnit the coverage provided under Covered Risks 12, 13, 14, and 16 of this policy.

2. Rights of eminent omain unless notice of the exereise thereof has been recorded in the Public Records at Date of Policy, but not exclading from coverage any taking which has occurred prior to Date of Policy

which would be binding on the rights of a purchaser for value without Knowledge.

3 Defects, liens, encumbrances, adverse cleims or other matters:{a) created, suffered, assumed ar agreed to by the Insured Claimant; {b) not Xnown to the Company, not recorded in the Public Records at Date of

Peliy, but Known to the Insured Claimant and not disclosed in writing to the Campany by the Insured Claimant prior to the date the Insured Claimant became an Insured under this policy;(c) resulting In no loss or

damage to the Insured Claimant,{d} attaching or created subsequent to Date of Policy (this paragraph dovs not limit the coverage provided under Covered Risks 8, 16, 18, 19, 20, 21, 22, 23, 24, 25 and 26),

or{e)resulting in loss or demage which would ot have been sustained if the Insured Claitmant had paid value for the Insured Mortgage.
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4. Unenforceability of the Fien of the knsured Mortgage because of the inability or failure of the Ensured at Date of Policy, or the inability or failure of any subsequent owner of the indebtedness, te comply with

applicable doing business laws of the staté in which the Land is situated.
5. Invalidity or unenforceebitity of the fien of the Insured Mortgage, or claim thereof, which arises out of the trarsaction evidenced by the Insured Mortgage acd is based upon usury, except as provided in Covered

Risk 27, of any consumer credit protection or truth in lending law.
6. Real proporty taxes or assessments of any governmental authotity which hecome a lien on the Lend subsequent to Date of Policy. This exclusion does not limit the coverage provided under Covered Rigks 7, 8(e}

and 26,
7. Any claim of invalidity, unenforceability or lack of priority of the lisn of the Insured Mortgage as to sdvances or modifications made after the Insured has Knowiedge that the vestee shown in Schedule A is no

longer the owner of the estate or interest covered by this policy, This exclusion does not limit the coverage provided in Covered Risk 8,

8.Lack of priority of the lien of the Insured Mortgage as to each and every advance made after Date of Policy, and all interest charged thereon, over liens, encumbrances and other matters affecting the title, the
existence of which are Known to the Insured 21:(a) The time of the advance; or{b) The time a modification is made 10 the terms of the Insured Morigage which cheges the rate of interest charged, if the rate of Interest
is greater &5 a regult of the modification than it would have been before the modification. This exclusion does not limit the coverage provided in Covered Risk 8.

9. The failure of the residential structure, or any portion thereof to have been constructed before, on or after Date of Policy it accordance with applicable building codes. This exclusion does not apply to vielations of

building codes if notice of the violation appesrs in the Public Records at Date of Policy.
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Orange Coast Title Company
PRIVACY POLICY

We Are Committed to Safeguarding Customer Information

In order to better serve your needs now and in the future, we may ask you to provide us with certain information. We understand that’

you may be concerned about what we will do with such information — particularly any personal or financial information. We agree that

i;ou have a right to know how we will utilize the personal information that you provide to us. Therefore, we have adopted this Privacy
olicy to govern the use and handling of your personal information.

Applicability
This Privacy Policy governs our use of the information which you provide to us. It does not govern the manner in which we may use

information we have obtained from any other source, such as information obtained from a public record or from another person or
entity.

Types of Information
Depending upon which of our services you are utilizing, the types of nonpublié personal information that we may collect include:

»  Information we receive from you on applications, forms and in other cormmunications to us, whether in writing, in person,
: by telephone or any other means.

» Information we receive from providers of services to us, such as appraisers, appraisal management companies, real estate
agents and brokers and insurance agencies (this may include the appraised value, purchase price and other details about
the property that is the subject of your transaction with us).

» Information about your transactions with us, our Affiliated Companies, or others; and

» Information we receive from a consumer reporting agency.

Use of Information

We request information from you for our own legitimate business purposes and not for benefit of any nonaffiliated party. Therefore,
we will not release your information to nonaffiliated Earties except: (1} as necessary for us to provide the product or service you have
requested of us; or (2) as permitted by law. We may, however, store such information indefinitely, including the period after which any
custloxr_ler relationship has ceased. Such information may be used for any internal purpose, such as quality control efforts or customer
analysis.

Former Customers
Even if you are no longer our customer, our Privacy Policy will continue to apply to you.

Confidentiality and Security

We will use our best efforts to ensure that no unauthorized parties have access to any of your information. We restrict access to
nonpublic personal information about you to those individuals and entities who need to know that information to provide products or
services to you. We will use our best efforts to train and oversee our employees and aﬁents to ensure that your mmformation will be
handled responsibly and in accordance with this Privacy Policy. We currently maintain physical, electronic, and procedural safeguards
that comply with federal regulations to guard your nonpublic personal information.

Opting Out

We may also share the information we collect about you within our family of companies (our “Affiliated Companies”). We may also
provide this information to companies that perform marketing or other services on our behalf, or on behalf of our Affiliated Companies
(“Service Providers™). However, we will not share this information with our Affiliated Couﬁpanies or our Service Providers if you
choose to ogt out, in writing. To opt out, please use the form entitied “Request Not to Share Nonpublic Personal Information”, which
is attached hereto. This form provides instructions on how to request us not to share information with third parties.

Please be aware that Orange Coast Title Company and its Affiliated Companies maintain high standards to safeguard nonpublic,

personal information, and do not rent or sell such information. Please note, however, that unless you opt out in writing, our Affiliated
Companies and Service Providers will have access to the information in our files.

Other Important Information

We reserve the right to modify or supplement this Privacy Policy at any time. If our Privacy Policy changes, we will provide the new
Privacy Policy and the ability to opt out (as required by law) before the new policy becomes effective.
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REQUEST NOT TO SHARE NONPUBLIC PERSONAL INFORMATION

Please read the following infermation carefully.

Orange Coast Title Company may share nonpublic, personal information we collect about you within our family of companies (our
“Affiliated Companies™). We may also provide this information to companies that perform marketing or other services on our behalf,
or on behalf of our Affiliated Companies (“Service Providers”). By sharing this information, we can better nnderstand your service
needs. We can then send you notification of new products and services offered by Orange Coast Title Company, its Affiliated
Companies or its Service Providers that you may not otherwise know about,

However, you may prohibit the sharing of non-public personal information within our Affiliated Companies, or with any third parties at
any time. If you would like to limit disclosures of non-public, personal information about you as described herein, please check the
appropriate box or boxes to indicate your privacy choices, and return this form to us at the address below.

Please do not share personal information about me with non-affiliated third parties.
Please do not share personal information about me with any of your Affiliated
Companies except as necessary to effect, administer, process, service or enforce a
transaction requested or authorized by me,

Please do not contact me with offers of products or services by mail.

Please do not contact me with offers of products or services by e-mail.

Please do not contact me with offers of products or services by telephone.

Name

Company Name

Address

Address

City, State, Zip

City, State, Zip

Phone Number Phone Number
E-muail address E-mail address
Orange Coast Title Company
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Order No. 140-1185101-32

Orange Coast Title Company

3536 Concours Drive, Suite 120
Ontario, CA 91764
909-987-5433

|| PRELIMINARY REPORT |

City of Los Angeles Housing Dept

1200 W. 7th Street, 9th Floor

Los Angeles, CA 90017

Attention: Jimmy Newsom Your no.: TS100030

Property address: 819 W 4th St, , in the City of Los Angeles, area of San ~ Order no.: 140-1185101-32
Pedro , CA 90731

Dated: July 27,2010

In response to the above referenced application for a policy of title insurance, Orange Coast Title Company hereby reports that it is
prepared to issue, or cause to be issued, as of the date hereof, a policy or policies of title insurance describing the land and the estate or
interest therein hereinafier set forth, insuring against loss which may be sustained by reason of any defect, lien or encumbrance not
shown or referred to as an exception below or not excluded from coverage pursuant to the printed Schedules, Conditions and
Stipulations of said policy forms.

The printed Exceptions and Exclusions from the coverage and Limitations on Covered Risks of said policy or policies are set forth in
Exhibit B attached. The policy to be issued may contain an arbitration clause. When the Amount of Insurance is less than that set forth
in the arbitration clause, all arbitrable matters shall be arbitrated at the option of either the Company or the Insured as the exclusive
remedy of the parties. Limitations on Covered Risks applicable to the CLTA and ALTA Homeowner’s Policies of Title Insurance
which establish a Deductible Amownt and 2 Maximum Dollar Limit of Liability for certain coverages are also set forth in Exhibit B.
Copies of the policy forms should be read. They are available from the office which issued this report.

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

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

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

Dated as of July 19, 2010 at 7:30 AM

Manny Villalobos, Title Officer
Ph: 909-987-5433

Email: mannyv@octitle.com
Fax: 909-297-2547

The form of policy of title insurance contemplated by this report is:
C.L.T.A, Standard Coverage Policy - 1990 {Owners Policy or Joint Protection)
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SCHEDULF “A”

The estate or interest in the land hereinafter described or referred to covered by this report is:

A fee.

Title to said estate or interest at the date hereof is vested in:

Los Angeles Housing Department.

The land referred to in this report is situated in the County of Los Angeles, State of California, and is described as follows:

Lot 11 in Block “Q” of Mirador Tract No. 3, in the City of Los Angeles, County of Los Angeles, State of California, as per Map on
File in book 5, page(s) 84 of Maps, in the office of the County Recorder of said County.

Together with that Portion of vacated alley that would attach by operation of law, as abandoned by Resolution to vacate No. 83-21875,
recorded January 25, 1984 as Instrument No. 84-0103037, Official Records.

Assessor’s Parcel Number(s): 7451-024-900
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SCHEDULE “B”

At the date herzof exceptions to coverage in addition to the printed exceptions and exclusions contained in said policy form
would be as follows:

i

General and Special taxes for the fiscal year 2010-2011, including any assessments collected with taxes. A lien not yet
payable.

First installmesnt due and payable November 1, 2010, delinquent if not paid by 12/10/10
Second installment due and payable February 1, 2011, delinquent if not paid by 4/10/11

General and special city and/or county taxes, bonds or assessments which may become due on said land, if and when title to
said land is no longer vested in a governmental or quasi-governmental agency

The Lien of supplemental taxes if any, assessed pursuant to the provisions of section 75,6t seq of the revenue and faxation
code of the state of California

An easement for purposes herein stated, and rights incidental thereto as set forth in an instrument

Recorded: In Book 880 and Page 61 of Deeds
For: Water pipes and incidental purposes
Affects: . said land.

Covenants, conditions and restrictions in an instrument recorded in Book 2836, Page(s) 170 of Deeds, but omitting any
covenant or restriction based on race, color, religion, sex, handicap, familial status or national origin unless and only to the
extent said covenant (a) is exempt under chapter 42, section 3604 of the United States code or (b) relates to handicap but
does not discriminate against handicapped persons.

"NOTE: section 12955 of the government code provide the following: if this document contains any restriction based on
race, color, religion, sex, familial status, marital status, disability, national origin, or ancestry, that restriction violates state
and federal fair housing laws and is void, and may be removed pursuant to Section 12955 of the government code. Lawiul
restriction under state and federal law on the age of occupants in senior housing for older persons shall not be construed as
restriction based on familial sta

An easement for purposes herein stated, and rights incidental thereto as provided in an instrument

Recorded: Janmary 25, 1984 as Instrument No. 1984-103037, Official Records
For: Public utilities and incidental purposes

In favor of: City of Los Angeles

Affects: - more particularly described in the above mentioned.

NOTE: Reference is made to said document for full particulars.

"NOTE: Please be advised that our search did not disclose any open Deeds of Trust of record. If you should have knowledge
of any outstanding obligation, please contact your title officer immediately for further review".

End Scheduie B
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“NOTES AND REQUIREMENTS SECTION”

Note No, 1

California Revenue and Taxation Code Section 18662, effective January 1, 1994 and by amendment effective January I, 2003,
provides that the buyer in all sales of California Real Estate may be required to withhold 3 and 1/3% of the total sales price as
California State Income Tax, subject to the provisions of the law as therein contained.

NOTE NO. 2 PAYOFF INFORMATION:

Note: this company does require current beneficiary demands prior to closing.
If the demand is expired and a correct demand cannot be obtained, our requirements will be as follows

A, If this company accepts a verbal update on the demand, we may hold an amount equal to one monthly mortgage payment. The
amount of this held will be over and above the verbal hold the lender may have stipulated.

B. If this company cannot obtain a verbal update on the demand, will either pay off the expired demand or wait for the amended
demand, at the discretion of the escrow.

C. In the event that a payoff is being made to a servicing agent for the beneficiary, this company will require a complete copy of
the servicing agreement prior to close.

Note No. 3

If this company is requested to disburse funds in connection with this transaction, chapter 598, statutes of 1989 mandates hold periods
for checks deposited to escrow or sub-escrow accounts. The mandatory hold is one business day after the day deposited. Other checks
require 2 hold period from three to seven business days after the day deposited.

Notice Regarding Your Deposit of Funds

California Insurance Code Sections 12413 ef. Seq. Regulates the disbursement of escrow and sub-escrow funds by title companies, The
Iaw requires that funds be deposited in the title company escrow and sub-escrow accounts and be available for withdrawal prior to
disbursement. Funds deposited with the Company by wire transfer may be disbursed upon receipt. Funds deposited with the Company
via cashier’s checks drawn on a California based bank may be disbursed the next business day after the day of deposit. If funds are
deposited with by other methoeds, recording or disbursement may be delayed. All escrow and sub-escrow funds received by the
Company will be deposited with other finds in one or more non-interest bearing escrow accounts of the Company in a financial
institution selecied by the Company. The Company and/or its parent company may receive certain direct or indirect benefits from the
financial institution by reason of the deposit of such funds or the maintenance of such accounts with the financial institution, and the
Company shall have no obligation to account to the depositing party in any manner for the value of, or to pay such party, any benefit
received by the Company and/or its parent Company. Those benefits may include, without limitation, credits allowed by such financial
institution on loans to the Company and/or its parent company and earnings on investments made on the proceeds of such loans,
accounting, reporting and other services and products of such financial institution. Such benefits shall be deemed additional
compensation of the Company for its services in connection with the escrow or sub-escrow. If funds are to be deposiied with Orange
Coast Titie Company by wire transfer, they should be wired to the following bank/account:

Wiring Instructions for This Office:

Citizens Business Bank
301 Vanderbilt Way
San Bernardino, CA 92408
Account No. 245121776
ABA 122234149
Credit to the account of Orange Coast Title Builder Services
Reference Title Order No. 149-1185101-32
and Manny Villalobos, title officer
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Attention

Please note that this preliminary report now has an extra copy of the legal description on a separate sheet of paper. There are no
markings on the page. The idea is to provide you with a legal description that can be attached to other documents as needed.

Thank you for your support of Orange Coast Title Company. We hope that this makes your job a little easier.
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Exhibit “A”
Lot 11 in Block “Q” of Mirador Tract No. 3, in the City of Los Angeles, County of Los Angeles, State of California, as per Map on

File in book S, page(s) 84 of Maps, in the office of the County Recorder of said County.

Together with that Portion of vacated alley that would attach by operation of law, as abandoned by Resolution to vacate No. 83-21875,
recorded January 25, 1984 as Instrument No. 84-0103037, Official Records.
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oy -
Exhibit B (Revised 01-01-08)

CALIFORNIA LAND TITLE ASSCOCIATION STANDARD COVERAGE POLICY — 1990 EXCLUSIONS FROM COVERAGE
The following matters are exprezsly exchided from the coverage of this policy and the Company will not pay loss or damage, costs, attomneys' fees or expenses which arise by reason of,
1. {a} Any law, ordi or g | regulation (incheding but not limited to building of zoning laws, ordinances, or regulations) restricting, riﬁulaﬁng, prohibiting or relating (i) the occupancy, use, or enjoyment of the
land; (if) fhe character, di or location of any impr now or hereafiter erected on the land; @i}  separation in ownetship or a change in the dimensions or area of the land or any parcel of which the fand is or was &
part; or (iv) envircnmental protection, or the effect nF any violation of these laws, ordinances or governmestei regulations, except 1o the extent thet a notice of the enforcement thereof or a notice of a defect, lien, or
encumbrance resulting fram o viplation or nlle#ad violation affecting the land hes been recorded in the public records 4t Date of Policy. (b) Any governmental police power not excluded by (a) above, except 16 the extent that a
notice of the exercise thereof or notice of & defect, lien or encumbrance resulting from a violation or alleged violation affecting the lend has been recorded in the public records at Date of Palicy.
2. Rights of eminent domain unless notice of the exercise thereof has been recorded in the public records at Date of Policy, but not excluding from coverage any taking which has occurred prior to Date of Policy which would
be binding on the rights of a purchaser for value without knowledge. i X .
3, Defects, Hens, encumbrances, adverse claims or other matters: (uinwheihcr o5 not recorded in the public records at Date of Policy, but created, suffered, assumed or agreed 1o by the insured claiment; (b} not known to the
Compaty, not recorded in the public records at Date of Policy, but known 1o the insured claimant and not disclosed in writing to the Company by the insured claimant prior to the dete the insured <laimant became an insured
under this potic;y; {¢) resulting n no joss or damage 1o the insured ¢ {d) attach
hn%pnid welus for the insured mortgage or for the estate or interest insured by this ;gollcy. . !
4. Unenforceability of the ien of the nsured mortgage because of the inabifity or failure of the insured at Date of Policy, or the inability or failure of any subseguent owner of the indebtedness, to comply with the applicable
doing business laws of the state in which the [and is situated. i .
E5. Igvna]aidrty or unenforceability of the lien of the insured mortgage, or claim thereof, which arises out of the transaction evidenced by the insured mortgage and is based upon usury or any consumer credit protection or truth in
eny aw,
5, .‘\nyg claim, which arises out of the transaction vesting in the insured the estate of interest insured by this policy or the transaction creating the interest of the ingared lender, by reason of the operation of federel bankruptcy,

state insolvency or similar creditors’ rigits laws.
EXCEPTIONS FROM COVERAGE - SCHEDULE B, PART 1

This policy does not insure against loss or damage (and the Company will not pay costs, attorneys' fees or expenses) which arise by season of:

1. Taxes or assessments which are pot shown as existing kens by the records of any taxing authority thet levies taxes or assessments on real property or by the public records. Proceedings by a public agency which may result in
taxes or assegsments, or notices of such proceedings, whether or not shown

by the records of such agency or by the public records, . . i .

2. Any facts, rights, interests, or claims which are not shown by the public records but which could be ascertained by an inspection of the land or which may be asserted by persons in possession thereof.

i hing or crested sub to Date of Policy; or (e} resulting in loss or damage which would not have been sustained if the insured claimant

3.E , hens or ] or claims thereof, which are not shown by the public records. _ . )

4. Discrepancies, condlicts in boundary lines, shortage in area, encroachments, or any other facts which 2 correct survey would disclose, and which are not showm by the public records.

g. (ﬂ]‘) Unﬂinltcnted mining claims; (b) feservations of exceptions ib petents of in Acts suthorizing the issuance thereof; (c} water rights, claims or title to water, whether or not the matters excepied under {a), (b} or (c) are shown
y the public records.

CLTA HOMEOWNER'S POLICY OF TITLE INSURANCE (01/¢1/08) ALTA HOMEOWNER'S POLICY OF TITLE INSURANCE EXCLUSIONS
in addition to the Bxceptions in Schedule B, You are not insured against loss, costs, attorneys’ fees, and expenses resulting from:

L, Governmental police powes, and the existence or violation of any law or government regulation. This includes ordinances, laws and regulations concerning: a.building, b. zoning, c.Land use d. improvements o the
Land, e Land division,f, environmental protection. This Exclasion does not apply to violations or the enforcement of these matters if notice of the viclation or enforcement appears in the Pablic Records at the Policy
Date. This Exclusion does not Emit the coverage described in Covered Risk [6, 17, 18, 19 or 24

2. The failure of Your existing structures, or any part of them, to be constructed in accordance with applicable buitding codes. ‘This Exclusion dogs not apply to violations of building codes if notice of the violation
appeass in the Public Records &t the Policy Date.

3. The right to take the Land by condemning it, unless: a. a notice of exercising the right appears in the Public Records at the Policy Date; or b. the taking happened before the Policy Dase and is binding oa You if You
bought the Land without Knowing of the taking. .

4. Rigks: a. that are crested, allowed, or agreed to by You, whether o not they appear in the Public Records; b.that are Known to You at the Pelicy Date, but net to Us, unless they appear in the Public Records at the
Paolicy Date; ¢. that result in no loss to You; or d. that first occur after the Policy Date - this does not limit the coverage described in Covered Risk 7, 8.d, 22, 23, 24 or 25.

5. Failure 1o pay value for Your Title,

6. Lack of a right; a, 1o any Land outside the area specifically described and referred ¢ in paragraph 3 of Schedule A; and b. in streets, alleys, or weterways that touch the Land. This Exclusion does not limit the
coverage described in Covered Risk 11 or 2§,

LIMITATIONS ON COVERED RISKS

Your insurance for the following Covered Risks is limited on the Owner's Coverage Statement as follows:
« For Covered Risk 14, 15, 16 and 18, Your Deductible Amount and Our Maximum Dollar Limit of Liability shown in Schedule A,
The deductible amoants ard mexinam dollar limits shown on Schedule A are as follows:

Your Deductible Amount Qur Maximum Dollar Limit of Liability
Covered Risk 16: % of Policy Amount or £ (whichever is less) s
Covered Risk 13: % of Policy Amount or $ (whichever is less) 5
Covered Risk 19; % of Policy Amount or § (whichover is less) 3
Covered Risk 21; % of Policy Amount or 3 (whichever is less) H

AMERICAN LAND TITLE ASSCCIATIONRESIDENTIAL TITLE INSURANCE POLICY (6-1-87) EXCLUSIONS

In addition to the Exceptions in Schedule B, you are not insured against loss, costs, attorneys' fees, and expenses resulting from:

1. Governmental police power, and the existence or vilation of any law or government regulation. This includes buitding and mnij:rﬁiordinanccs: and also laws and regulations conceming: * land use * jmprovements on the
land * land division * environmental protection. This exclusion does not apply to victations or the enforcement of these matiers which appear in the public records at Policy Date. This exclusion does not limit the zoning
coverage described in ltems 12 and 13 of Covered Title Risks. . A

2. Theright to take the land by condemning it, unless: ®a notice of exercising the right appears in the public records *on the Policy Date *the taking heppened prior to the Pelicy Date and is binding on you if you bought the
larnd without knowing of the takinﬂ . . i R

3, Title Risks: *that are created, allowed, or agreed to by lYc_u *that are known to you, but a0t 10 vg, on the Policy Date — unless they appeared in the public records *that result in no loss to you *that first affect your title after
the Policy Date — this does not limit the labor and materiel lien coversge ins Item 8 of overed Fitte Risks

4. Failure to pay value for your title. i .

5. Lack of a right: *to any land outside the area specifically described and referred to in Item 3 of Schedule A OR *in streets, slleys, or waterways that fouch your fand. This exclusion doss not limit the access coverage in Item

5 of Covered Title Risks.
ALTA LOAN POLICY (10-17-92) WITH ALTA ENDORSEMENT-FORM 1 COVERAGE EXCLUSIONS FROM COVERAGE

The following matters are expressly excluded from the coverage of this policy and the Company will not pay loss or damage, costs, attorneys’ fees or expenses which erise by reason of:

1. (&} Any law, ordinance or govemmental regulation (including but not limited to building and zening laws, ordinances, or regulations) restricting, regulating, prohibiting or relating to (i) the occupancy, use, or

enjoyment of the Jand; {ii) the character, dimensions or Jocation of any improvement now or hereafter erected on the land; (iii) a separation in ownership or a change in the dimensions or area of the Jand or any parcel

of which the land is or was 1 part; or (iv) environment] protection, or the effect of any violation of these laws, ordinances or governmental regulations, except to the extent that a notice of the enforcement thereof or a

notice of a defect, fien or ercumbrance resutting from a viclation or alleged violation affecting the land has been recorded in the public records at Date of Policy. {b) Any governmental police power not excluded by

{a) above, except to the extent that & notice of the exercise thereof or a notice of a defect, lien or encumbrance resulting from a vialation or alleged violation affecting the tand has been recorded in the public records at

Date of Policy.

Z. Rights of eminent domein unless notice of the exercise thereof has been recorded in the public records at Date of Policy, but not excluding from coverage any taking which has otcurred prior to Date of Policy which

would be binding on the rights of a purchaser for value without knowledge. E

3. Defests, lens, encumbrances, adverse claims or other matters:(a)created, suffered, assumed or agreed 1o by the insured claimant; {bjnot known to the Company, not recorded in the public records &t Date of Policy,

but known to the insured claimant and not disclosed in writing to the Company by the insured claimant priot to the date the insured claimant became an insured under this pelicy; (c) resulting in no loss or damage to

the insured claimant; {d} attaching or created subseguent to Date of Policy (except to the extent that this policy insures the prierity of the lien of the insured morigage over any statutory lien for services, labor or

material or to the extent insurance is afforded herein as to assessments for street improvements under construction or completed at Date of Policy),or(¢) resulting in loss or damage which would rot have been sustained

if the insured claimart had paid velue for the insured mortgage.

4. Unenforceablity of the lien of the insured mortgage because of the inability or failure of the insured at Date of Policy, or the insbility or faillure of any subsequent owner of the indebtedness, to comply with spplicable doing

business laws of the state in which the fand is situated.

5. Invafidity or unenforceability of the lien of the insured mortgage, or claim thereof, which arises aut of the transaction evidenced by the insured mortgage end is based upon usury or any consumer credit protection or

truth in lending law.

6. Any statutory lien for services, lebor or meterials (or the ¢laim of priority of any statutory tien for services, labor or materials over the fen of the insured mortgage} arising from an improvement or work related to

the land which is cotracted for and commenced sobsequent 1o Date of Policy and is not financed in whole or in part by proceeds of the indebtedness secured by the insured mortgage which at Pate of Pelicy the

ingured has advanced or is obligated to advance.

7. Any claim, which arises out of the transaction ereating the interest of the mortgagee insured by this policy, by reason of the operation of federal bankruptcy, state insolvency, or similar creditors' rights taws, thatis

based on: (i) the trangaction creating the interest of the insured mortgagee being deemed a fraudulent conveyance or fraudutent transfer; or(ii) the subordination of the interest of the insured mortgagee as a result of the

application of the doctrine or equitable subordination; or(iii) the ion creating the interest of the insured mortgagee being deemed a preferential transfer except where the preferential transfer results from the

failure:(a)to timely record the instrument of transfer; or{b}  of such recordation to impart notice to a purchaser for value or a judgerment or lien <reditor. The above policy form may be issued to efford either Standard

Coverage or Extended Coverage. In addition to the above Exclusions from Coverage, the Exceptions from Coverage in a Standard Coverage policy will aiso include the following Exceptions from Coverage:
EXCEPTIONS FROM COYERAGE

This policy does not insure against loss or damage (and the Company will not pay costs, attorneys' fees or expenses) which arise by reason of:

I.Taxes or assessments which are not shown as existing liens by the records of any taxing authority that levies taxes or assessments on real property or by the public records.

Procesdings by & public zgency which may result in taxes or assessments, or notices of such procesdings, whether or not shown by the recerds of such agency or by the public records.

2, Ary facts, rights, interests or claims which are not shown by the public records but whick could be ascertained by an inspection of the land or whick may be asserted by persons in possession thereof,

3.E , liens or brances, or claims thereef, not shown by the public records.

4 Discrepancies, conflicts in boundary lines, shortage in area, encroachments, or any cther facts which a correct survey would disclose, and which are not shown by the public records,

5.(2) Unpatented mining claims; (b} reservations or exceptions in patents or in Acts authorizing the issuance thereof, (¢} water rights, claims or titte to water, whether or nat the matters excepted under (a), (b} or (c) are
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shown by the public records.

2006 ALTA LOAN POLICY (06-17-06) EXCLUSIONS FROM COVERAGE
“The following matiers are expressly excluded from the coverage of this policy, and the Company will not pay Joss or damage, costs, attorneys' fees, or expenses that arise by reason of:
1. (a) Any iaw, ordinance, permit, or governmental regulation (including those relating to building and zoning) restricting, regulating, prohibitiag, or relating to: (i) the occupancy, use, or enjoyirent of the Land, (if)
the character, dimensions, or location of any improvement erected on the Land, (ifi) the subdivision of land; or IV} environmental protection;or the effect of any violation of these laws, ordinences, o governmental
regulations. This Exchision 1(a} does not modify or imit the caverage provided under Covered Risk 5. (b} Any governmental pofice power, This Exclusion 1(b) dees not madify or limit the coverage provided under
Covered Risk 6.
2. Rights of eminent domain. This Excluston does nat modify ar limit the coverage provided under Covered Risk 7 or B.
3. Defects, liens, encumbrances, adverse ¢laims, or other matters: (a) created, suffered, 2ssumed, or agreed to by the Insured Claimant, {(b) not Known to the Company, not recorded in the Public Records at Date of
Palicy, but Known to the Insared Claimant and not disclosed in writing $o the Company by the Insured Claimant prior to the date the Insured Claiment becarne an Insured under this polisy;(c} resulting in no loss or
damage to the Insured Claimant; (d) attaching or created subsequent to Date of Policy (however, this does not modify or limit the coverage provided under Covered Risk 11, 13, or 14); or (€) resulting iz loss or
damage that would not have been sustained if the Insured Claimant had paid value for the Insured Morigage.
4. Unenforceahility of the lien of the Insured Mortgage because of the inability or failure of an Insured f¢ comply with applicable doing-business laws of the state where the Land is situated.
5. Invalidity or unenforcesbility in whole or in part of the lien of the Insured Mortgage that arises out of the transaction evidenced by the Insured Mortgage and is based upon usury or any consumer credit protection or
truth-in-fending law.
6. Any claim, by reason of the operation of federal bankruptcy, state insolvency, or similar creditors’ rights Jaws, that the transaction creating the lien of the Insured Mortgage, is: (a) a fraudulent conveyance or
fraudulent transfer, or (b) a preferential transfer for any reason not stated in Covered Risk 13(b) of this policy.
7. Any licn on the Title for real estate taxes or imposed by gover | authority and created or attaching between Date of Policy and the date of recording of the Insured Mortgage in the Public Records.
This Exclusion does not modify or limit the coverage provided under Covered Risk 11(b). The sbove policy form may be issued ¢o afford cither Standard Coverage or Extended Coverage. In addition to the above Exclusions
from Coverage, the Exceptions frem Coverage in a Standaré Coverage policy will ajso inclade the following Exceptions from Coverage:

EXCEPTIONS FROM COVERAGE

‘This policy does not insure against loss or damage {and the Company will not pay costs, attorneys® fees or expenses) that arise by reason of.
1. {a) Taxes or assessments that ar¢ not shown as existing liens by the records of any taxing authority that levies taxes or assessments on real property or by the Public Recards; (b) proceedings by a public agency
that may resuls in taxes or asscssments, or aotices of such proceedings, whether or not shown by the records of such ageney or by the Public Records.
2. Any facts, rights, interests, or ¢laims that are not shown by the Public Records but that could be ascertained by an inspection of the Land or that may be ssserted by persons in possession of the Land.
1. B , liens or brances, or claims thereof, not shown by the Pubfic Records.
4. Any encroachment, encumbrance, violation, variation, or adverse circumstance affecting the Title that would be disclosed by an accurate and complete Jand survey of the Land and not shown by the Public Records.
5. (r) Unpatented mining claims; {b) reservations or exceptions in patents or in Acts authorizing the issuance thereof, (c) water rights, claims or title to water, whether or not the matters excepted under {a), (b}, or {c} are shown
by the Public Records.

ALTA OWNER'S POLICY (10-17-92) EXCLUSIONS FROM COVERAGE

The following matters are expressiy ¢xcluded from the coverage of this policy and the Company will not pay loss or damage, costs, attorneys' fees or expenges which arise by reason of:

1. (2) Any law, ordirance or gover | reg {incfuding but not limited to building and zoning faws, ordi or regulations) restricting, regulating, prohibiting or relating to {i) the ocoupency, use, of enjoyment of
the land; (i) the character, dimensions or location of any improvement now or hereafter erected on the Jand; (iii) a separation in ownership or a change in the dimensions or arca of the land or any parcel of which the land is or
was a part; or (iv} environmental protection, or the effect of any viotation of these laws, ordi or go | regulations, excepl to the extent that a notice of the enforcement thereof or a netice of a defect, lien or

encumbrance resstting from a violation or alleged violation affecting the kand hias been recorded in the public records at Date of Policy. (b) Any govemmental police power not exchided by (a) sbove, except to the extent that a
notice of the exercise thereof or a notice of a defect, lien or encumbrance resulting from a violation or alleged violation affecting the land has been recorded in the public records at Date of Policy.

2. Rights of eminent domaia unless notice of the exercise thereof has been recorded in the public records at Date of Policy, but not excluding from coversge any taking which has oceursed prior $o Date of Policy which
would be binding on the rights of a parchaser for value without knowledge.

3. Defects, Eens, encumbrances, adverse ¢laims or other matters: (a) created, suffered, assumed or agreed to by the insured cleimust;(b) not known to the Company, not recorded in the pubiic records at Date of Policy,
but known Lo the insured claimant ané not disclesed in writing to the Company by the insured claimant priof to the date the insured claimant became an insured under this policy;(¢)resulting in no loss or damage to the
insured claimant; (d) sttaching or crested subsequent to Date of Policy; or{e) resulting in loss or damage which would not have been sustained if the insured claimant had paid value for the estate or interest insured by
this policy.

4, Any claim, which arises put of the transaction vesting in the insured the estate or interest insured by this policy, by reason of the operation of federal bankruptcy, state insolvency, or sirnifar creditors' rights laws, that
is haged on: (i) the transastion creating the estate or interest insured by this policy being deemed a fraudulent conveyance or fraudulent tracsfer; or (ji) the transaction creating the estate or interest insured by this policy
being deemed a preferential transfer except where the preferential transfer results from the failure: (a} to timely record the instrument of transfer; or (b) of such recordation to impart notice 16 8 purchaser

for value or a judgement or lien creditor. The above policy form reay be issued to afford either Standard Coverage or Extended Coverage. In addition to the above Exclusions frem Coverage, the Exceptions from

Coverage in a Standard Coverage Policy will also include the following Exceptions from Coverage:

EXCEPTIONS FROM COVERAGE
This policy does not insure against loss or damage (and the Compary will not pay costs, attorneys' fees or expenses) which arise by reason of:
1. Taxes or assesseoents which are not shown as existing liens by the records of any taxing authority that levies taxes or assessments on real propesty or by the public records. Proceedings by a public agency which
may vesult in taxes or assessments, of notices of such procesdings, whether or not shown by the records of such agency or by the pubfic records,
2. Any facts, rights, interests or ciaims which are not shown by the public records but which couid be ascertained by an inspection of the land or which may be asseried by persons in possession thereof.
3. Easements, liens or encumbrances, or claims thereof, which are not shown by the publc records.
4. Discrepancies, confficts in boundary kines, shortage in arca, encroachments, or any other facts which a correct survey would disclose, and which are not shown by the public records.
5. {a} Unpatented mining claims; (b} reservations or exceptions in patents or in Acts authorizing the jssuance thereof, (c) water rights, claims or title to water, whether or not the matters excepted under (a), (b) or (¢}
are shown by the public records.
2006 ALTA OWNER'S POLICY (06-17-06) EXCLUSIONS FROM COVERAGE
The following matters are expressly excluded from the coverage of this policy, and the Company will not pay loss or damage, costs, attorneys' fees, or expenses that arise by reason oft
1. {a) Any law, ordinance, permit, or governmental regulation {including those relaﬁnig to building and zoning} restricting, regulating, prohibiting, or relatingto . . . 3
(i} the occupancy, s, ot cojoyment of the Land; (ii) the character, dimensions, or lovation of any improvement aract_ed on the LancE {iii) the subdivision of land; or {iv} environmental jla_ro_tecuon; or the effect of any violation
of thess laws, ordi 5, Of B0 | lations. This Exclusion 1{a)does aot medity or limit the coverage provided under Covered Risk 5. (b} Any governmental police power. This Exclusion i(b} does not modify or
limit the coverage provided under Covered Risk 6. . 3 . .
2. Rights of emsnent domein. This Exchugion does not modify or limit the onvem%e provided under Covered Risk 7 or 8. .
3. Defects, liens, encumbrances, adverse claims, ot other matiers (a) created, suffered, assumed, or agreed 10 by the Insured Claimant; (b} not Known to the Comfan , ot recorded in the Pubfic Records at Date of Policy, but
Known to the Insured Claimant and not disclosed in writing to the Company it:gr the Ensured Ciaimant prior to the date the Insured Claimant became an Insured under thig poiﬂr;_(c) resulting in no toss or damage te the Insured
Claimant; g}) am}ing or created subsequent to Date of Policy (however, this does not modify or limit the coverage provided under Covered Risk © and 10); or (e) resulting in loss or damage that waould not have been
if the Insure

sustained Claimant had paid value for the Title. . . : . . . .

4. Any claim, by Teason of the operation of federal bankruptoy, state insolvency, or similar creditors’ tights laws, that the transaction vesting the Title 25 shown in Schedule A, is (a) a fraudulent convey or fraudul
transfer; or (b) a preferential transfir for any reason not stated in Covered Risk 9 of this policy. : . . )
5. Any Tien on the Title for real estate taxes or imposed by gover | suthority and created or attaching between Date of Policy and the date of recording of the deed or other instrument of transfer in the Public

Records tha vests Title as shown in Schedule A, The above policy form may be issued to afford either Standard Coverage or Extended Coverage. In addition to the above Exclusions from Coverage, the Exceptions from
Coverage in a Standard Coverage policy will afso include the following Exceptions from Coverage:

. EXCEPTIONS FROM COVERAGE
This policy does not insure against loss or damage (and the Company will not pay costs, attorneys” fees or expenses) that arise by reason of:
1. () Taxes or assessments that are not shown as existing liens by the records of any taxing suthority that levies taxes or assessments on real propetty or by the Public Records; (b} proceedings by a public agency that
may result in taxes or assessments, of notiees of such proceedings, whether or not shown by the records of such agency or by the Pubkc Records.

2. Any facts, tights, interests, or claims that &r¢ not shown in the Public Records but that could be ascertained by an inspection of the Land or that may be ¢ by p iap ion of the Land.

3, Easements, liens or encumbrances, or claims thereof, not shown by the Public Records.

4, Any encroachment, encumbrance, violation, varistion, or adverse circumstance affecting the Title that woutd be disclosed by an acourate and compiete land survey of the Land and that are not shown by the Public
Records.

5. (2) Unpatentad mining claims; (b) reservations or exceptions in patents or in Acts authorizing the issuance thereof: {¢) water rights, claims or title to water, whether or not the matters excepted under (a), (b), or

(c) are shown by the Public Records.
ALTA EXPANDED COVERAGE RESIDENTIAL LOAN POLICY (10/713/01}EXCLUSIONS FROM COVERAGE

The followibg matters are expressly excluded from the coverage of this pelicy and the Company will not pay loss or damage, costs, atiomeys fees or sxpenses which arise by reason of*
t. (a) Any law, ordi oF govet al lation (including but not limited to building and zoning laws, ordinances, or regulations) restricting, regulating, prohibiting or relating to (i) the accupancy, use, or enjoyment of
the Land; {ii} the character, dimensions of location of any improvement now or hereafter erected on the Land; (iii} 2 separation in ownership or a change in the dimensions or areas of the Land or any parcel of which the Land is
or was a part; or (iv) environmental protection, or the effect of any violation of these laws, ordi oF gover | regulations, except to the extent that $ notice of the enforcement thereof or a notice of a defect, Een or
encumbrance resulting from a violation or alleged violation affecting the Lané has been recorded in the Public Records at Date of Policy. This exclusion does not limit the coverage provided under Covered Risks 12, 13, 14, and-
16 of this policy.(h) Any governmental police power not excluded by (g) above, except to the extent that a notice of the &xercise thereof or & notice of a defect, Fen or encumbrance resulting from 2 viclation or alleged violation
affecting the Land has been recorded in the Public Records at Date of Policy, This exclusion does nof lirit the coverage provided under Covered Risks 12, 13, 14, and 16 of this policy.
2. Rights of eminent domain unless notice of the exercise thereof has been recorded in the Public Records at Date of Policy, but not excluding from coverage any taking which has oceurred prior to Date of Policy
which would be binding on the rights of a purchaser for value without Knowledge,
3 Defects, liens, encutnbrances, adverse claims or other matters;(a) created, suffared, assumed or agreed ta by the Insured Claimant; (b} sot Xnown to the Company, not recorded in the Public Records at Date of
Policy, but Known to the Ensured Claimant and not disclosed in writing to the Comspany by the Insured Claimant prior to the date the Insured Claimant became an Insured under this policy;(c) resulting In no loss or
dernage to the Insured Claimant;(¢} hing or ereated subsequent 1o Date of Policy (this paragraph does not fimit the coverage provided under Covered Risks 8, 16, 18, 19, 20, 21, 22, 23, 24, 25 and 26},
or{e)resulting in loss or damage which would not have been sustained if the Insured Claimant had paid value for the Insured Mortgage.
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4, Unenforceability of the lien of the Insured Mortgage because of the inability or failure of the Insured at Date of Policy, or the inability or failure of any subsequent owner of the indebtedness, to comply with
applicable doing business laws of the stete in which the Land is situsted.

5. Imvalidity or unenforgesbility of the lien of the Insured Mortgage, or claim thereof, which arises put of the transaction evidenced by the Insured Mortgage and is based upon usury, except as provided in Covered
Risk 27, or any consumer credit protection or truth in lending law.

6. Real property taxes or ts of any gov al authority which become a lien on the Land subsequent to Date of Policy. This exctusion does not limit the coverage provided under Covered Risks 7, &(e)
and 26,

7. Any chaim of invalidity, unenforceabitity or Yack of priotity of the lien of the Insured Morigage as to advances or modifications made after the insured has Knewledge that the vestes shown in Schedule A is no
longer the owner of the estate or interest covered by this policy. This exclusion does not limit the coverage provided in Covered Risk 8,

8 Lack of priority of the lien of the Insured Mortgage as to each and every advance made after Date of Policy, and all interest cherged thereon, over liens, encumbrances and other metters affecting the sitle, the
existence of which are Known to the Insured st:(a} The time of the advance; or(b) The time a modification is made to the terms of the Insured Mortgage which changes the rate of interest charged, if the rate of Interest
is greater ag a result of the medification than it would have been before the modification. This exclusion dozg not limit the coverage provided in Covered Risk 8.

4. The failure of the residential structure, or any portion thereof to have been constructed before, on or after Date of Policy in accordance with applicable building codes. This exciusion does not apply to vmlalmns of
building cedes if notice of the violation appears in the Public Records at Date of Policy.
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Orange Coast Title Company
PRIVACY POLICY

We Are Committed to Safegnarding Customer Information

In order to better serve your needs now and in the future, we may ask you to provide us with certain information. We understand that
you may be concerned about what we will do with such information — particularly any personal or financial information. We agree that
you have a right to know how we will utilize the personal information that you provide to us. Therefore, we have adopted this Privacy
Potlicy to govemn the use and handling of your personal information.

Applicability
This Privacy Policy govemns cur use of the information which you provide to us. It does not govern the manner in which we may use

information we have obtained from any other source, such as information obtained from a public record or from another person or
entity.

Types of Information
Depending upon which of our services you are utilizing, the types of nonpublic personai information that we may collect include:

e Information we receive from you on applications, forms and in other communications to us, whether in writing, in person,
by telephone or any other means.

s Information we receive from providers of services to us, such as appraisers, apFraisal management companies, real estate
agents and brokers and insurance agencies (this may include the appraised value, purchase price and other details about
the property that is the subject of your transaction with us).

e Information about your transactions with us, our Affiliated Companies, or others; and

+  Information we receive from a consumer reporting agency.

Use of Informaiion

We re?uest infurmation from yo: for our own legitimate business purposes and not for benefit of any nonaffiliated party. Therefore,
we will not release your informaiicn to nonaffiliated Earties except: (1) as necessary for us to provide the product or service you have
requested of us; or (2) as permitted by law. We may, however, store such information indefinitely, including the period after which any
custlomer relationship has ceased. Such information may be used for any internal purpose, such as quality control efforts or customer
analysis.

Former Customers
Even if you are no longer our customer, our Privacy Policy will continue to apply to you.

Confidentiality and Security

We will use our best efforts to ensure that no unauthorized parties have access to any of your information. We restrict access to
nonpublic personal information about you to those individuals and entities who need to know that information to provide products or
services to you. We will use our best efforts to train and oversee our employees and a%ents to ensure that your information will be
handled responsibly and in accordance with this Privacy Policy. We currently maintain physical, electronic, and procedural safeguards
that comply with federal regulations to guard your nonpublic personal information.

Opting Out

We may also share the information we collect about you within our family of companies (our “Affiliated Companies™). We may also
provide this information to companies that perform marketing or other services on our behalf, or on behalf of our Affiliated Companies
{“Service Providers™). However, we will not share this information with our Affiliated Companies or our Service Providers if you
choose to opt out, in writing. To opt out, please use the form entitled “Request Not to Share Nonpublic Personal Information”, which
is attached hereto. This form provides instructions on how to request us not to share information with third parties.

Please be aware that Orange Coast Title Com%any and its Affiliated Companies maintain high standards to safeguard nonpublic,

personal_infonnation, and do not rent or sell such information. Please note, however, that unless you opt out in writing, our Affiliated
Companies and Service Providers will have access to the information in our files.

Other Important Information

We reserve the right to modify or supplement this Privacy Policy at any time. If our Privacy Policy changes, we will provide the new
Privacy Policy and the ability to opt out (as required by law) before the new policy becomes effective.
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REQUEST NOT TO SHARE NONPUBLIC PERSONAL INFORMATION

Please read the following information carefully.

Orange Coast Title Company may share nonpublic, personal information we collect about you within our family of companies (our
“Affiliated Companies™). We may also provide this information to companies that perform marketing or other services on our behalf,
or on behalf of our Affiliated Companies (*Service Providers”). By sharing this information, we can better understand your service
needs. We can then send you notification of new products and services offered by Orange Coast Title Company, its Affiliated
Companies or its Service Providers that you may not otherwise know about,

However, you may prohibit the sharing of non-public personal information within our Affiliated Companies, or with any third parties at
any time. If you would like to limit disclosures of non-public, personal information about yon as described herein, please check the
appropriate box or boxes to indicate your privacy choices, and return this form to us at the address below.

Please do not share personal information about me with non-affiliated third parties,

Please do not share personal information about me with any of vour Affiliated

Companies except as necessary to effect, administer, process, service or enforce a

transaction requested or authorized by me,

Please do not contact me with offers of products or services by mail.

Please do not contact me with offers of products or services by e-mail.

Please do not contact me with offers of products or services by telephone.

Name Company Name
Address Address

City, SFate, Zip City, Sta;te, Zip
Phone Number Phone Number
E-mail address E-mail address

Orange Coast Title Company

3536 Concours Drive, Suite 120
Ontario, CA 91764
909-987-5433
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Order No. 140-1185103-32

Orange Coast Title Company

3536 Concours Drive, Suite 120
Ontario, CA 91764
909-987-5433

L] L PRELIMINARY REPORT l
City of Los Angeles Housing Dept

1200 W. 7th Street, 9th Floor

Los Angeles, CA 90017

Attention: Jimmy Newsom Your no.: TS100032

Property address: 851 W 81st St, Los Angeles, CA 90044 Order no.: 140-1185103-32

Dated: July 26, 2010

In response to the above referenced application for a policy of title insurance, Orange Coast Title Company hereby reports that it is
prepared to issne, or cause to be issued, as of the date hereof, a policy or policies of title insurance describing the land and the estate or
interest therein hereinafter set forth, insuring against loss which may be sustained by reason of any defect, lien or encumbrance not
shown or referred to as an exception below or not excluded from coverage pursvant to the printed Schedules, Conditions and
Stipulations of said policy forms.

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

Flease read the exceptions shown or referred to below and the exceptions and exclusions set forth in Exhibit B of this report
carefully. The oxceptions and exclusions are meant to provide you with notice of matters, whick are not covered ander the
terms of the title insurance policy and should be carefully considerad.

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

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

Dated as of July 16,2010 at 7:30 AM

Manny Villalobos, Title Officer
Ph: 909-987-5433

Email: mannyvi@octitle.com
Fax: 909-297-2547

The form of policy of title insurance contemplated by this report is:
C.L.T.A. Standard Coverage Policy - 1990 (Owners Policy or Joint Protection)
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Order No. 140-1185103-32
SCHEDULE “A”

The estate or interest in the land hereinafter described or referred to covered by this report is;

A fee.

Title to said estate or interest at the date hereof is vested in:

City of Los Angeles.

The land referred to in this report is situated in the County of Los Angeles, State of California, and is described as follows:

Lot 132 of Sannyside Park Addition, in the City of Los Angeles, County of Los Angeles, State of California, as per map recorded in
Book 4, Page 198 of Maps, in the office of the County Recorder.

Assessor’s Parcel Number(s): 6032-003-018
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Order No. 140-1185103-32
SCHEDULE “B”

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

1 General and Special taxes for the fiscal year 2010-2011, including any assessments collected with taxes. A lien not yet
payable.

First installment due and payable November 1, 2010, delinquent if not paid by 12/10/10
Second installment due and payable February 1, 2011, delinquent if not paid by 4/10/11

2 The following taxes have all been paid and are reported for proration purposes only. Generzal and Special taxes for the fiscal
year 2009-2010. '
Total amount $923.33
1st installment £491.67
2nd installment $481.66
Code area 00212
Parcel No. 6032-003-018
Exemption $202,350
3 The Lien of supplemental taxes if any, assessed purswant to the provisions of section 75,et seq of the revenue and taxation

code of the state of California

4 An instrument, upon the terms and conditions contained therein
Entitled: Notice of Building(s), Structure(s), or Premises Placed into the REst Escrow Account
Program (Reap)
Recorded: March 21, 2008 as Instrument No. 2008-0494348, Official Records.
5 "NOTE: Please be advised that our search did not disclose any open Deeds of Trust of record. If you should Have knowledge

of any outstanding obligation, please contact your title officer immediately for further review".

6 Rights of parties in possession of said land by reason of unrecorded leases, if any. Please forward said leases for our
examination.

End Schedule B
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Order No. 140-1185103-32
“NOTE

S AND REQUIREMENTS SECTION”

Noie No, 1

California Revenue and Taxation Code Section 18662, effective January 1, 1994 and by amendment effective January 1, 2003,
provides that the buyer in all sales of California Real Estate may be required to withhold 3 and 1/3% of the total sales price as
California State Income Tax, subject to the provisions of the law as therein contained.

NOTE NO. 2 PAYOFF INFORMATION:

Note: this company does require current beneficiary demands prior to closing.
If the demand is expired and a correct detnand cannot be obtained, our requirements will be as follows:

A. If this company accepts a verbal update on the demand, we may hold an amount equal to one monthly mortgage payment. The
amount of this hold will be over and above the verbal hold the lender may have stipuiated.

B. If this company cannot obtain a verbal update on the demand, will either pay off the expired demand or wait for the amended
demand, at the discretion of the escrow.

C. In the event that a payoff is being made to a servicing agent for the beneficiary, this company will require a complete copy of
the servicing agreement prior to close.

Note No. 3

If this company is requested to disburse funds in connection with this transaction, chapter 598, statutes of 1989 mandates hold periods
for checks deposited to escrow or sub-escrow accounts. The mandatory hold is one business day after the day deposited. Other checks
require a hold period from three to seven business days after the day deposited.

Notice Regarding Your Deposit of Funds

California Insurance Code Sections 12413 ef. Seq. Regulates the disbursement of escrow and sub-escrow funds by title companies. The
law requires that funds be deposited In the title company escrow and sub-escrow accounts and be available for withdrawal prior to
disbursement. Funds deposited with the Company by wire transfer may be disbursed upon receipt. Funds deposited with the Company
via cashier’s checks drawn on a California based bank may be disbursed the next business day after the day of deposit. If funds are
deposited with by other methods, recording or disbursement may be delayed. All escrow and sub-escrow funds received by the
Company will be deposited with other funds in one or more non-interest bearing escrow accounts of the Company in a financial
institution selected by the Company. The Company and/or its parent company may receive certain direct or indirect benefits from the
financial institution by reason of the deposit of such funds or the maintenance of such accounts with the financial institution, and the
Company shall have no obligation to account to the depositing party in any manner for the value of, or to pay such party, any benefit
received by the Company and/or its parent Company. Those benefits may include, without limitation, credits allowed by such financial
institution on loans to the Company and/or its parent company and earnings on investments made on the proceeds of such loans,
accounting, reporting and other services and products of such financial institution. Such benefits shall be deemed additional
compensation of the Company for its services in connection with the escrow or sub-escrow. If funds are to be deposited with Orange
Coast Title Company by wire transfer, they should be wired to the following bank/account;

Wiring Instructions for This Office:

Citizens Business Bank
301 Vanderbilt Way
San Bernardino, CA 92408
Account No. 245121776
ABA 122234149
Credit to the account of Orange Coast Title Builder Services
Reference Title Order Neo, 140-1185103-32
and Manny Viilalobos, title officer
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Order No. 140-1185103-32
Attention '

Please note that this preliminary report now has an extra copy of the legal description on a separate sheet of paper. There are no
markings on the page. The idea is to provide you with a legal description that can be attached to other documents as needed,

Thank you for your support of Orange Coast Title Company. We hope that this makes your job a little easier.
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Order No. 140-1185103-32
Exhibit “A”

Lot 132 of Sannyside Park Addition, in the City of Los Angeles, County of Los Angeles, State of California, as per map recorded in
Book 4, Page 198 of Maps, in the office of the County Recorder.
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Order No. 140-1185103-32

Exhibit B (Revised 01-01-08)
CALIFORNIA LAND TITLE ASSOCIATION STANDARD COVERAGE POLICY — 1990 EXCLUSIONS FROM COVERAGE

The following matters are expressiy excluded from the coverage of this policy and the Company will not pay loss or damage, costs, atlorneys’ fees or expenses which arise by reason of:

1. (a) Any faw, ordinance or gov | regulation (including but not limted to bui]dlng or zoning laws, ordinances, or regulations) restricting, r:ﬁular,ing, prohibiting or 1elating (i} the occupancy, use, or erfoyment of the

land; (i) the character, dimensions or focation of any improvement now or hereafter erected on the land; (iii} a separation in ownership or & change in the dimensions of area of the land or any parcel of which the land is or was a

past; or {iv) snvironmental protection, or the effect of any violation of these laws, ordinances or governmental regulstions, except 1o the extent that a notice of the enforcement thereof or a notice of a defect, lien, or
) regulting from @ violation or a]l;ged vialation affecting the land fras been recorded in the public records at Date of Policy. (b} Any governmental police power oot excluded by (a) above, #xcept to the extent thata

notice of the exercise thereof or notice of a defest, lien or encumbrance resaiting from a violation or alieged violation sffecting the fand fias been recorded in the public records at Date of Policy.

2, Rights of eminent domain unless natice of the exercise thereof has been recorded in the public records at Date of Policy, but not excluding from coverage any taking which has occurred prior to Date of Policy which would

be binding on the rights of a purchaser for value without knowledge. 3 .

3. Defects, liens, encumbrances, adverse claims or other matters: {2) whether or not recorded in the gublsc records at Date of Policy, but created, suffered, assumed or agreed 1o by the insured claimant; {b) not known to the

Company, not recorded in the public records at Date of Policy, but known to the insured claimant and not disclosed in writ.inito the Company by the insured claiment pror to the date the insured claimant became an insured

under this policy, {c) resulting in no loss or damage 1o the insured claimant; (d) attaching or created subsequent to Date of Policy; or (¢} resultiog in loss or damage which would pot have been sustained if the insured claimant

bad paid value%r he insur nmrtﬁnge or for the estate or interest insured by this policy. ) i .

4, Unenforceability of the lien of the ingured morigage because of the inebility or failure of the insured at Date of Policy, or the inability or failure of any subsequent owner of the indebtedness, to comply with the applicable

doing business Iaws of the state in which the land is situated. . . . .

I5. I;vuli]d.ity ar unenforceability of the lien of the insured mortgage, or claim thereof, which arises out of the transaction evidenced by the insured mortgage and is based upon usury or any consumer credit protection or truth in

eading law.

6. J\’m_',"g ‘claim, which arises out of the transaction vesting in the insured the estate of interest insured by this pelicy or the transaction creating the interest of the insured lender, by reason of the operation of federal bankruptcy,

state insolvency oz simitar creditors’ rights laws.
EXCEPTIONS FROM COVERAGE - SCHEDULE B, PART 1
This policy does not insure against loss or damage {and the Company will niot pay costs, attorneys' fees or expenses) which arise by reason of:
1. Taxes or assessments Mu?tﬁamare not shown as existing liens by the records of dny taxing suthority that levies texes or assessments on zeal property or by the public records. Proceedings by a public agency which may result in
faxes or assessments, or notices of such proceedings, whether or not shown
by the records of such agency or by the public records.
2. Any facts, rights, interests, or claims whigh are not show'n by the public records but which could be ascertained by an inspection of the land or which may be asserted by persons in possession thereof,
3, Easements, liens or encumbrances, or cleims thereof, which are not shown by the public records.
4. Discrepancies, conflicts int dury lines, shortage in area, encroachments, or any other facts which a correct survey would disclose, and which are not shown by the public records.
55, . (t:a) Un %tented ;:;sining claims; (b) feservations or exceptions in patents or in Acts authorizing the issuance thereof;?;:) water rights, claims or title to water, whether or not the matters excepted under (a}, (b) or (c) are shown
y the public records.
CLTA HOMEOWNER'S POLICY OF TITLE INSURANCE (01/01/08) ALTA HOMEQOWNER'S POLICY OF TITLE INSURANCE EXCLUSIONS
In eddition to the Exceptions in Schedule B, You are not insured against loss, costs, attorneys' fees, and expenses resulting from:
1. Governmental police power, and the existence or violation of any Jaw or government regulation. This includes ordinances, laws and regulations concemning: s.building, b. zoning, c.Land use d. improvements on the
Land, e Land division,{. environmental protection. This Exclusion does not apply to viofations or the enforcement of these matters if netice of the violation or enforcement appears in the Public Records at the Policy
Date. ‘This Exclusion does not limit the coverage described in Covered Risk 16, 17, 18, 19 or 24,
2. The failure of Y our existing stractures, or any part of them, to be constructed in sccordance with applicabl buiiding codes. This Exclusion does not apply to violations of building codes if notice of the violation
appears in the Public Records at the Policy Date,
3. The right to take the Land by condemning i, ucicss: a. a notice of exerciging the right appears in the Pubfic Records at the Poficy Date; or b. the taking happened before the Policy Date and is hinding on You if You
bought the Land without Knowing of the taking.
4. Risks: a. that are creeted, allowed, or agreed 10 by You, whether or not they appear in the Public Records; b.that ere Known to You at the Policy Date, but not 1o Us, unless they appear in the Public Records at the
Policy Date; ¢. that result it: no loss to You; or d, that first occur after the Pelicy Date - this does not limit the coverage described in Covered Risk 7, 8.4, 22, 23, 24 or 25.
5. Failure 4o pay value for Yout Title.
6. Lack of a right: a. 1o any Land outside the area specificatly described and referred to in paragraph 3 of Schedule A; and b. in strests, alleys, or waterways that touch the Land. This Excfusion does not limit the

o ¢ descrived in Covered Risk 11 or 21.
l LIMITATIONS ON COVERED RISKS

Your insurance for the following Covered Riske is limited on the Gwnesr’s Covernge Statement as follows:
« For Covered Risk 14, 15, 16 and 1%, Your Deductible Amount and Our Maximun: Drollar Limit of Liability shown in Schedule A,
The deductible amounts and maximum doller fimits shown on Schedule A are as follows:

Your Deductible Amount Quz Maxienum Dollar T i of Lichility
Covered Risk 16: % of Policy Amount er § (whichever is less) 3
Coversad Risk 13: % of Policy Amount er § (whichever is less) s
Covered Risk 19: % of Policy Amount or 3 (whichever is less) 3
Covered Rigk 2% % of Policy Amount or § (whichever iy less) s

AMERICAN LAND TITLE ASSOCIATIONRESIDENTIAL TITLE INSURANCE POLICY (6-1-87) EXCLUSIONS

In addition to the Exceptions in Schedule B, you are not insured against loss, costs, artorneys’ fees, and expenses resulting from:

1. Governmentat police power, and the existence or violation of any law or go ent regulation. This i building and zoning ordinances and also laws and regulations concerning: * Jand use * improvements on the
land * land division * environmental protection, This exclusion does not apply to violations or the enforcement of these matters which appear in the public records at Policy Date. This exclusion does not limit the zoning
coverage described in Jtems 12 and 13 of Covered Title Risks, L

2. The right to take the land by condemning it, unless; *a notice of exercising the right appears in the public records *on the Policy Date *the taking kappened prior to the Pelicy Date and is binding on you if you bought the

land without knowing of the tnkl:ﬁ ) ] )
3. Titte Risks: *that are created, allowed, or agreed to by ai/uu *that are known to you, but not 10 us, on the Policy Date -- unless they appeared in the public records “that cesult in no Joss 10 you *that first affect your title after
the Policy Date — this does not limit the febor and material lien coverage in Item 8 of Covered Titks Risks

4. Failure to pey value for your title, i

5. Luck of a right: “to 2ny land outside the area specifically deseribed and referred to inTtem 3 of Schedule A OR *in streets, alleys, or waterways that touch your land. This exclusion does not limit the access coverage in Item

5 of Covered Titte Risks. :
ALTA LOAN POLICY (10-17-92) WITH ALTA ENDORSEMENT-FORM 1 COVERAGE EXCLUSIONS FROM COVERAGE

The following matters are expressly excluded from the covernge of thik policy and the Company will not pay loss or damage, costs, atiorneys” fees or expenses which arise by reason of:

1. (8} Any law, ordinance or govemmental regulation (including but not limited to building and zoaing laws, ordinances, or regulations) resiricting, regulating, prohibiting or relating to (i) the occupancy, use, or

enjoyment of the land; (ii} the character, dimensions or location of any improvement now or hereafter erected on the land; (jii) a separation in ownership or a change in the dimensions or asea of the land or any parce

of which the Jand is or was a part; or (iv) environmental protection, or the effect of any violation of these laws, ordinances or governmental regulations, except 10 the extent that a notice of the enforcement thereof or a

notice of a defect, lien or encumbrance resulting from a violation or alleged violation affecting the land has been recorded in the public records at Date of Policy. () Any governmental police power not excluded by

{#) sbove, except to the extent that & notice of the exercise thereof or a notice of a defect, lien or encumbrance resulting from a violation ot alleged viclation affecting the land has been recorded in the public records at

Date of Policy.

2. Rights of eminent domain unless notice of the exercise thereof hag been recorded in the public records at Date of Policy, but not excluding from coverage any taking which has ocourred prier to Date of Policy which

would be binding on the rights of a purchaser for velue without knowledge.

3. Defects, liens, encumbrances, adverse claims or other matters:(a)crented, suffered, assumed or agreed to by the insured claimant; (b}not known to the Company, not recorded in the public records at Date of Policy,

but known to the insured claimant and not disclosed in writing to the Company by the insured <laimant prior to the date the insured claimant became an insured under this policy; (c) resulting in no Joss or damage to

the insured claimant; {d) attaching or created subsequent to Date of Policy {except to the extent that this policy insures the priority of the lien of the insured mortgage over any statutary lien: for services, labor or

material or 1o the extent insurance is afforded herein as to ts for street impro under construction or completed at Date of Pelicy);or(e) resulting in loss or damage which would rot have been sustained

if the ingured caimant had paid vatue for the insured mortgage.

4, Unenforceability of the lien of the insured mortgage because of the inability or failure of the insured at Date of Policy, or the inabifity or fatiure of any subsequent owner of the indebtedness, to comply with applicable doing

business laws of the state in which the land is situated. '

5. Invalidity or unenforceabiliy of the lien of the insured mortgage, or ¢laim thereof, which arises out of the transaction evidenced by the insured mortgage and is based upon asury or any consumer credit protection or

truth in lending law.

6. Any statutory lien for services, labot of materials (o7 the claim of priority of any statutory lien for services, laber or materials over the lien of the insured morigage) arising from an improvement or work related to

the land which is contracted for and conumenced subsequent to Date of Policy and is not financed in whole or in part by proceeds of the indebtedness secured by the insured mortgage which at Date of Policy the

insured has advanced or is obligated fo advance,

7. Aty claim, which arises out of the transaction creating the interest of the mortgagee insured by this policy, by reason of the operation of federal bankruptuy, state insolvency, or similar creditors' rights laws, that is

based on: (}) the transaction creating the interest of the insured mortgages being deemed a fraudulent conveyance or fraudulent transfer; or(i) the subordination of the interest of the insured morigagee as s result of the

application of the doetzine or equitsble subordination; or(jii) the transsction creating the interest of the insured mortgagee being deemed a preferential transfer except where the preferential transfor results from the

failure;(g)to timely record the ingtrument of transfer; ot(b)  of such recordation to impart notice to a purchaser for value or 2 judgement or Een creditor. The sbove policy form may be issued to afford either Standard

Coverage or Extended Coverage. En addition to the above Exchusions from Coverage, the Exceptions from Coverage in a Standard Coverage policy will also include the following Excepticns from Coverage:
EXCEPTIONS FROM COVERAGE

This policy does not insure against foss or damage (and the Company will not pay costs, attorneys' fees or expenses) which arise by reason of:

1.Taxes or assessments which are not shown #s existing liens by the records of any taxing authority that fevies taxes or assessments on real property or by the public records,

Proceedings by a public agency which may result in texes or sssessments, or notices of such procendings, whether or not shown by the records of such ageney or by the public records,

2.Any facts, Tights, interests or claims which zre not shown by the public records but which could be sscertained by an inspection of the jand or which may be asserted by persons in possessien thereof.

3E s, liens or brances, or claims thereof, not shown by the public records.

4 Discrepancies, conflicts in boundary ¥ines, shortage in area, encroschments, or any other facts which a correct survey would disclose, and which are not shown by the public records

5.(d) Unpatented mining claims; (b} reservations or exceptions in patents of in Acts autherizing the issuance thereof; {¢) water rights, claims or title to water, whether or not the matiers excepted under (2}, (b) or (6} are
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Order No. 140-1185103-32

shown by the public records.

2006 ALTA LOAN POLICY (06-17-06) EXCLUSIONS FROM COVERAGE
The foliowing matters are expressly exciuded from the coverage of this policy, and the Company will not pay loss or damage, costs, attorneys' fees, or expenses that arise by repson oft
1, {2} Any faw, ordi permit, or gov tat regulation (including those relating to building and zoning) restricting, reguiating, prohibiting, or relating to: (i) the occupancy, use, or eajoyment of the Land; (i)
the character, dimensions, or location of any improvement erected on the Land; (jii) the subdivision of land; or (FV) environmental protection;or the effect of any violation of these laws, ordinances, or governmental
regulations. This Exclusion 1{a) does not modify or limit the coverage provided under Covered Risk 5. (b) Any governmental police power. This Exclusion 1(b} does not modify or limit the coverage provided under
Covered Risk &,
2. Rights of emninent domain. This Exclusion does not modify or limit the coverage provided under Covered Risk 7 or 8,
3. Defects, liens, encumbrances, adverse claims, or other matters: (a) created, suffered, assumed, or agreed to by the Insured Claimant; (b) not Known to the Company, net recorded in the Public Records at Date of
Policy, but Known to the Insured Claimant and not disclosed in writing to the Company by the Insured Claimant prior to the date the Insured Claimant became an Insured under this poficy;(c) resulting in no loss or
damage to the Insured Claimant; {d} attaching or created subsequent to Date of Palicy (however, this does not modify or limit the coverage provided under Covered Risk 11, 13, or 14); or (e} resulting in loss or
damage that would not heve been sustained if the Insured Ciaimant had paid value for the Insured Mortgage.
4. Unenforceability of the fien of the Insured Mortgage because of the inability or failure of an Insured 1o comply with applicable doing-business laws of the state where the Land is sitwated.
5. Invalidity or unenforceability in whale or in part of the lien of the Insured Mortgage that atises out of the transaction evidenced by the Insured Morigage and is based upon usery or any consumer credit protection or
truth-in-lending law.
6. Any claim, by reason of the operation of federal bankruptey, state insobvency, or similar creditors” rights laws, that the transaction creating the lien of the Insured Mortgage, is: (a) a fraudulent conveyance or
fraudulent transfer, or (b} & preferential transfer for any reason not stated in Covered Risk 13(b) of this policy.
7. Any Hen on the Title for real cstats 1a%es or imposed by gover | authority and created or attaching between Date of Policy and the date of recording of the Insured Mortgage in the Public Records.
This Exclusion does not modify or fimit the coverage provided under Covered Risk 11(b). The above policy form may be issued to afford either Standard Coverage or Extended Coverage. In addition to the above Exclusions
from Coverage, the Exceptions from Coverage in & Standard Coverage policy will also include the following Exceptions from Coverage:

EXCEPTIONS FROM COVERAGE

This policy does not insure against loss or damage {and the Company will pot pay costs, attorneys’ fees or expenses} that arise by reason of:
1. {(a) Taxes or assegsments that are not shown as existing liens by the records of any taxing authority that levies taxes or assessments on real property or by the Public Recards; (b) proceedings by a public agency
that may result in jaxes or assessments, or notices of such proceedings, whether or not shown by the records of such agency or by the Public Records.
2. Any facts, rights, interests, or claims that are not shown by the Public Records but that cauld be ascertained by an inspection of the Land or that may be asserted by persons in possession of the L.and.
3. Basements, liens or encumbrances, or claims thereof, not shown by the Public Records.
4. Any encroach ¢ iolation, varation, or adverse circumstance affecting the Title that would be disclosed by an accurate and complete land survey of the Land and not shown by the Public Records.
5. () Unpaiented mining claims; {b) reservations or exceptions in patents or in Acts authorizng the issuance thereof; (c) water rghts, cleims o title to water, whether o n10t the matters excepted under (a), (b), of (¢) are shown
by the Public Records.

ALTA OWNER'S POLICY (10-17-92) EXCLUSIONS FROM COVERAGE
The following matters are expressty excluded from the coverage of this pelicy ard the Company will not pay loss or damage, costs, attorneys' fees or expenses which arise by reason of:
1. (a) Any law, ordinance or gover | regulation (including but not limited to building and zoning faws, ordinances, or regulations) restricting, regulating, prohibiting or relating to (i) the occupancy, use, or enjoyment of
the land; (i} the character, dimensions or location of any improvement now or hereafter erected on the Jand; (iii) & separation in ownership or a change in the dimensions or area of the land or any parcel of which the land is or
was a part; or (iv) envirenmental protection, or the offect of any violation of these laws, ordinasces or governmentat regulations, except to the extent that a notice of the enforcement thereof or a notice of a defect, lien or
encumbrance resulting from a violation or alleged violation affecting the land has been recorded in the public records at Date of Policy. (b} Any governtneotal police power not excluded by (a) sbove, except 1o the cxtent that &
notice of the exercise thereof or a notice of a defect, lien or encumbrance resulting from a violation ot alleged violation atfecting the land has been recorded in the public records at Date of Policy.
2. Rights of eminent domain unless notice of the exercise thereof bas been recorded in the pubfic records at Date of Policy, but not excluding from coverage any taking which has oocarred prior to Date of Policy which
would be binding on the rights of a purchaser for value without knowledge.
3. Defects, liens, entumbrances, adverse claims or other matters: (a) created, suffered, assumed or agreed to by the insured claimant;(b) not known to the Company, not recorded in the public records at Date of Policy,
but known to the insured claimant and not disclosed in writing to the Company by the insured claimant prior to the date the insured claimant became an insured under this policy;{c)resulting in no loss or damage to the
ingured clai {d} hing or created sub t to Date of Policy; or(e) resuiting in loss or damage which would not have been sustained if the insured claimant had paid value for the estate or interest insured by
this policy.
4. Any claim, which arises out of the transaction vesting ir the insured the eslate or intersst insured by this policy, by reason of the operation of federal bankruptey, state insolvency, or similar ereditors” rights laws, that
is based on- {i) the transaction creating the eslate or interest insured by this policy being deemed a fraudu¥ y or fraudulent transfes; or (i) the transaction creating the estate or interest insured by this policy
being deemed a preferential fransfer except where the preferential transfer results from the failure: (s} to timely record the instrumens of transfer; or (b} of such recordation to impart notics to a purchaser :
for value or a judgement or lien creditor, The above policy form may be issued to afford either Standard Coverage or Extended Coverage. In addition to the above Exclusions from Coverage, the Excepticns from

Coverage in a Standard Coverage Policy will also inciude the following Exceptions from Coverage:

EXCEPTIONS FROM COVERAGE

This policy does not insure against loss or damage (and the Company will not pay costs, atterneys’ fees or expenses) which arise by reason of:

i Taxes or assessments which are not shown as existing liens by the records of any taxing authority thet levies taxes or assessments on real property or by the public records. Proceedings by a public agency which
may result in taxes or assessments, or notices of such proceedings, whether or not shown by the records of such agency ar by the public records.

2. Any facts, rights, interests or claims which are not shown by the public records but which could be ascertained by an inspection of the land or which may be asserted by persons in possession thereof.

3. E Tiens or brances, or claims thereof, which are not shown by the public records.

4. Discrepancies, conflicts in boundary lines, shortage in ar¢a, encroachments, or any other facts which a corvest survey would disclose, and which are not shewn by the public records.

5. (a) Unpatented mining claims; {b) reservations or exceptions in patents or in Acts authorizing the issuance thereof, (¢) water rights, chaims or title to water, whether or net the matters excepted under (a), (b) or (¢)

are shown by the public records.
2006 ALTA OWNER’S POLICY (06-17-06) EXCLUSIONS FROM COVERAGE

The following matters are expressly excluded from the coverage of this policy, and the Company will not pay Joss or damage, costs, atomeys' fees, or expenses that arise by reason of;

L. (a) Any law, ordinance, permit, or governmental regulation (inclading these relating to building and zoning) restricting, regulating, J)rq_l}lhmng, or relsting to . . .
(i} the ocoarpancy, use, or enjoyment of the Land; (i) the character, dimensions, or locatien of any improvement erected on the Land; (iii) the subdivision of land; or (rv{ environmental ¥mtecﬁon; or the effect of any violation
of these laws, ordinances, or governmental regulations. This Exclusion 1{a)does not modify oz limit the coverage provided under Covered Risk 5. {b) Any governmental police pawer. This Exclusion 1(b) does not modify or
limit the coverage provided under Covered Risk 6.

2. Rights of domain. This Exclusion does not modify or limit the cove: provided under Covered Risk 7 or 8,

3. Defects, liens, encumbrances, adverse claims, or other matters (lé:!’elwd. ‘s:gered, assumed, or agreed to by the Insured Claimant; (b) not Known to the Company, not recorded in the Public Records at Date of Policy, but
Known to the Insured Claimant and not dsclased in writing to the Company E&the Insured Claimant prior to the date the Insured Claimant became an Insured uncﬁ:r t{lis policy; (¢) resufting in no loss or damage to the Insured
Claimant, I}IRI attaching or created subsequent to Date of%’ohcy {(however, this does not modify or limit the coverage provided ynder Covered Risk & and 10); or {&) resulting in joss or damage that would not have been

sustained if the Ensured Clalmant had paid value for the Title. . o o ) ] i ) )

4. Any clabn, by season of the optration of federal banimptoy, state insolvency, or similar creditors” rights laws, that the transaction vesting the Title a5 shown in Schedule A, is (2} a fraudul yance or fraadul
trangfer; or (b) A preferential transfer for any reason not stated in Covered Risk 9'of this policy.

5. Any lien an the Title for real estate taxes or imposed by gover 1 authority and created or attaching between Date of Policy and the date of recording of the deed or cther instrumnent of transfer in the Public

Records that vests Title as shown in Schedule A, The above policy form may be issued to afford either Standard Coverage or Extended Coverage. In pddition to the above Exclusions from Coverage, the Exceptions from
Coverage in a Standard Coverage policy wilt #lso include the following Exceptions from Coverage:
EXCEPTIONS FROM COVERAGE
This policy does not insare against loss or damage (and the Company will not pay costs, attorneys’ fees or expenses) that atise by reason of:
1. (a) Taxes or assessments that are not shown as existing liens by the records of any texing authority that levies faxes or assessments on real property or by the Public Records; (b) proceedings by a public agency that
may result in taxes or assessments, or notices of such proceedings, whether or not shown by the records of such agency or by the Public Records.
2. Any facts, rights, interests, or claims that are not shown in the Public Records but that could be ascertained by an inspection of the Land or that may be asserted by persons in possession of the Land.

3 , liens or t , or claims thereof, not shown by the Public Records.

4. Any encroachment, encumbrance, violation, variation, or adverse circumstance affecting the Title that would be disclosed by an accurate and complete land survey of the Land and that are nat shown by the Public
Records.

5. {a) Unpatented mining claims; (b) reservations or exceptions in patents or is Acts authorizing the kssuance thereoft (¢) weter rights, claims or title to water, whether ar net the matters excepted under (g), (b}, or

(c) are skown by the Public Records,
ALTA EXPANDED COVERAGE RESIDENTIAL LOAN POLICY (10/13/01)EXCLUSIONS FROM COVERAGE

The following matters are expressly excluded from the coverage of this policy and the Company will not pay loss or damage, costs, atiorneys fees or expenses which arise by reason of:
1. {a) Any law, ord: or gover { regulation {including but not limited to building and zoning laws, ardinances, or regulations) restricting, regulating, prohibiting or relating to (t} the occupancy, use, or enjoyment of
the Land, (ii} the character, dimensions or location of any improvement now or hereafier erected on the Land; (iii} a separation in ownership or a change in the dimensions or areas of the Land or any parcel of which the Land is
or was a part; or (iv) environmental protection, or the effect of any violation of these laws, ardinances or governmental regulations, except to the extent that s notice of the enforcement thereaf or a notice of & defect, lien or
encumbrance resulting from a violation or alleged violation affecting the Land has been recorded in the Public Records at Date of Policy. This exclusion does not limit the coversge provided under Covered Risks 12, 13, 14, and
16 of this policy.{b} Any govesnmental police power not excluded by {a) above, except to the extent that a notice of the exercise thereof or a notice of a defect, lien or encumbrance resuiting from a viotation or alleged violation
affecting the Land has been recosded in the Public Records at Date of Policy. This exclusion does ot limit the coverage provided under Coveresd Risks 12, 13, 14, and 16 of this policy.
2. Rights of eminent domain unless notice of the exercise thereof has been recorded in the Public Records at Date of Palicy, but not excluding from coverage any taking which has eccurred prior to Date of Policy
which would be binding on the rights of a purchaser for value without Knowledge.
3 Defects, liens, encumbrasices, adverse claims or other matters:(d) created, suffered, assumed or agreed to by the Insured Claimant; (b} net Known to the Company, not recorded in the Public Records at Date of
Policy, but Known to the Insured Claimant and not disclosed in writing to the Campany by the Insured Ciaimant prior to the date the Insured Clatmant became an Insured under this policy;(c) resulting In no loss or
damage to the Insured Claimant;(d) attaching or created subsequent to Date of Policy (this paragraph does not limit the coverage provided under Covered Risks 8, 16, 13, 19, 2, 21, 22, 23, 24, 25 and 26);
or(e)resutting in foss or damage which woulil not have been sustained if the Insured Claimant hed paid vaiue for the Insured Mortgage.
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4, Unenforceability of the lien of the Insured Mortgage becauge of the inability or failure of the Insured at Date of Policy, or the inability or failure of any subsequent owner of the indebtedness, to comply with
applicable doing business laws of the state in which the Land is situated.

5. Invalidity or unenforceability of the fien of the Insured Mortgage, or claim thetoo!, which arises out of the transection evidenced by the Insured Morigage and is besed upon usury, except as provided in Covered
Risk 27, or any consumer oredit protection or truth in lending law,

6. Real property taxes or assessments of any governmental authority which become 4 lien on the Land subsequent to Date of Policy. This exclusion does not limit the coverage provided under Covered Risks 7, 8(g}
andg 26.

7. Any claim of invalidity, unenforceability or lack of priority of the lien of the Insured Mortgage as to advances or modifications made after the Insured has Knowledge that the vestee shown in Schedule A is no
longer the owner of the estate or interest cavered by this policy. This exclusion does not mit the coverage provided in Covered Risk 8.

8 Lack of priority of the fien of the Insured Morigage &s to each and every advance made after Date of Policy, and alf interest charged thereon, ever liens, encumbrances and other matters affecting the title, the
existetice of which are Xnown to the Insured at:{a) The time of the sdvance; or(b) The time a modification is made to the terms of the Insured Mortgage which changes the rate of interest charged, if the rate of Interest
is greater as a result of the modification than it would have been before the medification. This exclusion does not limit the coverage provided in Covered Risk 8.

9. The failure of the residential structure, or any portion ther¢of to have been constructed before, or or after Date of Policy in accordance with applicable building eodes. This exclusion does not apply to violations of
bullding codes if notice of the violation appears in the Public Records et Date of Policy.
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Orange Coast Title Company
PRIVACY POLICY

We Are Committed to Safeguarding Customer Information

In order to better serve your needs now and in the future, we may ask you to provide us with certain information. We understand that
you may be concerned about what we will do with such information — particularly any personal or financial information. We agree that
you have a right to know how we will utilize the personal information that you provide to us. Therefore, we have adopted this Privacy
Policy to govern the use and handling of your personal information.

Applicability

This Privacy Policy governs our use of the information which you provide to us, It does not govern the manner in which we may use
information we have obtained from any other source, such as information obtained from a public record or from another person or
entity.

Types of Information
Depending upon which of our services you are utilizing, the types of nonpublic personal information that we may collect include:

e Information we receive from you on applications, forms and in other communications to us, whether in writing, in person,
by telephone or any other means.

» Information we receive from providers of services to us, such as appraisers, apFraisaI management companies, real estate
agents and brokers and insurance agencies (this inay include the appraised value, purchase price and other details about
the property that is the subject of your transaction with us).

¢ Information about your transactions with us, our Affiliated Companies, or others; and

« Information we receive from a consumer reporting agency.

Use of Information

We req est information from you for our own Jegitimate business purposes and not for benefit of any nonaffiliated party. Therefore,
we will .t release your information to nonaffiliated parties except: (1) as necessary for us to provide the product or service you have
requested of us; or (2) as permitted by law. We may, however, store such information indefinitely, including the peried after which any
customer relationship has ceased. Such information may be used for any internal purpose, such as quality control efforts or customer
analysis.

Former Customers
Even if you are no longer our customer, our Privacy Policy will continue to apply te you.

Confidentiality and Security

We will use our best efforts to ensure that no unauthorized parties have access to any of your information. We restrict access to
nonpublic personal information about you to these individuals and entities who need to know that information to provide products or
services to you. We will use our best efforts to train and oversee our employees and agents to ensure that your information wiil be
handled responsibly and in accordance with this Privacy Policy. We currently maintain physical, electronic, and procedural safeguards
that comply with federal regulations to guard your nonpublic personal information.

Opting Out

We may also share the information we collect about you within our family of companies (our “Affiliated Companies™). We may also
provide this information to companies that perform marketing or other services on our behalf, or on behalf of our Affiliated Companies
{(*“Service Providers”). However, we will not share this information with our Affiliated Conhlrpanies or our Service Providers if you
choose to opt out, in writing. To opt out, please nse the form entitled “Request Not to Share Nonpublic Personal Information”, which
is attached hereto. This form provides instructions on how to request us not to share information with third parties.

Please be aware that Orange Coast Title Company and its Affiliated Companies maintain high standards to safegonard nonpublic,

personal information, and do not rent or sell such information. Please note, however, that unless you opt out in writing, our Affiliated
Companies and Service Providers will have access 1o the information in our files,

Other Important Information

We reserve the right to modify or supplement this Privacy Policy at any time. If our Privacy Policy changes, we will provide the new
Privacy Policy and the ability to opt out (as required by law) befors the new policy becomes effective.
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REQUEST NOT TO SHARE NONPUBLIC PERSONAL INFORMATION

Please read the following information carefully.

Orange Coast Title Company may share nonpublic, personal information we collect about you within our family of companies (our
“Affiliated Companies”). We may also provide this information to companies that perform marketing or other services on our behalf,
or on behalf of our Affiliated Companies (“Service Providers™). By sharing this information, we can better understand your service
needs. We can then send you notification of new products and services offered by Orange Coast Title Company, its Affiliated
Companies or its Service Providers that you may not otherwise know about.

However, you may prohibit the sharing of non-public personal information within our Affiliated Companies, or with any third parties at
any time. If you would like to limit disclosures of non-public, personal information about you as described herein, please check the
appropriate box or boxes to indicate your privacy choices, and return this form to us at the address below,

Please do not share personal information about me with non-affiliated third parties.

Please do not share personal information about me with any of vour Affiliated

Companies except as necessary to effect, administer, process, service or enforce a

transaction requested or authorized by me.

Please do not contact me with offers of products or services by mail.

Please do not contact me with offers of products or services by e-mail.

Please do not contact me with offers of products or services by telephone.

Name Company Name
Address Address

City, S-tate, Zip | City, Stat-e, Zip
Phone Number Phone Numtber
E-mail address E-mail address

Orange Coast Title Company

3536 Concours Drive, Suite 120
Ontario, CA 91764
909-987-5433
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Order No, 140-1185102-32

Orange Coast Title Company

3536 Concours Drive, Suite 120
Ontario, CA 91764
909-987-5433

[] PRELIMINARY REPORT |
City of Los Angeles Housing Dept

1260 W. 7th Strest, 9th Floor

Los Angeles, CA 90017

Attention: Jimmy Newsom Your no.: TS8100031

Property address;: 2516 N Eastlake Ave, Los Angeles, CA 90031 Order no.: 140-1185102-32

Dated: July 23, 2010

In response to the above referenced application for a policy of title insurance, Orange Coast Title Company hereby reports that it is
prepared to issue, or cause to be issued, as of the date hereof, a policy or policies of title insurance describing the land and the estate or
interest therein hereinafter set forth, insuring against loss which may be sustained by reason of any defect, lien or encumbrance not
shown or referred to as an exception below or not excluded from coverage pursuant to the printed Schedules, Conditions and
Stipulations of said policy forms.

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

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

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

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

Dated as of July 19, 2010 at 7:30 AM

Manny Vilialobos, Title Officer
Ph: 909-987-5433

Email: mannyv@octitle.com
Fax: 909-297-2547

The form of policy of title insurance contemplated by this report is:
A.L.T.A Homeowner’s Policy (1/01/08) A.L. T A. Loan Policy (06-17-06) with A.L.T.A. Endorsement - Form 1 Coverage
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Order No. 140-1185102-32
SCHEDULE “A”

The estate or interest in the land hereinafter described or referred to covered by this report is:

A Fee.

Title to said estate or interest at the date hereof is vested in:

City of Los Angeles

The land referred to in this report is situated in the County of Los Angeles, State of California, and is described as follows:

Lot 2 of Altura View Tract as per Map recorded in Book 12 Page 88 of Maps in the Office of the County Recorder of said County
(“Property™).

Assessor’s Parcel Number(s): 5208-008-901
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SCHEDULE “B”»

At the date hereof exceptions to coverage in addition to the printed exceptions and exclusions contained in said poliey form
would be as foliows:

1

General and Special taxes for the fiscal year 2010-2011, including any assessments collected with taxes. A lien not yet
payable.

First installment due and payable November 1, 2010, delinguent if not paid by 12/10/10
Second instaliment due and payable February 1, 2011, delinquent if not paid by 4/10/11

General and special city and/or county taxes, bonds or assessments which may become due on said land, if and when title to
said land is no longer vested in a governmental or quasi-governmental agency

The Lien of supplemental taxes if any, assessed pursuant to the provisions of section 75,et seq of the revenue and taxation
code of the state of California

"NOTE: Please be advised that our search did not disclose any open Deeds of Trust of record. If you should have knowledge
of any outstanding obligation, please contact your title officer immediately for further review".

Rights of parties in possession of said tand by reason of unrecorded leases, if any. Please forward said leases for our
examination.

Several liens and or judgments have been identified against parties with similar names which may affect this transaction. In
order to provide a completed title report, we must receive a completed statement of information from all parties involved in
this transaction.

End Schedule B

Page 3



Order No. 140-1185102-32
“NOTES AND REQUIREMENTS SECTION”

Note No. 1

California Revenue and Taxation Code Section 18662, effective January 1, 1994 and by amendment effective January 1, 2003,
provides that the buyer in all sales of California Real Estate may be required to withhold 3 and 1/3% of the total sales price as
California State Income Tax, subject to the provisions of the law as therein contained.

NOTE NO. 2 PAYOFF INFORMATION:

Note: this company does require current beneficiary demands prior to closing.
If the demand is expired and a correct demand cannot be obtained, our requirements will be as follows:

A, If this company accepts a verbal update on the demand, we may hold an amount equal to one monthly mortgage payment. The
amount of this held will be over and above the verbal hold the lender may have stipulated.

B. If this company cannot obtain a verbal update on the demand, will either pay off the expired demand or wait for the amended
demand, at the discretion of the escrow.

C. In the event that a payoff is being made to a servicing agent for the beneficiary, this company will require a complete copy of
the servicing agreement priot to close.

Note No. 3

If this company is requested to disburse funds in connection with this fransaction, chapter 598, statutes of 1989 mandates hold periods
for checks deposited to escrow or sub-escrow accounts. The mandatory hold is one business day after the day deposited. Other checks
require a hold period from three to seven business days after the day deposited.

Notice Regarding Your Deposit of Funds

California Insurance Code Sections 12413 ¢f. Seq. Regulates the disbursement of escrow aud sub-escrow funds by title companies. The
law requires that funds be deposited in the title company escrow and sub-escrow accouants and be availoble for withdrawal prior to
disbursement. Funds deposited with the Company by wire transfer may be disbursed upon receipt. Funds deposited with the Company
via cashier’s checks drawn on a California based bank may be disbursed the next business day after the day of deposit. If funds are
deposited with by other methods, recording or disbursement may be delayed. All escrow and sub-escrow funds received by the
Company will be deposited with other funds in one or more non-interest bearing escrow accounts of the Company in a financial
institution selected by the Company. The Company and/or its parent company may receive certain direct or indirect benefits from the
financial institution by reason of the deposit of such funds or the maintenance of such accounts with the financial institution, and the
Company shall have no obligation to account to the depositing party in any manner for the value of, or to pay such party, any benefit
received by the Company and/or its parent Company, Those benefits may include, without limitation, credits allowed by such financial
institution on loans to the Company and/or its parent company and eamings on investments made on the proceeds of such loans,
accounting, reporting and other services and products of such financial institution. Such benefits shall be deemed additional
compensation of the Company for its services in connection with the escrow or sub-escrow. If funds are to be deposited with Orange
Coast Title Company by wire transfer, they should be wired to the following bank/account:

Wiring Instructions for This Office:

Citizens Business Bank
301 Vanderbilt Way
San Bernardine, CA 92408
Account No. 245121776
ABA 122234149
Credit to the account of Orange Coast Title Builder Services
Reference Title Order No. 140-1185102-32
and Manny Vilialobos, title officer
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Orange Coast Title Company

3536 Concours Drive, Suite 120
Ontario, CA 91764
909-987.5433

Attention:
Borrower:

Lenders supplemental repori
The above numbered report (including any supplements or amendments thereto) is hereby modified and/or supplemented in order to
reflect the following additional items relating to the issuance of an American Land Title Association loan policy form as follows:

A This report is preparatory to this issuance of an American Land Title Association loan policy of title insurance. This

report discloses nothing, which would prelude the issuance of said American land title association loan policy of title
msurance with endorsement no. 100 attached thereto,

B. The improverents on said land are designated as:
A multiple family residence

2516 N Eastlake Ave, in the City of Los Angeler, County of Los Angeles, State of California.

C. Qur search of the public records revealed conveyance(s) affecting said land recorded within 24 months of the date of
this report are as follows:

None,
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Attention

Please note that this preliminary report now has an extra copy of the legal description on a separate sheet of paper. There are no
markings on the page. The idea is to provide you with a legal description that can be attached to other documents as needed.

Thank you for your support of Orange Coast Title Company. We hope that this makes your job a little easier.
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Exhibit “A”

Lot 2 of Altura View Tract as per Map recorded in Book 12 Page 88 of Maps in the Office of the County Recorder of said County
(“Property™).
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e .
Exhibit B (Revised 01-01-08)

CALIFORNMIA LAND TITLE ASSOCIATION STANDARD COVERAGE POLICY - 1990 EXCLUSIONS FROM COVERAGE
The folfowing mariers are expressly excluded from the coverage of this policy and the Company will not pay loss or damage, costs, attorneys' fees or expenses which arise by reason of;
1. (a) Any law, ordinance or governmental regulation (including but net limited to building or zoning Jaws, ordi or regulations) restricting, | prohibiting or relating (i} the occupancy, use, or enjoyment of the
Jand; i} the character, dimensions or location of any improvement now or hereafter erectes_ on the land; (iif} a separation in ownership or a change in the dimensions or arez of the land or any parce| o which the land 1s or was &
part; of {iv) environmental protection, or the effect of any violation of these laws, ordinances o governmental rogulations, except to the extent that a notice of the enforcement thereof or a notice of a defect, lien, or
encumbrance resulting from a violation or alleged violation affecting the land has been recorded in the pubjic records at Date of Polivy. (b} Any governmental police power not sxcluded by {a) ahove, except to the extent that a
notice of the exercise thereof or notice of & defect, lien or brance: resulting from a viol or sileged violation affecting the land has been recorded in the public records at Date of Palicy.
2. Rights of eminent domain unless notice of the exercise thereof has bean recorded in the public records at Date of Policy, but not excluding from soverage any taking which has occurred prior to Date of Policy which would
be binding on the rights of a purchaser for value without kmowledge,
3. Defects, liens, encumbrances, adverse claims or other matters: (a) whether or not recorded in the poblic records at Date of Policy, but created, suffered, assumed or agreed 1o by the jnsured claimant; (b) not known to the
Company, not recorded in the public secords at Date of Policy, but known to the insured claimant and not disclosed in writing to the Company by the insured claimant prior to the date the insured claimant became an insured
under this policy, (¢) resnltinF 1 no loss or damage to the insured clamunti’(d) attacking or created subsequent to Date of Policy; or (e) resulting in loss or damage which would not have been sustained if the insured claimant
had paid value for the ins mortgage or for the estate or interest insared by this policy.
4. Unenforcesbility of the lien of the insured mortgage because of the inebility or failure of the insured at Date of Poficy, or the inability or failure of any subseguent owner of the indebiedness, to comply with the applicable

doing business laws of the state in which the tand is situated. 3 L A . i !
5. Invalidity or anenforceability of the lien of the insured mortgage, or claim thereof, which arises out of the transaction evidenced by the insured mortgage and is based upon usury or any consumer credit protection or truth in

lending law. )
6. Any claim, which arises out of the transaction vesting in the insured the estate of interest insured by this policy or the transacticn creating the interest of the insured lender, by reasen of the operation of federal bankruptey,

state insolvency or similar creditors' rights laws.
EXCEPTIONS FROM COVERAGE - SCHEDULE B, PART I
This policy does not insure against loss or damage (and the Cotnpany will not pay casts, attorneys’ fees or expenses) which arise by reason of:
1. Taxes or assessments which are not shown as existing iiens by the records of any taxing authority that levies taxes or agsessments on reaf property or by the public records. Proceedings by a public agency which may result in
1axes of agsessments, or notices of such proceedings, whether or not shown
Ty the records of such agency or by the public records. . . . .
2. Any facts, rights, interests, or cJaims which are not shown by the public records but which could be ascertained by an inspection of the land er which may be asserted by persons in possession thereof,
3. Ea liens or hrances, or claims thereof, whick are not shown by the public records, .
4. Discrepancies, conflicts in boundary lines, shortage in area, encroachments, or any other facts whick a correst survey would diselose, and which are not shown by the public records.
g. (7‘) W ﬁtented mining claims; (b) reservations or exceptions in patents or 1n Acts authorizing the issusnce t.herwf;?;) water rights, claims or titie to water, whether or not the matters excepted under (s), (b) or {c) are shown
y the publie records.
CLTA HOMEOWNER'S POLICY OF TITLE INSURANCE (01/01/08) ALTA HOMEOWNER'S POLICY OF TITLE INSURANCE EXCLUSIONS
In addision to the Exceptions in Schedule B, You are not insured against joss, costs, attorneys’ fees, and expenses resulting from:
1. Governmental police power, and the existence or viclation of any law or government regulation. This includes ordinances, laws and regulations concerning: a building, b. zoning, c Land use d. improvements on the
Land, e.Land division,f. envi tal p ion, This Exclusion doss mot apply to viclations or the enfercement of these matters if notice of the violation or enforcement appears in the Public Records at the Policy
Date. This Exclusion does not limit the coverage described in Covered Risk 16, 17, 18, 19 or 24.
2. The faikure of Your existing stryctsices, or any part of them, to be constructed in secordance with applicable building codes. This Exclusion does not apply te violations of building codes if notice of the viofation
appears in the Public Records at the Policy Date.
3. The right to take the Land by condemning it, unless: a. a notice of exercising the right appears in the Public Records a1 the Policy Date; or b. the taking happened before the Policy Date and is binding on You if You
bought the Land without Knowing of the taking.
4, Risks: 4. that are created, allowed, or agreed to by You, whether or not they appear in the Public Records; b.that are Known to You at the Policy Date, but not 1o Us, unless they appear in the Public Records at the
Policy Date; ¢, that result in no loss to You; or d. that first oceur afier the Policy Date - this does not limit the coverage described in Covered Risk 7, 8.4, 22, 23, 24 or 25,
5. Failure to pay value for Your Title.
6. Lack of & right: a. to any Land outside the area specifically described and yeferred 10 in pasagraph 3 of Schedule A; and b. i streets, alleys, or waterways that touch the Land. This Exclusion does not fimit the
coverage described in Covered Risk 11 or 2§,

LIMITATIONS ON COVERED RISKS

Your insurance for the following Covered Risks is fimited on the Owner's Coverage Statement as follows:
= For Covered Risk 14, 15, 16 and 18, Your Deductible Amount and Qur Maximum Dollar Limit of Liability shown in Schedule A,
The deductible amounts and maximum: dollar limits shown or Schedule A are as follows:

Your Deductible Ampunt Cur Maximum Dollar Limit of Liability
Covered Risk 16: % of Policy Amonnt or $ (whichever is less) 3
Covered Risk 18: % of Policy Amount or § {whichever i less) s
Covered Risk 19: Ye of Policy Amount or § (whichever is less) 5
Covered Risk 21: % of Policy Awmount or § (whichever is leas) 1)

AMERICAN LAND TITLE ASSOCIATIONRESIDENTIAL TITLE INSURANCE POLICY (6-1-87) EXCLUSIONS

In addition to the Exceptions in Schedule B, you are not insured against loss, costs, attorneys' fees, and expenses resulting from:

1. Govermsmental police power, and the existence or violation of any law or government fegulation. This includes building and zoning ordinances and also Jaws and regulations concerning: * land use * improvements on the
land * land divisicn ™ environmental protection. This exclusion does not apply to violations or the enforcement of these matters wﬁich eppear in the public records at Policy Date. This exclusion does not limit the zoning
coverage described in Hems 12 and 13 of Covered Title Risks. .

2. The right to take the land by condemning it, unfess: ®a notice of exercising the right appears in the public records *or the Policy Date *the taking happened prior to the Policy Drate and is binding on you if you bought the
land without knowing of the mjcmﬁ

3, Title Rigks: *that are created, allowed, or agreed 10 by you *that are known to you, but not 1o us, on the Policy Date « unless they appeared in the public records *that resalt in no logs to you *that first affect your title after
the Policy Date — this does not Timit the labor and matemi, lien coverage i lem 8 of Covered Tidle Risks

4. Failure to pay value for your title.

5. Lack of a right: *to enyland outside the area specifically described and referred to in Item 3 of Schedule A OR *in strests, alleys, or waterways that touch your Jand. This exclusion does not limit the access coverage in Item

5 of Covered Tile Risks.

ALTA LOAN POLICY (10-17-92) WITH ALTA ENDORSEMENT-FORM 1 COVERAGE EXCLUSIONS FROM COVERAGE
The foltowing matters ase expressly excluded from the covernge of this policy and the Company will not pay loss 6¢ damage, costs, attorneys' fees or expenses which arige by reason of:
1. {8) Any law, ordinance or gavernmental regulation (including but not limited to building and zoning laws, ordinances, of regulations) restricting, regulating, prohibiting or relating to (i) the oocupancy, use, or
enjoyment of the land; (i) the character, dimensions or location of any improvement now or hereafter erected on the fand; (iii) 4 separation in ownership or a change in the dimensions or area of the land of any parcel
of which the land is or was a part; or (iv) environmental protection, or the effect of any violation of these laws, ordinances or governmental regulations, exespt 1o the extent that a notice of the enforcement thereof or a
notice of a defect, lien or encumbrance resulting from a violation or alleged violation affecting the land has besn recorded in the public records at Date of Policy. {b) Any govermenta! police power not excluded by
{a) above, except to the extent thal a notice of the exercise thereof or a notice of a defect, lien or encumbrance resuiting from a violation or alleged violation affecting the Jand has beer recorded in the public records at
Date of Policy.
2. Rights of eminent domain unless notice of the exercise thereof has been recorded in the public records at Dete of Policy, but nat excluding from coverage any taking which has occurred prier to Date of Policy which
would be binding on the rights of & purchaser for value without imowledge.
3_ Defects, liens, encumbrances, adverse claims or other matters:(a)created, suffered, assumed or agreed 10 by the insured tlaimant; (bjnot known to the Company, not recorded in the public records at Date of Policy,
but knowa to the insured claimant end not disclosed in writing to the Company by the insured claimant pricr to the date the insured claitnant became an insured under this policy; (c) resulting in no loss or damage to
the insured claimant; (d) asteching or crested subsequent to Date of Policy {except to the extent that this policy insures the priority of the lien of the Insused morigage over any statutory lien for services, labor or
material or to the extent insurance is afforded herein as to for street tmpr under construction or completed at Date of Policy);or{e} resulting in loss or damage which swould not heve been sustained
if the insured claimant had paid value for the insured mortgage.
4. Unenforceability of the lien of the insured mortgage becanse of the inability or falluee of the insured at Date of Policy, or the inability or faiture of any subsequent owner of the indebtedness, to comply with applicable doing
business laws of the state in which the land is situated.
3. Invalidity or unenforceability of the lien of the insured mortgage, or claim thereof, which arises out of the transaction evidenced by the insured mortgage and is based upon usury or any consumer credit protection or
truth in lending faw.
6. Any statutory lien for services, labor or materials {or the claim of priority of any statutory lien for services, labor or materials over the Jien of the insured mortgage) arising from an improvement or work refated to
the land which is contracted for and cemmenced subsequent 1o Date of Policy ead is not financed in whole or in part by proceeds of the indebtedness secured by the insured mortgage which 51 Date of Policy the
insured has advanced or iz obligated to advance.
7. Any claim, which arises out of the transaction creating the interest of the mertgagee insured by this pelicy, by reason of the operation of federal bankruptoy, state insolvency, or similar creditors' rights laws, that is
based on: (i) the transaction creating the interest of the insured mortgagee being desimed a fraudulent conveyance or fraudulent transfer; or(ii) the subordination of the interest of the insured mortgagee as a result of the
application of the doctrine or equitable subordination; oz(jii) the transaction creating the interest of the insured mortgagee being deemed a preferential transfer except where the preferentiaf transfer results from the
failure:{a)to timely record the instrument of transfer, or(b) of such recordation to impart notice to & purchaser for vaiue or 4 judgement or lien creditor. The above policy form may be issued to afford either Standard
Coverage or Extended Coverage. In addition to the above Exclusions from Coverage, the Exceptions from Coverage in a Standard Caverage policy will also include the following Exceptions from Coverage:

EXCEPTIONS FROM COVERAGE

This policy does aot insure against loss or damage (and the Company will not pay costs, attorneys' fees or expenses) which arise by reason of:
1 Taxes or assessments which are not shown as existing liens by the records of any taxing authority that levies taxes or assessments on real property or by the publie records.
Procetdings by a public agency which may result in taxes or assessments, or notices of such proceedings, whether or not shown by the records of such ageacy or by the public records.
2.Any facts, rights, interests or claims which are not shown by the public records but which could be ascertained by an inspection of the land or which may be asserted by persons in possession thereof.
3K , liens or brarces, or cleitns thereet, not shown by the public recerds.
4.0 jes, conflicts ks boundary lines, shortage in area, encroachments, er any other facts which a correct survey would disclose, and which are not shown by the public records,

5 .(2) Unpatented mining ¢laims, (b) feservations or exceptions in patents or in Acts authorizing the issuance thereof; (¢) water rights, claims or title to water, whether or not the matters excepted under (g}, {b} or {c) are
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shown by the public records.
2006 ALTA LOAN POLICY (06-17-06) EXCLUSIONS FROM COVERAGE

The following matters are expressly excluded ﬁ'om the caverage of this policy, and the Comparny will not pay loss or damage, costs, attorneys' fees, or expenses that arise by reason oft
1. (a} Any law, ordinance, permit, or go Tuding those relating to building and zoning) restricting, regulating, prohibiting, or relating to: (i) the occupancy, use, or enjoyment of the Land; (ii)
the character, dimensions, or location of any improvement erectad on the Land; (i) the subdivision of land; or (IV) environmental protection;or the effect of any violation of these law-x ardinances, of governmental
regulations. This Exclusion 1{a) does not modify or limit the coverage provided under Covered Risk 5. (b) Any governmentzi police power, This Exclusion 1{b} does not modify or limit the coverage provided under
Covered Risk 8,
2, Rights of eminent domain. This Exclusion does not modify or limit the coverage provided under Covered Risk 7 or 8.
3. Defects, liens, encumbrances, adverse claims, or other matters: (a) crested, suffered, assumed, or agreed to by the Insured Claimant; (b) not Known to the Company, not recerded in the Public Records at Date of
Policy, but Known to the Jnsured Claimant and sot disclosed in writing to the Company by the Insured Claimant prior to the date the Insured Clsimant became an Insured under this policy;{c) resulting in no Joss or
damage to the fesured Claimaat; (d) hing or created subsequent to Date of Policy (however, this does not modify or limit the coverage provided under Covered Risk 11, 13, or 14); or (e} resulting in loss or
damage that would not heve been sustained if the Insured Claimant had paid value for the Ensured Morigage.
4. Unenforceability of the lien of the Insured Mortgage because of the inability or failure of ar Insured to comply with applicable doing-business laws of the state whera the Land is situnted.
5. Invalidity or urenforceability in whole or in part of the lien of the Insured Mortgage that arises cut of the transaction evidenced by the Insured Mortgage and is based upon usury or any consumer credit protection or
truth-in-lending law.
6. Any claim, by reason of the operation of federa? bankruptey, state insolvency, or similar creditors’ rights laws, that the transaction crealmg the lien of the Insured Mortgage, is: (a} 2 fraudulent conveyance or
fraudulent transfer, or (b) a preferential transfer for any yeason not stated in Covered Risk 13(b) of this policy,
7. Any lien on the Title for real cstate taxes or 1 by go al authority and created or attaching between Date of Policy and the date of recording of the Insured Mortgage in the Public Records.
This Exclusion does not modify or fimit the coverage pm\nded under Covered Risk |i(b). The above policy form may be issued to afford either Standard Coverage or Extended Coverage. In addition to the sbove Exclusions
from Coverage, the Exceptions from Coverage in a Standard Coverage policy will alse include the following Exceptions from Coverage:

EXCEPTIONS FROM COVERAGE
This policy does not insure against loss or damage (and the Compeny will not pay costs, attorneys’ fees or expenses) that arise by reason of:
1. (a) Taxes or assessments that are not shown as existing liens by the records of ary taxing authority that levies taxes or essessments on real property or by the Public Records; {b) proceedings by » public agency
ikat may result in taxes or assessments, or notices of such proceedings, whether or not shown by the records of such ageacy or by the Public Records.
2. Any facts, rights, interests, or claims that are not shown by the Public Records but that could be ascertained by an inspection of the Land of that may be asserted by persons in possession of the Land.
3.E , liens or it or cfaims thereof, not shown by the Public Records.
4. Any encroac brance, violation, variation, or adverse circumstance affecting the Title that would be disclosed by ar accurate and complete land survey of the Land and not shown by the Public Records.
5. (a) Unpatented muung claims; (b} reservations or exceptions in paents or in Acts authorizing the issuance thereof; {c) water rights, claims or title to water, whether or not the matters excepted under (a), (b}, or (£} are shown
by the Public Records.

ALTA OWNER'S POLICY (10-17-92) EXCLUSIONS FROM COVERAGE

The following matters are expressly excluded from the coverage of this policy and the Company will not pay loss or damage, costs, attorneys' fees or expenses which arise by reason of:

1. (8) Any faw, ordinance or governmental regulation (inciuding but not limited to building and zoning faws, ordinances, of reguletions) restricting, regulating, prohibiting or relating to (i} the occupancy, use, or enjoyment of
the land; (ii) the character, dimensions or location of any improvement now or hereafier erected on the land; (iii) a separation in ownetship or a change ir: the dimensions or area of the land or any parcel of which the land is or
was a part; or (iv) environmental protection, or the effect of any violation of these laws, ordinances or governmental regulations, except to the extent that a notice of the enforcement thereof or a notice of a defect, lien or
encumbrance resulting from e violation or alleged violation affecting the land has been recorded in the public records at Date of Policy. (b} Any governmentaf police power not exchided by (a) above, except to the extent that a
notice of the exercise thereof or a notice of a defect, Een or encumbrance resulting from & violation or alleged violation affecting the land has been recarded in the public records at Date of Policy.

2. Rights of eminent domain unless notice of the exercise thercofl has beer recorded in the public records at Date of Policy, but not excluding from coverage any taking which has ocourred prior to Date of Policy which

would be binding on the rights of a purchaser for value without knowledge.

3. Defects, Eens, encumbrances, adverse claims or other matters: () ereated, suffered, assumed or agreed 1o by the insured claimant;(b) not known to the Company, not recorded in the pablic zecords at Date of Policy,

bt known to the ingured claimant and not disclosed in writing to the Company by the insured claimant prior to the date the insured claimant became an insured under this policy;(c)resulting in no loss or damage to the

insured claimant; (d) attaching or created subsequent to Date of Policy; or{e) resulting ir loss or damage which would net have been sustained if the insured claimant had paid value for the estate or interest insured by

this policy.

4, Any claith, which atises out of the transaction vesting in the insured the estate or interest insured by this policy, by reason of the operation of federal bankruptcy, state insolvency, or similar creditors’ rights taws, that

is besed on: (§) the trensection creating the estate or interest insured by this policy being deemed a fraudulent conveyancs or fraudulent transfer; or (5 the transaction creating the criste or mieiesi insured by this nolicy

being deemed a preferential transfer except where the preferential transfer results from the failure: (a) to timely record the instrument of transfer; or (b} of such recordation to imgart notice to a purchaser

for value or a judgement or lien creditor. The sbove policy form may be issued to afford either Stardard Coverage or Extended Caverage. In eddition to the above Exclusions fru:n Cuverage, the Exceptions from

Coverage in a Standard Coverage Policy will also include the following Exceptions from Coverage:
EXCEPTIONS FROM COVERAGE

This policy does not insure ageinst [oss or damage (and the Company will not pay costs, attorneys’ fees or expenses) which arise by reason of:

1. Taxes o7 assessments which are rot shown i3 existing liens by the records of any 1axing authority that levies taxes or assessments on real property or by the public records. Proceedings by a public agency which
may result in taxes or assessments, or notices of such proceedings, whether or not shown by the records of such agency or by the public recorda.

2. Any facts, rights, interests or claims which are not shown by the public records but which could be sscertained by an inspection of the land ot which may be asserted by persons in possession thereof.

3 E liens ot brasices, or claims thereof, which are not shown by the public records.

4. Discrepancies, conflicts in boundary lines, shortage in ares, encroachments, or any other facts which a correct survey would disclose, and which are not shown by the public records.

5. (a) Unpatented mining claims; {b) reservations or exceptions in patents or in Acts authorizing the issuance thereof: {c) water rights, claims or title to water, whether or net the matters excepted under {a), (b) or (c)

are shown by the public records,
2006 ALTA OWNER’S POLICY (06-17-06) EXCLUSIONS FROM COVERAGE

The fallowing matters are expresaly excluded from the coverage of this policy, and the Company will not pay loss or damage, costs, attorneys' fees, or expenses that arige by reason of:

1. {a) Any Jaw, ordi , permit, or go | regulation (ineluding those relating 1o building and zoning) rest:nctm% regulatmg, Jarohlbmng, or relating to
(1% the ompancy use, o7 en_wymum of t.he Land; (ii) the character, dimensions, or location of any jmprovement erected on the Lan the subdivision of land; or (w{ environmental }Erotechun or the effect of any violation
these laws, ord This Exclasion 1{a)does ‘not modify or imit the coverage provided under Covercd Risk 5. (b} Any govern.menta police power, This Exclusien 1(b) does not medify or

limit the coverage pnmded ier Covered Rx.-'.'i( 6.
2. Rights of emment domain, This Exclusion dos net modify or limit the coverage provided under Covered Risk 7 or 8.
3. Defects, liens, encumbrances, adverse claims, or other matters (g created, suffered, assumed, or agreed to by the Insared Claimant; (b) not Known to the (Zon':fasm‘ivl Bot recorded in the Public Records at Date of Poficy, but
Known to the Insured Claimant and rot disclosed in writing to the mpany mthe Insured Clatmant prior to the date the Insured Claimant hecame n Insured is policy; (c} resulting in no foss or damage to the Insured
Claimant, }dll amcl-un or created subsequent to Date of Policy (however, this does not modify or limit the coverage provided under Covered Risk 9 and 10); or {e) resul tmg ir loss or damage that would not have been
sustmed e lnsu:'e Cleimant had paid value for the Title.

Any claim, by reagon of the operation of federsl henkruptey, state insolvency, or similar creditors’ rights laws, that the transaction vesting the Title as shown in Schedule A, is (1) a f
transf‘e’r of (b} 4 preferential transfer for any reason not stated in Covered Risk 9'of this policy.
5. Any ften on the Title for real estate taxes or assessments imposed by governmental awthority and created or attaching between Date of Policy and the date of recording of the deed or other instrumnent of transfer in the Public
Recards that vests Title as shown in Schedule A, The shove policy form may be issued to afford either Standard Coverage or Extended Coverage. In addition to the above Exclasions from Covernge, the Exceptions from
Coverage in a Standard Coverage policy will also include the following Excepfions from Coverage:

EXCEPTIONS FROM COVERAGE

This policy does not insure against loss or damage (and the Company will not pay costs, attorneys’ fees or expenses) that arise by reason of:

1. {a) Taxes or assessments that are not shown as existing liens by the records of any taxing authority that levies 1axes or assessments on real property or by the Public Records; (b) proceedings by a public agency that
may resull in taxes or assessments, or notices of such proceedings, whether or not shown by the records of such agency o by the Public Records.

Z. Any faets, rights, interests, or claims that are not shown in the Public Records but that could be ascertained by an inspection of the Land or that may be asserted by persons in possession of the Land.

3. , liens or t , or claims thereof, not shown by the Public Records.

conveyance ot freudulent

4. Any encroachmam enmmbranoe violation, variation, or adverse circumstance affecting the Title that would be disclosed by an accurate and complete land survey of the Land and that are not shown by the Public
Records,
5. (a) Unpatented mining claims; (b) reservations or exceptions in patents o7 in Acts authorizing the issuance thereof; (c) water rights, claims or title to water, whether or not the matters excepted under {a}, (b), or

(c) are shown by the Public Records,
ALTA EXPANDED COYERAGE RESIDENTIAL LOAN POLICY (10/13/0)EXCLUSIONS FROM COVERAGE

The following metters are expressly excluded ﬁ'om the coverage of this policy and the Company will not pay loss or damage, costs, attorneys fees or expenses which atise by reason of:

L. (1) Any law, ordi or go  r including but not limited to building and zoning laws, ordinances, or regu]atmns} sestricting, regulating, prohibiting or refating to (i} the occupancy, use, or enjoyment of
the Lend; {7} the character, dimensions or location of amy improverment now or bereafter erected on the Land; (ill) 2 separation in ownership or a change in the dimenstons or areas of the Land or any parcel of which the Land is
or was a part; or (iv) environmental protection, or the effect of any violation of these laws, ordi of gover | regulations, except to the extent that s notice of the enforcement thereof or a notice of a defect, fien or
encumbrence resulting from a viefation or alleged vielation affecting the Land has been recorded in the Public Records at Daw of Pohcy This exclusion does not limit the coverage provided vnder Covered Risks 12, 13, 14, and
16 of this policy.{b) Any governmental police power not excluded by (2} above, except to the extent that a notice of the exercise thereof ot & notice of a defect, lien or encumbrance resulting from a violation or alleged vxulaﬂon
affecting the Tand has been recorded in the Public Records a1 Date of Policy. This exclusion does not limit the coverage provided under Covered Risks 12, 13, 14, and 15 of this policy.

2. Rights of eminent domain unless notice of the exercise thereof has been recerded in the Public Records at Date of Policy, but not excluding from coverage any taking which has occurred prior to Dste of Policy

which would be binding on the rights of a purchaser for value without Knowledge,

3 Drefects, liens, encumbrances, adverse claims or other matters:(a} created, suffered, assumed or agreed to by the Insured Claimant; (b} not Known to the Company, not recorded in the Public Records at Date of

Policy, but Knewn to the Ensured Claimant and not disclosed i writing to the Company by the Insured Ctaimant prior to the date the Insured Claimant became an Insured under this policy;(¢) reselting In ne loss ar

damage to the Insured Claimant;(¢) attaching or created subsequent 1o Date of Policy (this paragraph does not limit the coverage provided under Covered Risks 8, 16, 18, 19, 20, 21, 22, 23, 24, 25 and 26);

or(e)resulting in loss or damage which wauld not have been sustained if the Insured Claimant had peid vatue for the Insured Morigage.
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4. Unenforceability of the lien of the Insured Mortgage becauss of the inability or faiiure of the Insured a1 Date of Policy, of the inability or failure of any subsequent owner of the indebtedness, to comply with
applicable doing business laws of the state in which the Land is sitaated.

5. Invalidity or unenforceability of the lien of the Insured Morigage, or claim thereof, which arises out of the transaction evidenced by the Insueed Morigage and is based upon usury, except 4s provided in Covered
Risk 27, or any consumer credit protection or truth in lending law.

6. Real properly taxes or of any gover tal authority which become a lien on the Land subsequent to Date of Policy. This exclision does not limit the coverage provided under Covered Risks 7, 8(e)
and 26.

7. Any claim of invalidity, unenforceability or Jack of priority of the lien of the Insured Mortgage as to advances or modifications made after the Insured has Knowledge thas the vestee shown in Schedule A is no
Ionger the owner of the estate or interest covered by this policy. This exclusion does not limit the coverage provided in Covered Risk 8.

8 Lack of priority of the lien of the Insured Morigage as to ¢ach and every advance made after Date of Policy, and all interest charged thereon, over liens, encumbrances and othet matters affecting the title, the
existence of which are Known to the Insured at:(a) The time of the advance; or(b} The time a modification is made to the terms of the Insured Mortgage which changes the rate of interest chasged, if the rate of Interest
is greater as a result of the modification than it would have been before the modification. This exclusion does not limit the coverage provided in Covered Risk 8.

9. The failure of the residential structure, or any portion thereof to have been constructed before, on or after Date of Policy in accordence with applicable building codes. This exclusion does not appiy to violations of
building codes if notice of the violation appears in the Public Records at Date of Policy.
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Orange Coast Title Company
PREIVACY POLICY

We Are Committed to Safeguarding Customer Information

In order to better serve your needs now and in the future, we may ask you to provide us with certain information. We understand that

you may be concerned about what we will do with such information — particularly any personal or financial information. We agree that

%ou have a right to know how we will utilize the personal information that you provide to us. Therefore, we have adopted this Privacy
olicy to govern the use and handling of your personal information.

Applicability
This Privacy Policy governs our use of the information which you provide to us. It does not govern the manner in which we may use

information we have obtained from any other source, such as information obtained from a public record or from another person or
entity.

Types of Information
Depending upon which of our services you are utilizing, the types of nonpublic personal information that we may collect include:

¢ Information we receive from you on applications, forms and in other communications to us, whether in writing, in person,
by telephone or any other means.

s Information we receive from providers of services fo us, such as appraisers, apFraisal management companies, real estate
agents and brokers and insurance agencies (this may include the appraised value, purchase price and other details about
the property that is the subject of your transaction with us).

s Joformation about your transactions with us, our Affiliated Companies, or others; and

»  Information we receive from a consumer reporting agency.

Use of Information

We request information from you for our own legitimate business purposes and not for benefit of any nonaffiliated party. Therefore,
we will not release your information to nonaffiliated parties except: (1) as necessary for us to provide the product or service you have
requested of us; or (2) as permitted by law. We may, however, store such information indefinitely, including the period after which any
custiomer relationship has ceased. Such information may be used for any internal purpose, such as quality contrel efforts or customer
analysis.

Former Customers
Even if you are no longer our customer, our Privacy Policy will continue to apply fo you.

Confidentiality and Security

We will use our best efforts to ensure that no unauthorized parties have access to any of your information. We restrict access to
nonpublic personal information about you to those individuals and entities who need to know that information to provide products or
services to you. We will use our best efforts to train and oversee our employees and aﬁents to ensure that your information will be
handled responsibly and in accordance with this Privacy Policy. We currently maintain physical, electronic, and procedural safeguards
that comply with federal regulations to guard your nonpublic personal information.

Opting Out

We may also share the inforimation we collect about you within our family of companies (our “Affiliated Companies”). We may also
provide this information to companies that perform marketing or other services on our behalf, or on behalf of our Affiliated Companies
(“Service Providers™). However, we will not share this inf%nnation with our Affiliated Companies or our Service Providers if you
choose to opt out, in writing. To opt out, please use the form entitled “Request Not to Share Nonpublic Personal Information”, which
is attached hereto. This form provides instructions on how to request us not to share information with third parties.

Please be aware that Orange Coast Title Company and its Affiliated Companies maintain higﬁ standards to safeguard nonpublic,

personal information, and do not rent or sell such information. Please note, however, that unless you opt out in writing, our Affiliated
Companies and Service Providers will have access to the information in our files.

Other Important Information

We reserve the right to modify or supplement this Privacy Policy at any time. If our Privacy Policy changes, we will provide the new
Privacy Policy and the ability to opt out (as required by law} before the new policy becomes effective.
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REQUEST NOT TO SHARE NONPUBLIC PERSONAL INFORMATION

Please read the following information carefully.

Orange Coast Title Company may share nonpublic, personal information we collect about you within our family of companies (our
“Affiliated Companies”). We may also provide this information to companies that perform marketing or other services on our behalf,
or on behalf of our Affiliated Companies (*Service Providers”). By sharing this information, we can better understand your service
needs. We can then send you notification of new products and services offered by Orange Coast Title Company, its Affiliated
Companies or its Service Providers that you may not otherwise know about.

However, you may prohibit the sharing of non-public personal information within our Affiliated Companies, or with any third parties at
any time. If you would like to limit disclosures of non-public, personal information about you as described herein, please check the
appropriate box or boxes to indicate your privacy choices, and return this form to us at the address below.

Please do not share personal information about me with non-affiliated third parties.

Please do not share personal information about me with any of your Affiliated

Companies except as necessary to effect, administer, process, service or enforce a

transaction requested or authorized by me.

Please do not contact me with offers of products or services by mail.

Please do not contact me with offers of products or services by e-mail.

Please do not contact me with offers of products or services by telephone.

Nar:e Company Name

Address Address

City, State, Zip City, State, Zip

Phone Number Phone Number

E-mail address E-mail address
Orange Coast Title Company

3536 Concours Drive, Suite 120
Ontario, CA 91764
909-987-5433
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Order No. 140-1185102-32

Orange Coast Title Company

3536 Concours Drive, Suite 120
Ontario, CA 91764
909-987-5433

L | PRELIMINARY REPORT }
City of Los Angeles Housing Dept

1200 W, 7th Street, 9th Floor

Los Angeles, CA 20017

Attention: Jimmy Newsom Your no.: TS100031

Property address: 2516 N Eastlake Ave, Los Angeles, CA 90031 Orpder no.: 140-1185102-32

Dated: July 23, 2010

In response to the above referenced application for a policy of title insurance, Orange Ceast Title Company hereby reports that it is
prepared to issue, or cause to be issued, as of the date hereof, a policy or policies of title insurance describing the land and the estate or
interest therein hereinafter set forth, insuring against loss which may be sustained by reason of any defect, len or encumbrance not
shown or referred to as an exception below or not excluded from coverage pursuant to the printed Schedules, Conditions and
Stipulations of said policy forms. -

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

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

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

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

Dated as of July-19, 2010 at 7:30 AM

Manny Villalobos, Title Officer
Ph: 909-987-5433

Email: mannyv{@octitle.com
Fax: 909-297-2547

The form of policy of title insurance contemplated by this report is:
A.L.T.A Homeowner’s Policy (1/01/08) AL.T.A. Loan Policy {(06-17-06) with A.L.T.A. Endorsement - Form 1 Coverage
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Order No. 140-1185102-32
SCHEDULE “A”

The estate or interest in the land hereinafter described or referred to covered by this report is:

A Fee.

Title to said estate or interest at the date hereof is vested in:

City of Los Angeles

The land referred to in this report is situated in the County of Los Angeles, State of California, and is described as follows:

Lot 2 of Altura View Tract as per Map recorded in Book 12 Page 88 of Maps in the Office of the County Recorder of said County
(“Property™).

Assessor’s Parcel Number(s): 5208-008-901
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Order No. 140-1185102-32
SCHEDULE “B”

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

1

General and Special taxes for the fiscal year 2010-2011, including any assessments collected with taxes. A lien not yet
payable.

First installment due and payable November 1, 2010, delinguent if not paid by 12/10/10
Second installment due and payable February 1, 2011, delinquent if not paid by 4/10/11

General and special city and/or county taxes, bonds or assessments which may become due on said land, if and when title to
said land is no longer vested in a governmental or quasi-governmental agency

The Lien of supplemental taxes if any, assessed pursuant to the provisions of section 75,et seq of the revenue and taxation
code of the state of California

"NOTE: Please be advised that our search did not disclose any open Deeds of Trust of record. If you should have knowledge
of any outstanding obligation, please contact your title officer immediately for further review".

Rights of parties in possession of said land by reason of unrecorded leases, if any. Please forward said leases for our
examination.

Several liens and or judgments have been identified against parties with similar names which may affect this transaction. In
order to provide a completed title report, we must receive a completed statement of information from all parties involved in
this transaction.

End Schednle B
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Order No. 140-1185102-32
“NOTES AND REQUIREMENTS SECTION”

Note No. 1

California Revenue and Taxation Code Section 18662, effective January 1, 1994 and by amendment effective January 1, 2003,
provides that the buyer in all sales of California Real Estate may be required to withhold 3 and 1/3% of the total sales price as
California State Income Tax, subject to the provisions of the law as therein contained.

OTE NO. 2 PAYOFF INFORMATION:

Note: this company does require current beneficiary demands prior to closing.
If the demand is expired and a correct demand cannot be obtained, our requirements will be as follows:

A, 1f this company accepts a verbal update on the demand, we may hold an amount equal to one monthly mortgage payment. The
amount of this hold will be over and above the verbal hold the lender may have stipulated.

B. If this company cannot obtain a vefbal update on the demand, will either pay off the expired demand or wait for the amended
demand, at the discretion of the escrow.

C. In the event that a payofY is being made to a servicing agent for the beneficiary, this company will require a complete copy of
the servicing agreement prior to close.

Note No. 3

If this company is requested to disburse funds in connection with this transaction, chapter 598, statutes of 1989 mandates hold periods
for checks deposited to escrow or sub-escrow accounts. The mandatory hold is one business day after the day deposited. Other checks
require a hold period from three to seven business days after the day deposited.

Notice Regarding Your Deposit of Funds

California Insurance Code Sections 12413 et. Seq. Regulates the disbursement of escrow and sub-escrow funds by title companies. The
law requires that funds be deposited in the title company escrow and sub-escrow accounts and ve available for w thdrawal prior to
disbursernent. Funds deposited with the Company by wire transfer may be disbursed upon receipt. Funds deposited with the Company
via cashier’s checks drawn on a California based bank may be disbursed the next business day after the day of deposit. If funds are
deposited with by other methods, recording or disbursement may be delayed. All escrow and sub-escrow funds received by the
Company will be deposited with other funds in one or more non-interest bearing escrow accounts of the Company in a financial
institution selected by the Company. The Company and/or its parent company may receive certain direct or indirect benefits from the
financial institution by reason of the deposit of such funds or the maintenance of such accounts with the financial institution, and the
Company shall have no obligation to account to the depositing party in any manner for the value of, or to pay such party, any benefit
received by the Company and/or its parent Company. Those benefits may include, without limitation, credits allowed by such financial
institution on loans to the Company and/or its parent company and earnings on investmenis made on the proceeds of such loans,
accounting, reporting and other services and products of such financial institution. Such benefits shall be deemed additional
compensation of the Company for its services in connection with the escrow or sub-escrow. If funds are to be deposited with Orange
Coast Title Company by wire transfer, they should be wired to the fellowing bank/account:

Wiring Instructions for This Office:

Citizens Business Bank
301 Vanderbilt Way
San Bernardine, CA 92408
Account No. 245121776
ABA 122234149
Credit to the account of Orange Coast Title Builder Services
Reference Title Order No. 140-1185102-32
and Manny Villalobos, title officer
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Order No. 140-1185102-32

Orange Coast Title Company

3536 Concours Drive, Suite 120
Ontario, CA 91764
909-987-5433

Attention:
Borrower:

 Lenders supplemental report
The above numbered report (inciuding any supplements or amendments thereto} is hereby modified and/or supplemented in order to
reflect the following additional items relating to the issuance of an American Land Title Association loan policy form as follows:

A This report is preparatory to this issuance of an American Land Title Association loan policy of title insurance. This
report discloses nothing, which would prelude the issuance of said American land title association loan policy of title
insurance with endorsement no. 100 attached thereto.

B. The improvements on said land are designated as:
A multiple family residence

2516 N Eastlake Ave, in the City of Los Angeles, County of Los Angeles, State of California.

C. Qur search of the public records revealed conveyance(s) affecting said land recorded within 24 months of the date of
this report are as follows:

None.
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Order No. 140-1185102-32
Attention

Please note that this preliminary report now has an exira copy of the legal description on a separate sheet of paper. There are no
markings on the page. The idea is to provide you with a legal description that can be attached to other documents as needed.

Thank you for your support of Orange Coast Title Company. We hope that this makes your job a little easier.
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Order No. 140-1185102-32
Exhibit “A”

Lot 2 of Altura View Tract as per Map recorded in Book 12 Page 88 of Maps in the Office of the County Recorder of said County
(“Property™).
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Order No. 140-1185102-32

Exhibit B (Revised 01-01-08)

CALIFORNIA LAND TITLE ASSOCIATION STANDARD COVERAGE POLICY - 1990 EXCLUSIONS FROM COVERAGE

The following matters are axpressly exchaded from the coverage of this palicy and the Company will net pay loss or damage, costs, attoraeys' fees or expenses which arise by reasan of;
tal regulation (inchod ws, ord o repa 7

1. (a) Any law, ordinance or go | reg 1 g byt not limited to building or zoning laws, es, O ) g, T ting, prohibiting or yelating (i) the nccupxncg, use, or enjoyment of the
fand; (i) the ch d of Jeeation of any now or hereafter erected on the land; (iii} a seperation in ownership or a change & the dimensions or area of the land or any parcel o which the tand is or wes a
part; or {iv) emvironmental pratection, or the sffect of any viclation of these laws, ordi or @ | lations, except 10 the extent that a notice of the enforcement thereof or a notice of a defect, lien, or

T
enciunbrante resulting from a violation or alleged violation affecting the land has been recorded in the public records a1 Date of Policy. (b} Any governmental pofice power not excluded by () above, except to the extent that a
notice of the exercise thereof or notice of a defect, lien or encumbrance resulting from & violation or alleged violetion affecting the land has been recorded in the public records at Date of Policy. .

2. Rights of eminent domain unless notice of the exercise thereof has been recorded in the public records at Date of Policy, but not excluding from coverage any taking which has ovourred prior to Date of Palicy which would
be binding on the rights of & purchaser for value without knowledge, . . ]

3. Defocts, liens, encumbrances, adverse chims or other matters: {aanwhsther or not recorded in the public records 45 Date of Policy, but created, suffered, assumed o7 sgresd to bé{athe insured ciaimant, (b) not known to the
Company, hot fecorded in the public records at Date of Policy, but known to the ingured laimant and not disclosed in writing to the Company by the insured claimant prior to the date the insured claimant became an ingored
under thes policy; {¢) resulting in po loss or damage to the insured attaching or created subsoquent to Date of Policy; or (e) resulting in foss o damage which would not have been sustained if the insured clairant
had paid Value%r the insured mortgage or for the estate or interest insured by this policy. . . .

4. Unenforceebility of the lien of the msured mortgage because of the inability or faiiure of the insured at Date of Policy, or the inability or fullure of any subsequent owner of the indebtad to comply with the applicable
doing business laws of the state in which the land is situsted. . i X . . 3 .

]5, I;:;ll]dﬁy or unenforeeability of the lien of the insured mortgage, or cleim thereof, which nrises out of the transaction evidenced by the insured morigage and is based upon usury or any consumer credit pratection or tsuth in
en aw,

6. Any ¢laim, which arises out of the transaction vesting in the insured the estate of interest insured by this policy or the transaction Greating the interest of the insured lender, by reason of the eperation of federal benkruptey,

state insolvency or similer ereditors' rights laws.

EXCEPTIONS FROM COVERAGE - SCHEDULE B, PART I
This policy does not insure against loss or damage {and the Company will not pay costs, attorneys' fees 6r expenses) which arise by reason oft
1. Taxes ?; assessments wh.lag: are not shown as e tiens by the records of any taxing autharity that levies mxsgs o7 assessments on real property or by the public records. Proceedings by a public agency which may result in
taxes o7 ass or notices of such proceedi
by the records of such agency or by the public Tecotds., ) X . . . X
2. Any facts, rights, interests, or cluirms which are not shown by the public records but which could be ascertained by an inspection of the and or which may be asserted by persons in possession thereof.
3. Epsements, liens or encumnbrences, or claims thereof, which arc not shown by the public records,

ether or not shown

. Discrep contlicts in | y lines, sh in area, , o any other fects which a correct survey would digclose, and which are not shown by the public records.
g& (ta!li‘p Unﬁﬁtenhed rgsmmg claims; (b} reservations of exeeptions in patonts or I Acts suthorizing the issuance ﬂ'wreuf,?;) water rigits, claims or title to watey, whether or not the matters excepted under {a}, (b} or {¢} are shown
e public records.

CLTA HOMEOWNER'S POLICY OF TITLE INSURANCE (01/01/08) ALTA HOMEOWNER'S POLICY OF TITLE INSURANCE EXCLUSIONS
In addition to the Exceptions in Schedule B, You are not insured against logs, costs, attorneys’ fess, and expenses resulting from:
1. Governmental police power, and the existence or violation of any law or government regulation, This includes ordi laws and regulatians concerning: a.building, b. zoning, ¢.Land use d. improvemenis on the
Land, e.Land division,f. environmental protection This Exslusion does not apply 1o violations or the enforcement of these matters if notice of the violation or enforcement eppears in the Publie Records at the Policy
Date. This Exclusion does not limit the coverage describeg in Covered Risk 16, 17, 18, 19 or 24.
2, The fadlure of Your existing structures, or any part of them, to be constracted in agcordance with applicable buildirg codes. This Exclusion does aiot apply to violations of building codes if notice of the violation
appears in the Public Records at the Policy Date.
3. The right to take the Land by condermming it, unless: a. a notice of exercising the right appears in the Public Records at the Policy Date; or b, the taking happened before the Policy Date and is binding on You if You
baugin the Land without Knowing of the taking.
4. Risks: a. that are created, allowet, or agreed to by You, whether or not they appear in the Public Records; b.that are Known to You at the Policy Date, but not to Us, unless they appear in the Public Records at the
Policy Date; ¢. that result in no toss to You; or d. that first eccur after the Policy Ivate - this does not limit the coverage described in Covered Risk 7, 8.4, 22, 23, 24 or 25.
5. Faiture to pay value for Your Title
6. Lack of a right: a. to any Land sutside the area specifically described and referred to in paragraph 3 of Schedule A and b. in strests, alleys, or waterways that touch the Land, This Exclusion does not limit the

coverage described in Covered Risk 11 or 21.
LIMITATIONS ON COVERED RISKS

Your insurance for the following Covered Risks is limited on the Owner’s Coverage Statement as follows:
= For Covered Risk 14, 15, 16 and 18, Your Deductible Amount and Our Maximum Pollar Limit of Lisbility shown in Schedule A
The deducsibl and i dollar fimits shown on Schedule A are as follows:

Your Deductible 4mount Our Maximumn Dollar Limit of Liability
Covered Risk £6: % of Policy Amount or § {whithever ia less} 5
Covered Risk 13: % of Policy Amonnt or 3 (whichever is less) s
Covered Risk 19: % of Policy Amount or § (whichever is lese) $
Coversd Risk 21: % of Policy Amount or § (whichever is Jess) 5
AMERICAN LAND TITLE ASSOCIATIONRESIDENTIAL TITLE INSURANCE POLICY (6-1-87) EXCLUSIONS
In addition to the E ions in Schedule B, you are not insured against loss, costs, ys' fees, and iting from:

1. Governmental po[iwrpowsr, and the existence or violation: of any law or government regulation. This inciudes building 2nd zoning ordinances and also laws and regulations concerning. * land use * improvements on the
land * land division * envi 1p i h Iusion does not apply 1o vilations or the enforcetnent of these matters which sppear in the public recards at Policy Date. This exclusion does not liit the zening
coverage described in Items 12 and 13 of Covered Title Risks, . . . !

2. The right to take the land by condemning it, unless: *a notice of exercising the right appears in the public records *on the Policy Date *the 1aking happened prior to the Policy Date and is binding on you if you bought the
land without knowing of the takm“ﬁo . . )

3. Title Rasks: *that are ereated, allowed, or agreed to by you *thst ere known to yo'h}’am not 1o us, on the Policy Date «« unless they appeared in the public recards *that result in no loss to you *that first affect your title after
the Policy Date — this does not limat the labor and material lien coverage in Item 8 'of Covered Title Risks

4. Failure to pay value for your title. . . .

5. Lack of a right: *t0 any land outside the area specifieally doscribed and referred to in Item 3 of Scheduls A OR *in streets, alleys, or waterways that touch your land. This exclusion does not limit the access coverage in Ttem.

§ of Covered Title Risks.

ALTA LOAN POLICY (10-17-92) WITH ALTA ENDORSEMENT-FORM 1 COVERAGE EXCLUSIONS FROM COVERAGE
The following matters are expressty luded from the age of this policy wnud the Company will not pay loss or damage, costs, attorneys' fees or expenses which arise by reason of:
L. {8) Any law, ordi oI g | lation (inchiding but not limited to building and zoning laws, ordinances, or regulations) resiricting, regulating, prohibiting or relating to (i) the occupancy, use, or

enjoyment of the land; (i) the character, dimensions or location of any improvement now or hereafter erected on the land; (jii) a separation in ownership or » change in the dimensions or area of the land of amy parcel
of which the land is ¢ was 4 pars; or (iv} environmental protoction, o the effect of any violation of these laws, ordinances or govermmental regulations, except to the extent that a notics of the enforcement thercofor &

notice of a defict, lien or encumbrance resulting from a violation ot slleged violation affecting the land has been secorded in the public recards at Date of Policy, (b) Aty governmental police power not exchuded by
(=} above, except to the ¢xtent that 8 notice of the exercise thereof or a notice of u defect, lien or encumbrance resulting from a violation or atleged violstion affecting the land has been recorded in the public records st
Dats of Policy.

2. Rights of eminent domain unless notice of the exurcise thereof has been recorded in the public secords at Date of Policy, but not excluding fram coverage anmy taking which has occurred prior to Date of Policy which

would be binding on the rights of a purchaser for value without knowiedge

3. Defects, liens, encumbrances, adverse claims or othor matters:(a)created, suffered, assumed or agreed to by the insured claimant; (bjnot known to the Company, not recorded in the public records at Diate of Policy,

but known to the insurad claimant and not disclosed in writing to the Conipany by the insured claimant prior to the date the insured ¢laimant became an insured under this policy; {¢) resuliing in no loss or damage to

the insured cai {d) hing or created subseq to Date of Policy (except ta the extent that this policy insures the priosity of the lien of the ingured mortgage aver any statutory lien for services, Jabor or

material or to the cxtent insurance is afforded herein 8s 1o assessments for sireet improvements under construction or completed at Date of Policy)on(e} resulting in loss or damage which would not have beean sustained

if the insured claimant had paid value for the insured morigage.

4. Unenforceability ¢f the lien of the insured mortgage because of the insbility or failure of the insured st Date of Policy, or the inability or fatlure of any subsequent owner of the indchtedness, to comply with applicable doing

buginess lsws of the state in which the fand is situated,

3. Imvedidity or unenforceabiity of the lien of the insured morigage, or claim thereof, which arises out of the transaction evidenced by the insured mortgage and is based upon usury or any consumer credit protection or

truih ir jending faw.

6. Any stetutory lien for services, labor or materials (or the claim of priority of any statufory lien for services, labor or materials over the lien of the insured martgage) arising frot an impravement or wark relsted to

the land which is contracted for and commenced subsequent to Date of Policy and is not financed in whole or in part by proceeds of the indebtedness secuzed by the mnsured morigage which at Date of Policy the

insured hes advanced or is obligated to advance.

7. Ay claim, which arises put of the transaction ereating the interest of the mortgagee insured by this policy, by reason of the operation of federal bankrupicy, state insolvency, or similar creditors® rights laws, that is

besed on: (i) the transaction creating the interest of the insured martgagee being deamed = fraudul or fraudulent transfer; o(ii) the subordination of the interest of the insured mortgagee as a result of the

applicativn of the doctrine or equitable subordination; ar(jii) the transactior: creating the interest of the inswred morigages being deemed = preferential transfer except where the preferential transfer results from the

failure:(a)to timely record the instrument of transfer; ox(b) of such recordstian to impart nesice to a purchaser for value o a judgement or lien creditor. The above policy form may be issued to afford either Standard

Coverage or Extended Caverage. In addition to the above Exciusiens from Coverage, the Exceptions from Coverage in a Standard Coverage poticy will also mclude the following Exceptions from Coverage:
EXCEPTIONS FROM COVERAGE

This palicy does not insure against loss or damage (and the Company will not pay costs, attameys’ fees or expenses) which arise by reason of:

1.Taxes or assessments which are not shown as existing liens by the records of any taxing anthority that levies taxes or assessments on real property or by the public records.

Proceedings by a public agency which may result in taxes or essessments, or notices of such proceedings, whether or not shown by the records of such agency or by the public records.

2.Any facts, vights, interests or claims which are not shown by the pubtic records but which could be ascertained by sn inspection of the land or which may be asseried by persons in possession thereof.

3.Easements, liens or encumbrances, o elaims thereof, not shown by the public records.

4 Discrepancies, conflicts in boundary lines, shortage in area, encroachments, or any other facts which a comect survey woald disclose, and which are not shown by the public records.

5.(2) Unpatented mining <laims; (k) reservations of exceptions in patents or in Acts authorizing the issuance thereof, {c} water rights, ¢laims or title to water, whether or net the matters excepted under (a}, (b) or (¢) ere
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shown by the public records.

2006 ALTA LOAN POLICY (06-17-06) EXCLUSIONS FROM COVERAGE
The following matters are expressly excluded from the covm—age oflhs policy, and the Company will not pay loss or damage ¢osts, attomeys' fees, or expenses that arise by reason of:
1. (2) Any law, ordr Ppermst, of go' Tuding those relsting to hullding and zoning) restricting, regulating, prohibiting, or relating to: (i) the occupancy, use, of enjoyment of the Land; (i)
the character, dimensions, ot location of sy lmpmvuzmnt erecled on the Land; (iii) the subdivision of #and; or (TV} environmental protection;of the effct of amy violation of these laws, ordinances, or governmental
regulations. This Exclusion 1{a) does not modify or limit the coverage provided under Covered Risk 5. (b) Any governmental police pewer. This Exclusion 1(b) does not mdify or limit the coverage pm\nded under
Covered Risk €.
2. Rights of eminent domain, This Exclugion does not modify or limit the covernge provided under Covered Risk 7 or 8.
3, Defects, liens, encurnhrances, adverse claims, or other matters: {a) created, suffered, assumed, or agreed to by the Insured Claimant; {b) not Known to the Company, not recorded in the Public Records at Date of
Policy, but Known ta the Insured Claimant and not disclesed in writing to the Corapany by the Insured Claimant prior 10 the date the Insured Claimant became an Insuted under this policy;(c) resulting in no loss or
damage to the Insured Claimant; {d) attaching or created subsequent to Date of Polioy (however, this does pot modify or limit the coverage provided under Covered Risk 11, 13, or 14); o7 {e) resulting in loss er
damage that would not have been sustained if the Insured Claieant had paid value for the Insured Mortgage.
4. Unenforccability of the lien of the Insured Mortgage because of the inabiity or feilure of a5 Insured to comply with applicable doing-business laws of the state where the Land is situated,
5. Invefidity or unenforceability in whole or in part of the lien of the Insured Morigege that arises out of the transaction evidenced by the Insuced Morigage and is based upon usury er any consumer credit protection or
truth-in-lording law.
6. Any clair, by reason of the operation of federal bankruptey, state insolvency, or similar creditors” rights laws, that the transaction creating the lisn of the Insured Mortgage, is: {a} s fraudulent conveyance ar
fraudulent transfer, or (b) a preferential transfer for any reason not stated in Covered Risk 13(b) of this policy.
7. Anry Yien on the Title for real estate tases of assessments imposed by governmental authority and crested or attaching between Date of Policy and the date of recording of the Insured Mortgage in the Public Records,
This Exclusion does not modify or limit the coverage provided uader Covered Risk 13(b). The abeve policy form may be issued to afford either Standerd Coverage or Extended Coverage. In addition to the above Exclusions
from Coverage, the Exceptions from Coversge in 2 Standard Coverage policy will also inciude the following Exceptions from Coverage:

EXCEFTIONS FROM COVERAGE

“This policy does rot insure agrinst loss or demage (and the Companmy will not pay costs, attomeys’ fees or expenses) that arise by reason of
1. (&) Faxes or assessments that are not shown as existing liens by the records of eny taxing authority that levies taxes or assessments on real property or by the Public Records; (b) proceedings by = public agency
that sy result in taxes or assessments, o notices of such proceedings, whether or not shown by the records of such sgeacy or by the Public Records.
2, Any facts, rights, interests, or claims that are not shown by the Public Records but that could be ascertained by an inspection of the Land or that may be asseried by persons in possession of the Land.
1E 13, Hiens or 1; or c%mms thureof not shown by the Public Records.
4. Any encroech l ien, or adverse cireumstance affecting the Title that wouid be disciosed by an accurate and complete fand survey of the Land and not shown by the Public Records.
5. {a) Vnpatented mirmg claims; (b) reservations or exr.eptluns in patents or in Acts authorizing the issuance thereof; () water rights, claims or title to water, whether or rot the matters excepted under (a), {b), or (¢} are shown
by the Public Records.

ALTA OWNER'S POLICY (10-17-92} EXCLUSIONS FROM COVERAGE
The following matiers are expressh luded From the coverage of this policy and the Comparzy will not pay foss or damage, costs, attomeyy” fees or expenses which arise by reasen oft
1. {a) Any law, ordinance or governmentat regulation {incleding but not limited to building and zoning laws, ordinances, or regulations} restricting, regulating, prohibiting or refating to (i) the occupancy, use, or enjoyment of
the land; (ii} the character, dimansions or Jocation of sny improvement now or hereafter erected on the land; (iii) a sepmmnn in pwnership or a change in the dimensions or srea of the land or eny parce] of which the tand is or
was 4 part; o7 (iv) environmental protection, or the eﬂ'el:t of any vaol:mon of these taws, orda oF oV ions, except to the extent that a notice of the enforcement thereof or a notice of a defect, lien or
encurhrance resulting fratn 4 violation or alleged v fFecting the land has been recorded in the public reoords at Date of Policy. (b) Any govemmental police power sot excluded by (a) ebove, exceps 10 the extent that a
notice of the exercise thereof or a notice of a defect, ljen ot encumbrance resulting from a violation or alleged vioiation affecting the land has been recorded in the public records at Dite of Policy.
2. Rights of eminent domain unless notice of the exercise thereof has been recorded in the public records at Diate of Policy, but not excluding from coverags any taking which has ocourred prior to Date of Policy which
would be binding on the rights of a purchaser for value without knowledge.
3. Defects, liens, encumbrances, adverse claims or other matters: (s} crested, suffered, assumed or agreed to by the insured claimant; (b} not known o the Company, not recorded in the public records at Date of Policy,
but known to the insured ¢laimant and not disclosed in writing to the Compary by the insured claimant prior 1o the date the insured claimant became an insured imder this poficy;{e)resulting in no loss er damage to the
insured clai (d) hing or created subsequent to Diate of Policy; o¢(e) resulting in Joss or damage which would not kave been sustained if the insured claimant had paid value for the estate or interest insured by
this poliey,
4, Any claim, which arises out of the transaction vesting in the insured the estate or interest insured by this palicy, by rezson of the operation of federal bankruptey, state Insobvency, or similar creditors' rights laws, that
is based on: (j) the transaction creating the estate or interest insured by this policy being deemed a fraudulent conveyance or fraudulent transfer; or (i)} the transaction creating the estate or interest tycsed by this solicy
being deemed a preferentiaf transfer except where the preferential transfer results fromn the failure: (8) 1o timely recerd the instrument of trensfer; or (b) of such recordstion to impart notice to a jurchassc
for value or a judgement or lien creditor. The abovoe policy form may be issued to afford either Standard Coverage or Extended C ge. In zddition to the above Exclusions from Caverage, the Ex-+ptions fiom

Coverage in a Standard Coverage Policy will also include the follewing Exceptions from Covarsge:

EXCEPTIONS FROM COVERAGE
This policy does not insure against loss or demage (and the Company will not pay costs, attorneys' fees or expenses) which arise by reason of:
1. Taxes or assessments which are not shown es existing liens by the recards of any taxing authority that levies taxes or assessments on real property or by the public records. Procesdings by a pu'b]]c agency which
may result ity taxes or assessments, or notices of such proceedings, whether or not shown by the records of such sgenty or by the public records.
2. Any facts, rights, interests or claims which are rot shown: by the publie recards but which could be ascertained by an inspection of the land or which may be asserted by persons in possession thereof.
END 15, liens or b o claims thereof, which are not shown by the public records,
4. Discrepancies, conflicts in boundary lines, shortage in area, encroachmsits, or any other facts which a correct swrvey would disclose, and which are not shown by the pubiic records.
S. {2) Unpatented mining ¢leims; (b} reservations or exceptions in patents or in Acts suthorizing the issuance thereof: {¢) watér rights, claims or fitle to water, whether or not the matters exeepted wnder (2), (b) or (c)

are shown by the public records.
26806 ALTA OWNER’S POLICY (06-17-06) EXCLUSIONS FROM COVERAGE
'I'he following matters are expressty exclided from !ht coverage o{ﬂus palicy, and the Compeny will net pay loss or damsage, costs, sttormeys’ foes, of expenses that arise by resson of:
1. {8} Any taw, ordi , penmit, (L g those m%ahn'g to buttding and zoning) restri regulatmg. dprolnbmng, or relating to
of nrecte% on'the Lan subdr

(1} the ocoupancy, use, or enjoymern of the Land; (al) the churacter, d Aryy on of land; or (1‘3 environmental protection; or the effoct of any violation
these laws, urd.mmoes or governmental regulnations. This ‘Exclusion 1{a)does mt modify or lrmt the coverage provided inder Cnve:ed Risk 5. (b) Any governmental police power. Exciusion 1(b) does not modify or
lirit the mvemge provided wnder Covered Risk 6.

2. Rights of emment damein. This Exclusion does not medify or Emit the coverage provided \mdar Covered Risk 7or 8

3. Drefects, liens, encimbrasces, adverse ciaims, or other matters (a&:reate su%emd, sssumed, or agreed to by the Tesured Claimant; {b) not Known to the Cu , Bot rmrded in the Public Records at Date of Policy, but
Known to the Insured Clmmmt and not disclosed in wntm%to the the Insured Claimant prior to the date the [nsured Claimant hecame es:{ (©) resulting in np loss or dama“?a 10 the [nsured
Clmmnnﬁ. 1}1)‘; aﬂadugg of created subssquent to Date of Palicy (however ts does not modify or limit the covernge provided under Covered R.lsi( ] and ]0} or {e) resulting in loss or damage that wouid nat have been

Claimant had paid value for the Title,
g Jaim, by reason of the operation of federal bankruptcy, state insolvency, or similar creditors’ rights Taws, that the transaction vesting the Title as shown in Schedule A, is (a) 2 fraudul Ty or fraudulent
or (b) a preferentiat transfer for any reason not steted i Covered Risk © of this policy,
fien on the Title for resl estate taxes ar d by g nu:honfy and erented or sttaching betwesn Diate of Folicy and the date of recording of the deed or other instrument of transfer in the Public

Recmds that vests Title as shown in Schedule A. The above pahcy form may be issued to afford either Standard Coverage or Extended Coverage. In addition to the above Exclusiens from Coverage, the Exceptions from
Coverage in a Standard Coverage policy will alse inciude the following Exceptians from Coverage:

EXCEPTIONS FROM COVERAGE
This policy does not insure ageinst loss or damage (and the Company will not pay costs, sttomeys’ fees or expenses) that arise by reason of:
1. (8) Taxes or assessments that are not shown as existing liens by the records of any taxing suthority that levies taxes or assessments on real property or by the Public Records; (b} proceedings by a public apency that
may result in taxes or assessinents, or notices of such proceedings, whether or not shown by the records of such agency or by the Public Records.
2. Any facts, rights, interests, or claims that se not shown in the Public Records but that could be ascertained by an inspection of the Land or that may be assested by persons in possession of the Land.

3. liens or t , of ¢laims thereof, not showa by the Public Records.

4, Any by brance, violation, variation, or adverse circumstance affecting the Title that would be disclosed by an accurate and conplete land survey of the Land and that are not shown by the Public
Records.

5. (a) Unpatented mining claims; (b) resecvations or exceptions in patents or in Acts authotizing the issvance thereof; (c) water rights, claims or title to water, whether or not the matters excepted under (a), (b), or

(c) are shown by the Public Records,

ALTA EXPANDED COVERAGE RESIDENTIAL LOAN POLICY (106/13/01)EXCLUSIONS FROM COVERAGE
The following matters are expressly uxcluded from the coverage of this policy and the Compamy will not pay loss or damage, costs, attormeys fees or expenses which arise by renson of:
1. (2) Any law, ordi of g Iation {incliding but not limited to building 2rd zoning Jaws, ordi or regulati testricting, regulating, prohibiting ot telating to (i} the occupancy, use, or enjoyment of
the Land; (if} the character, dlmensmns or location of wny improvement now or heresfter erected on the Land; (i) a separation in ¢whership or a ¢hange in the dimensions or areas of the Land or any parcel of which the Land is
or was a peth; or (iv) environmental protection, or the effect of any viclation of these laws, ordinances or govermmntnl regulations, except to tho extent that s notice of the enforcement thereof or a potice of a defect, [ien or
enoumbrance resulting from a viokation or alleged violstion affecting the Lend has been recorded in the Public Records at Date of Policy. This exclusion does not limit the coverage provided under Covered Risks 12, 13, 14, and
16 of this policy.(b) Any govemmental police power not exciuded by () above, except to the extent that a notice of the exercise thereof or a notice of  defect, lien or encambtance resulting from a violation or allaged violation
affecting the Land has been secorded in the Public Records at Date of Policy. This exclesion does not &mit the coverage provided under Covered Risks 12, 13, 14, and 16 of this policy.
2. Rights of eminent domain unless notice of the sxercise thereof has been recorded in the Poblic Records at Date of Pelicy, but not excluding from coverage eny taking which has oceurred prior te Date of Policy
which would be binding on the rights of a purchaser for value without Knowledge.
3.Dufects, liens, encumbrances, adverse claims or ather matters:{a) created, suffered, ssumed or #greed to by the Insured Claimant; (b) not Known to the Company, not recorded in the Public Recards at Date of
Policy, but Known to the Insured Claimant pnd not disclosed in writing to the Corgpany by the Insured Claimant prior to the date the Insured Cleimant became an Insured under this policy;{c) resulting In ne loss or
damage to the Insured Chimant;(d) attaching or cremted subsequent to Pate of Policy {this paragraph daos not it the coverage provided under Covered Risks 8, 16, 18, 19, 20, 21, 22, 23, 24, 25 and 26);
or{e}resulting in loss or damage which would not have been sustained if the Insured Claimant had paid value for the Insured Morigags,
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Order No. 140-1185102-32

4. Unenforcenbility of the lizn of the Insured Mortgage because of the inability or faiture of the Insured at Date of Policy, or the inability or failure of any subsequent owner of the indebtedness, to comply with
applicable doing business laws of the state in which the Land is situated. .

3. Invalidity or unenforceability of the lien of the Insured Mortgage, or claim thereof, which arises out of the transaction evidenced by the Insured Mortgage and is based upon usury, except as provided in Covered
Risk 27, or any consusmer credit protection or truth in lending law,

6. Real property taxes or assessments of any govemmental anthority which become a lien on the Land subsequent to Date of Policy. This exclusion does not limit the coverage provided under Covered Risks 7, 8(e)
and 26,

7. Any elaim of invslidity, unenforceability or lack of priority of the lien of the Insured Maorigage as te advances or modifications made after the Insured has Knowledge that the vestee shown in Schedule A is a0
longer the owner of the estate o7 interest covered by this policy. This exclusion daes not limit the coverage provided in Covered Risk 8.

8.Lack of priority of the lien of the Insured Mortgage as 1o each and every advance made after Date of Policy, and all interest charged thereon, over Liens, encumbrances and other matters affecting the title, the
existence of which are Known to the Insured at:(a) The time of the advance; or{b) The time a modification is made {o the terms of the Insured Morigage which changes the rate of interest charged, if the rate of Interest
is greater as a result of the modification than it would have been before the madification. This exclusion does not limit the coverage provided in Covered Risk 3.

9. The fuilure of the residential structure, or any portics thereaf to have been constructed before, on or after Date of Policy in accordance with applicable building codes. This exclusion does not apply to violations of
building codes if notice of the violation appears in the Public Records at Date of Policy.
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Order No. 140-1185102-32

Orange Coast Title Company
PRIVACY POLICY

We Are Committed fo Safeguarding Customer Information

In order to better serve your needs now and in the future, we may ask you to provide us with certain information. We understand that
you may be concerned about what we will do with such information — particularly any personal or financial information. We agree that
you have a right to know how we will utilize the personal information that you provide to us. Therefore, we have adopted this Privacy
Policy to govern the use and handling of your personal information.

Applicability

This Privacy Policy governs our use of the information which you provide to us. It does not govern the marmmer in which we may use
information we have obtained from any other source, such as information obtained from a public record or from another person or
entity.

Types of Information

Depending upon which of our services you are utilizing, the types of nonpublic personal information that we may collect include:

o Information we receive from you on applications, forms and in other communications to us, whether in writing, in person,
by telephone or any other means,

o  Information we receive from providers of services to us, such as appraisers, apPraisai management companies, real estate
agents and brokers and insurance agencies (this may include the appraised value, purchase price and other details about
the property that is the subject of your transaction with us). :

s Information about your transactions with us, our Affiliated Companies, or others; and

e Information we receive from a consumer reporting agency.

Use of Information

We re(}uest information from you for our own legitimate business purposes and not for benefit of any nonaffiliated party. Therefore,
we will not release your information to nonaffiliated 1El)arties except: EJIT as necessary for us to provide the product or service you have
requested of us; or (2) as permitted by law. We may, however, store such information indefinitely, including the period after which any
cuslion_ler relationship has ceased. Such information may be used for any internal purpose, such as quality control efforts or customer
analysis.

Former Customers
Even if you are no longer our customer, our Privacy Policy will continue to apply to you.

Confidentiality and Security

We will use our best efforts to ensure that no unauwthorized parties have access to anﬁnof your information. We restrict access to
nonpublic personal information about you to those individuals and entities who need to know that information to provide products or
services to you. We will use our best efforts to train and oversee our empioyees and aﬁents to ensure that your mformation will be
handled responsibly and in accordance with this Privacy Policy. We currently maintain physical, electronic, and procedural safeguards
that comply with federal regulations to guard your nonpublic personal information.

Opting Out

We may also share the information we collect about you within our family of companies (our “Affiliated Companies™). We may also
provide this information to companies that perform marketing or other services on our behalf, or on behalf of cur Affiliated Companies
(“Service Providers”). However, we will not share this information with our Affiliated Companies or our Service Providers if you
choose to opt out, in writing. To opt out, please use the form entitled “Request Not to Share Nonpublic Personal Information”, which
is attached hereto. This form provides instructions on how to request us not to share information with third parties.

Please be aware that Orange Coast Title ComEany and its Affiliated Companies maintain high standards to safeguard nonpublic,

personal information, and do not rent or sell such information. Please note, however, that unless you opt out in writing, our Affiliated
Companies and Service Providers will have access to the information in our files,

Other Important Information

We reserve the right to medify or supplement this Privacy Policy at any time. If our Privacy Policy changes, we will provide the new
Privacy Policy and the ability to opt out (as required by law) before the new policy becomes effective.
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Order No. 140-1185102-32
REQUEST NOT TO SHARE NONPUBLIC PERSONAL INFORMATION

Please read the following information carefully.

Orange Coast Title Company may share nonpublic, personal information we collect about you within our family of companies {our
“Affiliated Companies™), We may also provide this information to companies that perform marketing or other services on our behalf,
or on behalf of our Affiliated Companies (“Service Providers”). By sharing this information, we can betier understand your service
needs. We can then send you notification of new products and services offered by Orange Coast Title Company, its Affiliated
Companies or its Service Providers that you may not otherwise know about,

However, you may prohibit the sharing of non-public personal information within our Affiliated Companies, or with any third parties at
any time. If you would like to limit disclosures of non-public, personal information about you as described herein, please check the
appropriate box or boxes to indicate your privacy choices, and return this form to us at the address below.

Please do not share personal information about me with non-affiliated third parties.

Please do not share personal information about me with any of your Affiliated

Companies except as necessary to effect, administer, process, service or enforce a

transaction requested or authorized by me.

Please do not contact me with offers of products or services by mail.

Please do not contact me with offers of products or services by e-mail.

Please do not contact me with offers of products or services by telephone,

Name Company Name
Address Address

City-, -State, Zip City, State, Zip
Phone Number Phone Number
E-mail address E-mail address

Orange Coast Title Company

3536 Concours Drive, Suite 120
Ontario, CA 91764
909-987-5433
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Housi gﬁpﬁment

Artanio R, Villemigosa, Hayor
Merteties M&iques, Gengsal Manager

INTER-DEPARTMENTAL MEMORANDUM

TO: TIM ELLIOTT, COMMUNITY HOUSING PROGRAM MANAGER
FROM: _ ALFRED MUHAMMAD, SUPERVISOR ARCHITECTURAL UNIT
DATE: : AUGUST 30, 2010

REGARDING: CITY OWNED PROPERTY REVIEW

(857 W. 815" STREET, 2514 N. EASTLAKE AVE & 3211-3213 "2 ALTURA WALK,
252 RAMPART BLVD., 819 W, 4™ STREET)

ce: MARIANO NAPA, AHTF DIRECTOR

Property Summary:
PROPERTY No. of ESTIMATED

ADDRESS: TYPE " Uni REHABILITATION COST
2516 N. Easfiake
Ave. & 3221 - 3213 2 Story, SFD &
2 Altura Walk, Los 4 Unit rental
Angeles, CA on hillside lot 5 $ 384,867.00
252 Rampart Blvd, 2 story SFD, 5 ‘
Los Angeles, CA - ~ Bedrooms 1 $ 364,790.00
851 W. 81" Street, Los - 2 Story, 8 Unit .
Angeles, CA Apartments 8 $ 492 485.00
819 W. 4™ Street, San Pedro,
CA ~ 10 Unit Rental 10 $ 800,707.23

TOTAL 24 $ 2,042,829.23



Vllsalgosa, Moy
Couglas Guihrle, Gengsral Manz

" INTER-DEPARTMENTAL MEMORANDUM

TO: ALFRED MUHAMMAD, ARCHITECTURAL ASSOCIATE IV

FROM: MANUEL M. JUATCO, CONSTRUCTION ESTIMATOR
DATE: AUGUST 25,2010

REGARDING: CITY OWNED PROPERTY 2516 N. EASTLAKE AVE, & 321 1-3;‘213 % ALTURA
WALK, LOS ANGELES CA 90031

cC: ARMANDO LOYA, REHAB CONSTRUCTION SPECIALIST I

We have completed 6ur estimate for the above project for the “direct construction cost”, LAHD’s
sstimated is $384,857 which includes cost for General Conditions / Requirements, Bond, Hability
Insurance and construction contingency. '

Our cost estimate is basad on jobsite inspection, photos & assessment report by Armando Loya on
the date 5-20-2010. .

The projest is a rehabilitation of an existing 2-story house at the front of the properiy with a four one
bedroom unlt building towards the rear of the property. The craftsman home has mostly cosmetic
work on the inside that need o be addressed and a stalr case on the side yard that need to be
replaced as well as the brick fireplace that heeds to be repaired or torn down,

The four units Building at the rear of the property needs major rehab work to the units as well as a
retaining wall to the rear that need fo be provided. The siope at the rear of the property s failing and

a retaining wall at the property line should be provided. Total gut rehab is needed for the four units
at the back of the pmperty’.

Attached Is a copy of our cost estimate for the project, should you have questions or conicerns,
please do not hesitate {o call.

- If you have any questions on the above, you may reach me at (213} 808-8952.

An Equeal Qpportunity Affimative Action Employer
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Budgetary Cost Sreakdown

ity of Los Angsles Housing Department »

Wofmm:mmmamam
Bldy. Grosy Area {SF): 3,848

Mﬁam Situs consist of 4 crafisman siyle
g story house gt tha of the property with 2

Concaptual Estimate Housing Davelopmnent Divislon/Constrection Unit
. Antoita B VRRRIRG, M/
Project Information s SV Tnned Mpseky
Project Name : City Ownad Property UnitMix | #ofnts m!%‘a:&m g ]
. 2576 B Eastiake Ave. & 32145213 112 Attura .
PROJSOLLOGHION § o vt i, G0, G008 o8R0 Renovation / Rehabilitation )4
Devsloper: R 4 5% New Construstion [ )
Cantact Person 1 % 1838
Contact Tel ¢t 3 . o Plans, just photess A/ZO/E010
Amahitect: Total = 5 788 Prapared & 8ot byt M, Juateo

Approx. Consir, Soned, (Monthay 2
Dda Propavads 81282010

Total Site Avea (SFh 7,506.80 Ravisienflo.: O
four ond bedroom unit bullding lewards the cearel
tre proporty,
of Valuss"
IPart 2 Construction Gost Breakdown REMARKS J COMMENTS

ttam #
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10
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18 30 / bty le
20 Damo /TN is
21 Deteo £ rermcnm (n) Mandralic & int. Bar
2 Darno | fatncve (o) Pasely Bactos sy
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ent

Antonlo R, Viaralgoss, Mayer
Touglas Guifuie, General Manager

INTRA-DEPARTMENTAL MEMORANDUM

TO: _ ALFRED MUHAMKAD, ARCHITECTURAL UMNIT
FROM: SALVADOR YAYA, CONSTRUCTION ESTIMATOR
DATE: AUGUST 25, 2010 '

ce: Tif ELLIOT, AHTF PROGRAM MANAGER .
REGARDING: 252 RAMPARY BLVD., LOS ANGELES, GA 90057

PROJECT COBT ESTIMATE REVIEW

The Z-story 3, 594 square foot home sits on smal! htlltop of a7, 000 square foot srte area, with six
bedrooms an three bathrooms, with a north side driveway leading to a detached garage.

The scope of work is based upon a previous date of July 1288, for work to be done in the front
and rear of the home. The scope indicates that plumbing, heating, fire alarm, and electrical work
will be performed. The Development Cost Breakdown does not list any plumbing, heating, fire
alarm, and electrical work. Howaver, the breakdown does give a total {(excluding these ltems) of
$202,834.00. In the previous Scope of Work, the amount given does not add up to the total,
which would typically be less expensive than multiple stories fo rehab. Similar project costs in the
past (1-3 year) range from $258,514 — $399,250 per home, with detached garage.

Summary

Staff has not visited the site since Dec 01, 2008. The project appears fo have been abandoned
for quite awhile. There was no power available at the site at the time of visit.

As a result of the above ﬁndings we cannot adequateiy asses the scope of work without havmg
an approved setofp!ans The materlals that have been provided are a A stent ang
Inadeguate H

ﬁnaloocupancy,at w:licost approxumately $364 780.00 to rehabiiitate wlth proper plans and scope
of work.

If there are any questions, please call me at 8-8924.

Enclosed: Cost Estimate
information




Antonlo R. Villaraigosa, Mayor
Douglas Guthrie. Genheral Manager

L.OS ANGELES HOUSING DEPARTMENT

A Pmperbf and Construction Consufiancy

Garland Bulling

1200'W, Tth Street 8th Ficor
LOS ANGELES, CA

90047




The project consists of a Rehab 2-story building comprising of residential Type V housing with open driveway
parking, with 8 bedroom units and various site improvermnents, ,

The estimate is based upon measured approximate quantities and bullf-up rates prepared from- tha
following documentation received 25 August 2010 (unless noted otherwise):

Construction Cost Breakdown, for comparison purposes.

Where information was not available, assumptions and aliowances have been macse based where
-{possible on discussions with the architect and sonstruction manager.

Pricing is based on June 2010 RS means costs. A Design & Pricing Contingency has not been included in the
estimate. This is considered a co-related, soft cost, which is not considered a Direct Construction Cost,

All costs are estimated on the basis of that of RSMeans cost current pricing.
methodology has been used o establish a falr and reasonable bid value, at current prices.

,lTEMS SPECIFICALLY EXCLUDED
Rock excavation,

Loose, soft and hard furnishings

Murals aicd viorks of art.

Tenant relocation during construction phase 7

Removal of underground hazardous material |If present Methane Zoneing report by "Zimas”

Work outside site boundanes unless noted otherwise.

Upgrade to existing site ulilities, unless noted otherwise,

Statutory Authonhes charges, coniributions and compliance order%
Professional fees

items marked as "Excl.” in the estimate.

~ |Escalation beyond June 2010

8C RRATIV
The foliowing is a point by point narrative outlining the scope of work as interpreted from the documents
provided and discussions with design consultants.

|62 ; Sitework

Clear and grub overall site,
Partial rough and fine grading to finished levels.
IRamped concrete driveway down fo basement parking, inciuding new antry approach

Soft landscaping allowancs,

Site lighting.

Figustoa Place Poge 2 of 24 Prirg Data : 82572010




: Son
Partial reinforced concrete slab on grade including foundations.

SCOPE NARRATIVE (continued}
Lightweight concrete floor construction over decking to upper lavels,

Cast-In-place concrete stairs including handrails.

05 ; Metals :
Miscellaneous steel allowance (plates, imbeds, efo.)

Guardrail to exterior walkways.

08 : Woods & Plasiics

Sorme new wood stud partition walls.

Partial structural wood floor and roof framing.

ire pmtectxon sealant and caulking.

Insuiaﬁcn to exterior walls, demising walls and 1/3 of interior walls,

Wodframed extenor wmdows
New entrance doors to all apartments including frame, hardware and paint finish.
New interior doors to ail rooms including frame, hardware and paint finish.

New fully glazed sliding wardrobe doors o all bedrooms.

/E (continued)

09 : Finishes
Stuces exterior wail system.

One layer of painted gypsum wallboard to intarior face of exterior wall.
New carpet o resilient flooring throughout including base.
MNew resilient flooring including base o rooms, exicuding bedrooms.

Sealant coat to exterior concrete walkways,

Flgueroa Place . Page3ofzd

One layer of painted gypsum wallboard to either side of all partition walls within rooms.

Print Date : 82512010



| New bathroom accessories to all including tollet paper holder aﬁd towel rails.
New fire extinguishers located at exterior \;aalkway

New maiil:;oxes. |

Celting fans fo each living room or roams.

Directional sighage allowancs, including ADA raguirements.

Vanity unit to house bathrooms.

Fixed shelving to linen cupboards and coat room in house,

Kitchen cabinsts including counter tops and overhead cuphoards.

Comimon area fitout allowance.

11 : Equipment
New residential appliances including garbage disposal, dishwasher, gas stove/range with hood and refrigerator.

SCOPE NARRATIVE (coniinuad)

122 Fumiéhings

New horizontal blinds to house.

Allowance for common furnishings.

15 : Mechanical
New plumbing fixtures including assoclated piping to House.

Rain wafe_r drainage allowance including gutters, downspouts, ﬂasﬁings, efe.
JHVAC allowance to house and common areas.

New fire sprinkler system o house.

16 : Elecirical

INew service and distribution, lighting and branch wiring & communications and securlty throughout.

Figueroa Place Page 4 of 24 , Print Date : 8/25/2010



Figueroa Flase

DESCRIPTION _
P1 - Ground Floor / Lower Parking/ Upper
Parking S
Cormimen Areaé
F2 - First Ficor
Common Areas 1714
i 1 62
2
P3 - Secand Floor
Common Areas
1 - Bedroom " 189
2 - Bedraom 188
3 - Bedroom 168
4 ~ Badroom 203
5 - Bedroom 0
Exterior Walkway 0
One Bedroom Units
Parking Area .s:;uai.'e Footage 200
mmnmn Areas Square Footage 2015
3,918

Page § of 24

1,714

180

TOTAL (SF)

200

1,883

1,71

Print Diate | 8252010




COST

COSTISF ()

ACTIVITY
Gross Floor Area 3,504 SF
02 SITEWORK
03 : CONCRETE
04 : MASONRY
05 : METALS

06 : WOOD & PLASTICS

07 : THERMAL & MOISTURE PROTECTION
08 : DOORS & WINDOWS

09 : FINISHES

10 : SPECIALTIES

11 : EQUIPMENT

12 : FURNISHINGS

13 : SPECIAL CONSTRUCTION

114 : CONVEYING SYSTEMS

115 : MECHANICAL

16 : ELECTRICAL

General Conditions
Contractor's Ovarheads & Profit
Performance & payment Bond

Liability insurance

Construction Contingsncy

Flgueroa Place

Page 8 of 24

6%
8%
2%

1%

4%

73,238

10,978
3,718
7,515

44,378

190,133

2,756

22,021

23,088

867

16,713
22,285
5,871
2,786

20.38
3.05
0.00]
1.038
2.08

12,35
0.00

25.08}
0.00 |
Q.77
6.15
0.00|
0.00
8.42

0.19

4.65

8.20|
1.55
0.78

10.85

Print Date ; 812612010




D4080 : Cther Fire Protaction Systems

Figueron Place -

Page 7 of 24

. ACTMITY COST () COST/SF (8)
A : SUBSTRUCTURE $2.845 $0.79
10 ; FOUND ] $2,788 - . .
A1010 : Standard Foundations $0
A1020: Special Foundations $0
A1030 : 8lab On Grade $2,788 1. . -
A20 - BASEMENT CONSTRUCTION 457
A2010 : Basement Excavation $57
A2020 : Basement Walls 20
B : SHELL . $19,817 $5.46
B0 SUPERSTRUCTURE $12,089
B1040: Floor Construction $12,009
B1020 ; Roof Construction 50
B20 ; EXTERIOR ENCLOSURE $7,518
B2040 : Exterior Walls $7.518
B2020 : Exterior Windows $0
B2030 : Exterior Doors 30
' ROOFING 80
B3010 : Roof Covarings $0
B3020 : Roof Openings $0
C : INTERIORS , $76,928 $21.40
C10 : INTERIO®R CONSTRUCTION $65,850
1010 Partitions $47,048
1020 : Interier Doors $0
C1030 ; Filtings $18,802
C20; STAIRS $1,876 |
£2010 ; Stair Construction $1.875
$2020 : 8tair Finishes 30
€30 INTERIOR FINISHES $9,204
3010 ;: Wall Finishes $5,520
C3020 : Figor Fip!shes $3,594
{3030 : Celling Finishes - $90
D : SERVICES $23,753 $6.81
0: CONVEYL $0
D1010 : Elevators & Lifts $0
D1020 ; Escalators & Moving Walks $0
D1020 ; Other Conveying Systems $0
D20 : PLUMBING $14,862
D2010 ; Plumbing Fixtures $11,818
D2020 : Domestic Water Distribution $1.,210
02030 : Sanitary Waste $1,837
02040 ; Rain Water Drainage 30
02080 ; Other Phmbing Syslems $0
D4010 ; Sprinklars $8,424
(34020 : Standpipes 50
D4030 : Fire Protection Specialiles $0
$0

Pring Date : 8/25/2010



ACTWITY . COST {8) COSTISF (8)

DBD ; ELECTRICAL $667
- DB0MO : Electrical Service & Disiribution 8423
D5020 : Lighting & Branch Wiring $243
05030 : Cormmunications & Security 51
05020 : Other Electrical Systems 30

E : EQUIPMENT & FURNISHINGS - $82,177 $22.87

E10: EQUIPMENT $2,766 . :

E1010 : Commercial Equipment - $0
E1020 : Institutional Equipment ' 50
E1030 : Vehicular Equipment ‘ %0
£1080 : Other Equipment 32,756
20, GS §79,421
E2010 : Fixed Furnishings $79,421
E2020 : Movable Furnishings $0

G : BUILDING SITEWORK - 373,145 $20.38
§10: SITE PREPARATION $0
G1016G ; Site Clearing $93
G1020 ; Site Demolition & Relocations sC
G1030 : Site Farthwork 80
(31040 ; Hazardous Waste Remediation $0
G20 ; SITE IMPROVEMENTS $6,645
G2010 ; Roadways $0
(2020 : Parking Lots 30
32030 : Pedestrian Paving $860
G2040 : Site Development . $5,715
G2050 : Landscaping $70
G30: SITE CIVIL / MECHANICAL UTILITIES _ $5,000
(33010 : Water Supply ' $5,000
(3020 : Sanitary Sewer $0
G3030 : Storm Sewer $0
G3040 : Heafing Distribution 30
G3050 : Cooling Distriution -§0
G3080 : Fusl Distribution $0
. {53000 : Other Site Mechanical Utifities . 30
G40 ; SITE ELECTRICAL UTILITIE $81,500
G4010 : Elecirical Distribution $30,000
(4020 : Site Lighting $31,500
" 34030 : SHe Communications & Security $0
4090 : Cther Site Electrical Utllities 30
580 : OTHER SITE CONSTRUCTION $0
G010 : Service Tunnels $0
G020 : Other Site Systems 30

Z : GENERAL $86,324 $24.02
General Conditions _ 8% $16,708

Figusroa Place Paps 8 af 24 Print Date ; 8/28/2010




ACTIVIFY : ©cosr| . cosmer@

Overheads & Proft 8% $22,277
Liablity Insurance 1% $2,788
Performance & Payment Bond 2% $5.588
Escalation ' 0% 301
Construction Contingency 4% $38,085
Phasing Requirements 0% 30

Figueroa Place ,' Page 9 of 24 Print Date ; /2612010




Figueroa Plase

. Page 10 of 24

Print Dale : 8252010

'DESCRIPTION uNIT]  QTy RATE VALUE
G1010: 8 lears 83
Claar and grub site ’ 8F 925 3,10 93
850
8F 200 4.00 800
Pesimetar site pavlng SF 18 4.00 &0
32040 SlODIST 5,116
CMU penmetar fancing inctuding foundations and stucoo finish SF ¢ 20.00 0
Concrete ramp at entry including supporting wall and foundations SF 26 18.00 450
}Ramped conerete driveway SF 200 12.00 2,400
Entrance staircase EA . 1 2,800.00 2,800
Prenast concrete wheslstops EA 1 65,00 85
50 : Hazardous mal | "
Hazardous RemediationfLead & Asbestos 8F o 13.60 )
&2050 ; Landszaping 70
Soft landscaping afflowance item 14 5.00 70
53010 : Water Supaly 5,000
Water supply allowanes including fire lines ltem 1 5,000.00 5,600
B N
{tam £1,000.00 0
¢}
itam £8,000.00 ]
bl 30,000
Slte elactricai dlsh‘lbuﬂon aﬁowanca Including transformer and ftem 1 1 30,000.00 30,000
jhookups
- 81,300
Site ltghtlng aﬂowance ftern 1 31,500.00 31,500




130 : Sjal 2,788
Remfomd eoncrete slab on grade including foundations

A2010_: Basement Excavation 57
Backfill including compastion and sub-drainage
Waterproofing to basement walls

B1010 : Floor Construction 6,258
Reinforcad upper floor slab including supports 1o first floor

Lightwelght concrete flooring aver and including decking to upper
floor siabs

Allowancs for structural support at cantllever

1,878

Cast.implaceconereta Iterior stalrs Including handrail and
tbalustrade

Castin-place concrete exterior stairs including concrete pais,
handrail and balustrade

8F

cY

SF

8F

BF

SF

FTIR

FT/IR

Flgueros Placs Page 11 of 24

200

200

13.04

18.00

5.08

21.00

2.00

$1.80

1,026.00

850.00

2,788

57

4,200

1,800

258

1,028

850

Print Date © 8252010




B2010: E or Walls 0

Decorative CMU wall Scored ground face concrete masonsy unit
{CMU), 2000 psi, 2 1o 5§ scores, 12" thick, includes mortar and
horizontal joint reinforeing every other course, excludes scaffolding,
grout and verfical reinforcing

£1010 : Partitions L]
CMU demising walls,Acoustical slotted concrete magonry unit

{CMU), partition, 2000 psi, 8" thick, type RSC/RF, Invludes mortar,
excludes scaffolding, horizontal reinforcing, vertical reinforcing and
grout

8F

8F

19.80

18.90

Figusroa Place Page 12 of 24
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Los £

Figueroa Piace

Page 130f24

DESCRIPTION UNIT | QTY "RATE VALUE
B1010 ; Floor truction 3,78
IMIscelianeous steel allowance SF 3,504 1.03 3,718
{82010 ; Exterior Walls 0
42" High wrought iron guardirall to upper level walkways LF 0 88.00 0

Print Date : 8/28/2010




Los A

Figueroa Place

Page 14 of 24

DESCRIPTION UNIT{ QTY RATE VALUE

B1010 : Fioor Construction . 2,924

Structural wood floor framing , SF 200 8.20 1,840
Twao lavers of gypboard fixed to underside of floor framing 8F 200 242 484
B1020 : Roof Construction 1

Structural wood roof framing (measured flat on plan} SF 0 12,85 0
Two layers of gypboard fixed to undersids of roof framing SF g 242 0
Structural wood roof framing over top level exterior walkway 8F 0 14.05 0
182010 ; Extolor Walls 3,008

Wond stud freming to exderior walls - 8F 800 §.01 3,008
C104.) ; Partitions 2388

Vood siud partitions 1o demising walls 8F 450 530 2,385
Wond stud frarming t interlor walls 8F 0 4,88 0

Prirt Date : 32672010




Batt§

€1010 : Pariitions -
Bett insulation o demising stud walls R- 19

walls will require insulation)

jFire protection, sealant and caulking

Figuerea Place

714
SF

43,664
SF

Batt insulation to interior apartment stud walls (assume 1/3 of total | SF

Page 15 of 24

600

450

3,684

1.19

1.18

149

12.00

714

536

- 43,128

Print Date : 8252010




DESCRIPTION UNIT ary RATE VALUE
£2020 : Exterior Windows 2
Alurninum framed entrance storefront 8F o 57.00 4]
Alumninum framed esderior windows 5F 0 4250 0
{32030 : Exterior Doors ]
Presnlum for fully glazed pair of entrance doors EA 0 2,250.00 )
Solid core single entrance door including frame, hardware and EA 0 1,125.00 0
paipt finish
Pair of solid core doors including frame, hardware and paint finish EA 0 2,750.00 ¢
to trash snclosurs
4040 : Partitions )
Aluminum framed interior window SF D 34.00 o
£1020 ; Interior Boars - 0
Single interior door inciuding frame, hardware and paint finish EA 0 1,025.00 g
Sliding fully glazed closst door including frame and hardware LF o 55.00 0

Prim Dats : 8252010




Los

3,798

3,798

Figuersa Place Page 17 of 24

F 800 8.33
&F D 8.33 4]

Nawbu‘lt-up robf covering mctudmg plywood structural diaphram | SF 0 10,00 0
{measured flat on plan)
New built-up roof covering Including plywood structural disphram 5F 0 10.00 0
{messured fiat on plan) over top level exterior walkway
1C1010 ; Partifions 699
Gypsumm wallboard to sither side of stud wall at demising stud SF 800 11 989
ﬂpattiﬁons (acoustical requirements)
£1030 ; Fittings . 18,802
Bathroom stcessories (fowel rall, toilet paper holder and shower | 'EA 12 400.00 1. 4,800
curtain rocl)
Fire extinguishers (assume located at exterlor walkways) EA 11 22400 224
IMalfboxes EA 1 104,00 104
Ceiling fan to Hiving room EA - 8 281.00 1,686
|Mirrors to bathrooms - 36" % 24" with Steel square frame EA 3 196.00 " 588
Curtain allowance to units EA 16 400.00 8,400
Signage allowancs lem i 500000 5,000
2010 : Wall Finishes 5,520
Peinted gypstim wallboard to demtsmg stud partitions including 8F 800 230 2,070
base

- 8F 900 230 2,070
Painted gypsum wallboard to Interior unit stud walls including base
Painted gypsum wallboard to inferior face of exterior stud walls SF 800 230 1,380
including base
Psinted gypsum wallboard to interior face of axderier masonry wallst  SF 4 230 0
tincluding base {excluding parking areas)

Finishes 3,594

Saalant contto exbeﬁor waikways 8F 4] 1.48 0

Print Date : 8/26/2010




UNIY
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DESCRIPTION QTY RATE VALUE

Carpet flooting Including base SF 120 3.5 439
Vinyiflinoleum flooring including bass SF 879 350 3,163
£3030 : Ceifing Finishes 80

New cailings to all unit and common areas SF 30 3.00 " 90
IE2010 : Fixed Furnishings - 57,330

Vanity unit to bathrooms ' EA 3 450.00 1,350
Fixed shelving fo linen cupboards and coat room EA 12 165.00 1,980
Kitchen cabinets including counter tops and overi;leaci shelving LF 16 375.00 6,000
Common area fitout including lobby and recreation room ftem 1 48,000.00 48,000

Pring Date : 8252010




VALUE

Figuerea Pizce

Page 19 of24

DESCRIPTION UNIT | QfY RATE
21080 Sty 2,758 _
Garbage disposal EA 1 210.00 210
Dishwasher EA 1 835.00 635
Gas smvalénga with hood EA 1 951.00 881
Refrigerator EA 1 960.00 960

Prirt Date : 8/25/2010




Allowanca for common fumishiﬁgs

SF

tem

410

8.10

20,000.00

2,081

20,000

Figusroa Place
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VALUE

Figueroa Placs

Page 21 of 24

DESGRIPTION “uNIT RATE
D1010 : Elsvators and Lifis
Five stop hydrautic elevator including cab finish EA 69,000.00 0
Additional Stop after -2 MiN —reree— EA. Add 992800
chute LF 94,50 0

Print Date ; 82582010




D2010 : Plumbing Fixtures 11,818

Water closet

Lavatory

Bath including fiberglass surround

Double bow! kifchen sink io apaﬁznenis

Single bowl sink to room

Domastic watsr heater (assume 50 gallon capacity)

Floor drgins

iD2020 ; Domestlc Water Distributlon 1,210
Water supply o plumbing fixtures

Hookups for common washers!dryeis in Community Rooms

D2030 : Sanitary Waste 1,837
Waste and vent pipaswork to plumbing fixtures

D2045 : Ra ater Dralmage - - - 9

Rain water drainage Including gutters, downspouts, flashings, efc:
gm&m 8424

Fire sprinkler system fo apartments ‘

B

E R RE g

T

SF

H

11

3,800

885.00
735.00
1,275.00
845,00
715.00
1,275.00

470.00

110.0G

6,500.00

187.00

1.28

2.34

1,770
2,208
2,850
1,860

715
1,278

1,410

1210

1.887

8,424

Figuerea Flace
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DESCRIPTION UMNIT ary RATE - VALUE
. _ - 423
SBMGB and d’:strbuhon witoin apartments and COMIMON areas SF 1 287 3
Sarvice and distribution i:c; parking areas | 8F g 247 0
Service and disktibution ko sxterior walkways 8F 200 2.10 420
L!ghﬁng aﬂd branch wmng wmln apartmenis SF 1 7.22 7
Lighting and branch wiring to parking areas SF 0 302 ]
Lighting and branch wiririg to exterior walkweys SF 200 | 1.18 238
Communicaﬂons and secunty &F i 1.40 1

Flguersa Place
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CostWorks 2010 Quarter 1 - 252 S. Rampart Bivd.

Preliminary Cost Report
Projeci Name: 262 S, Rampart Blvd.

Model Type: Economy 2 Story, Wood Siding - - Wood Frame

Living Area (S.F.). 3584
Perimeter (L.F.): 179
Basement: Not included

Costs aredarwedfmmabwkﬁngmodemﬂh basic components. Scopes differences and local market conditions ¢an cause coslts o va

2 Foundatien
2.94 Footing
2.08 Block Wall
2.2 Floor Siab
3 Framing
3.02 Floor Framing (Wood)
3.48 Partition Framing
4 Exterior Walls
4.08 Wood Siding
4.2 Insulation
4.4 Sliding Window
4.52 Entrance Door
4.8 Siorm Door & Window
5 Roofing
5.04 Gable End Roofing
& Interiors
8.04 Drywall & Thincoat Walt
6.08 Drywall & Thincoat Ceiling
8.2 Interior Door
6.8 Carpet
8.64 Flooring
6.9 Stairways
7 Spacialties
7.08 Kitchen
7.12 Appliances
8 Mechanical
8.12 Three Fixture Bathroom
8.8 Gas Fired Meafing/Cooling
9 Electrical
9.1 Elettric Sarvics
8.3 Wiring Device
10 Overhead
10 Contractor's overhead and profit,
Total less Mods, Adjs, Alts, & Upgrades
Mods, Adjs, Alts, & Upgrades
Total

Lotation: Los Angeles, CA
Data Release: 2010 0% 1
Wage Rate:  Resl
ianificardly,
[§Cost/ $ Total L Of |
Per 8.F, Cost Sub-Total |
8.1%
0.69 2475
328 11700
1.84 6600
15.8%
314 11300
1.82 BA60
19.2%
8.59 23700
0.9 3250
4,58 16400
0.97 3500
0.27. 955
32%
2.2 7800
28.5%
7.32 26300
2.73 9825
5.00 18300
3.03 10200
0.51 1880
0.95 3425
18%
047 1700
087 2425
6.9%
9.41 3978
3.7 13300
2.7%
0.33 1175
1.52 5475
3.0%
202 32400
§62.560 225380
14.75 53177.6
7744 278587.6 100.0%



Antonie R Villarilidosa, Mayn
Douglas Gutinle, General Mana

Los 15 io

" INTER-DEPARTMENTAL MEMORANDUM

o ALFRED MUHAMMAD, ARCHITECTURAL ASSOCIATE IV
FROM: MANUEL M. JUATCO, CONSTRUCTION ESTIMATOR
DATE: AUGUST 26, 2010

REGARDING:  CITY OWNED PROPERTY —
851 W. 8157 STREET, LOS ANGELES CA 90044

cC: ARMANDO LOYA, REHAB CONSTRUCTION SPECIALIST i

Construction Budget Estimate

We have completed our estimate for the above project for the “direct construction cost’, LAHD's
estimated is $482.468 which includes cost for General Conditions / Requirements, Bond, liability
Insurance and construction contingency.

Our cost estimate is based on jobsite inspection, photos & assessment repcrrtq by Armands Loya
on the date 8-19-2010

The project is a rehabilitation of an existing 2-story 8-Unit Apartments with- small o large family
units on a single lot. Three of the units were vacant at the time of inspection. The units that we were
able to gain access to are an indication of the condliion of all the units.

To date, lithe maintenance and improvements to the premises since the units wera built.

The following fems need %o be addresses in order to brmg the units back up fo presentable
condltion. _
e Kitehen and bath remoedel
New flooring and subfiooring
" New paint through out the units
New landscape
Exterior paint or re-stucco

2 o ¢ @

Attached is a copy of our cost eslimate for the project, should you have questions or concemns,
please do nof hesitate to call.

Flease note that a copy of our cost review and comments should pof be seni direcily o the
developer. If you have any questions on the above, you may reach me at (213) 808-8952, '

An Equat Opportunity Affirmatiee Action Employer
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Gty of Los-Angeles Housling Departnont -
Budgetary Cost Breakdown Housing bevelopment Divisian/Constauetion Ling
] _ Aot 8. W, oy
%m Projest Information . ot L s s
Project Name : Gifyy Owned Property Uit | doftons mﬁﬁ
Preject Losation : 351 W, §1st Styeat, Los Angales, Ca. 90044 ——— ]  Renovaon/Rehabittaton (¥ )
Davetoper : 18R= o Mow Construetion | ]
Contatt Parson t 28R 3 750 . .
Cantact Tol#, %Aﬁl@ 7,050 No Plans, Just photes; BHE2010
 Arohttest ; = 8 ] Propared & Est. by: 1. Justoo
Typa of Projact ; Rehabifitlagian Assessment Approx., Constr, Schad, {Monthey 2
Etdg. Groes Area (8F) ¢ 7,200 Do g sty Date Prepacad {2412010
Total Site Area (5): 9301.00 Reviston Mot 9
Gonstruction Cost Breakdown REMARKS | COMMENTS
Hurad &3] ! TEM
Diviafon 1 -]
a. 2 [Ta
A P ) ]
[ SUBIOTAL (IVISION 1)
2] Lanot Area /1 e B 2bi Sod -
Moblizafion” . : ]
10 . Shawn-up {1 oan & Sheubws for pro) durstn) A 1IN
W Final Claspelip i S Y] P2
i : e eI E1 P
-4 DMk 2 o (3 “"— F =
i iShetve) . o T S f.;_m
1!____ = m
1 T
76 8K
18
25 ifotrn f ropneve (o) Fassls Saction » dlow.
] -
2 SR TOTAL UIVBION SRS -
24
25 Diviston 3
:%: (Consrate)
23
2
50 Dhislond
'; thronsy)
. 5
o4 L
::-f: ohmisns :
3
M—
40
[
L]
43
44
45
48
A7
A48
A9
@
51
A -
T
54
pram B
5
s’%
Tﬁ
-
-
[1
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' ’ ' . City of Los Angeles Housing Department-Housing
Contractor's Resldential Cost Breakdown : . Development Bureas (MP) / Construction Uit
Partl : " Project Information
Preject Nama: - ‘ * 0-BRES CHECH ONE BELOW
Projoct Lacagion: 818 W. 4% 8, San Pedro 50734 x 1-BRal4 ,
Doveloper: LAKD (HDG) S 28R Rehabilitation( X )
Contact Person: £ 23R .
ConmtactTelfi: - pres Mow Gonatnuotion] )
Typo of Projoct: Refabllitation DTHER= .
Building Ares: $300 s & . Total § Unitsa{4g
Site Araa :
Scheduté of Values
Part2 Gonstruction Cost Breakdown
Mo # st 1TES Cnventity (ea;‘,f’;m it price (9) TOTAL
3 : I
Z Misc, Permits bymp Summ &7,
2 Diutsion 4 Exipmerd Renta! (Besffolding, Toilet) Lump Sum £4,500.00]
; {Genaral Survey-Siaking L Eum 81200001 ;
Requitements) :
3
.2 K]
0
1.
E
=3 b .
: ;_ Lewn Pliniing Sprindler Lump Sum __ $2,000.00
18 Riviston2 [ Lantscapd - Tree Trmming Lummp Sum $1,800.00] -
i {Sttewerk) | Uit Demofifion Lurhp Sum Xy
78 " Gorags Demolticn o Sum
13 Hardeoape Dangolition 1. :
20 Fanang . Lump Sum__ | $5,500.00)
21 -
2 SO OTAL [OVSION 2,
73 .
22 ‘ : : :
5 .4 Reglgce Fron Eritence Landing ¥ eatht . $13,850.06
2 1 Divisten3 Misd. cmm Repalr’ Ly Sum $1.200,
27 {Comrets) -
26 : — _
|29 |
30
3]
)
55 .
34 Divislon 4 .
35 (Maszonry}
% :
a7 T SUESTOTAL (O
[ |
39 e
i Edeor Reling T ] a5
A Division §
5] {Metah)
) ,
a7 - 800
F..‘E.._ Stemic Retro fit (Foundation! Sum 55 552 01
49 Buflding Floors and We¥ Framin r Lumgp Sum $10,500.0
50 Divislon 8 | New Carport (5 Spaces) urap St sag% :
B1 | (Wood & Plastics) 10 vath 700 $17,000,00F;
52 oors Eaarh 32 st .00
= .
2

Dator 82602010 Page {1 of 8




||

&
B85 i
74
&8 Divlslon7  { Roofioy (oriquets and drains} 21
58 | (Thermal Moisturs
) & Protsction) .
81
. &2
84, - 2
85 .. Wandows (mstafled) 58
-—-~$ Division 8
&8 {Doors & Windows)
8|
70
71
5 ’
73 w
74 Exdarios Pamt
5 ; Interior Pajrd 18800
76 ?mg " Gyp Walboard Systom 6040
77 vm% {Subs!meina) 222
78 | Gearpet (Substrats int.) 112
78
|80
&t ] I
a | |
83 Exit Sigrage 5
B
.85 ]
&8 Division 10
i 87 {Spooiaiiies)
.
)
%0
T SUH-TOTAL (BVIGTON 10/
=
i
;’; Diviston 11
= {Equipment} ;
o7 | S TOTAL[CIVIEION 11/
[
]
1801 Dislon1z
T (Fwnwmas)‘ g
& ‘BUBTOTAL [DIVIGION 2=
(404
105
108 Divist Jormito Treatrent . Sum
o e [ Jsheskos pciame] Lurpp Sues
23 GConstruetion) Lozd Based Paint Abstemant Lump Surtt
0 AL
111
[F]
[958 1 Division 14 ;
4 {Conveytng
115 Systesns)
416 BUETOTAL [DIVISON 14

DRtshARaR010

Pugs 2ol




117 i
e Bl
11 Tellots {fow fhch 10{ ___sash A4S0
120 Kiichen Faets 10 &BeH 220)
12 8 10 each - 400
2 Disposzls 10 each ;
123 .
124 Bathronom Shnks 10 ath 175
| 125 | New Tubs aind Survcunds 10 each 1200
126 Mixer Vaives and Faucsts 16 aach _850]
127 Diviston 16 | SN Heads flow fiow) 10 gach 85
328 1 echanical) Individual Ges Mebers v/ £ SRl 16 eath 550
129 ™ New Bl fine Water 45 ' 20
130 nNestoVent 1 _eachimm [
181
138 |
138
134 HVAC 15 ach BEGD
- 185 |
135
187 |
128 AL
| 139
&
a1 inierior Dupiex Ouliets 1650 ach EE
48| Intaior 76 wach 150
) [ interior Surface Mounted Fdues 7 each 255
49 'Folgge Jacks 1 each 1501
345 | Telpvizlon Jecke 1 e5ch 150
48 Bivislan 16 Sub Panals 11 eech 000
947 1 (Elecirea) Meter and NS Bwitch Gear Feeders 1 aach 14500)
143 Main Bullding Eivcirical k] eatch A500
1489 | Exterior and iferitr Lighls &0 gach E]
180 1 { Qoor Release 1 . 25001
5i "mﬁ amm"“c"ﬁ“ 2 egch 275]
3 == :
153 T SUBTOTAL (IS 1655
154
156 TOTAL {ALL DVISIONS)= geazprade] T
S i _— :
157 Gywriead & Profit $50,201.08
158 :_Ingurancn & Bonds 12,550 27
189 ' e
160 TOTAL COST (GROSS)= $690,264.85] - e
161 , R M .
“COST 70 REPAIR GARAGE WOULD BE $45.000 A5 OFPOSED TO $85,000 FOR A NEW 5 SPACE GARPORT
162 PART 3 SUMMARY OF DIRECT CONSTRUCTION COST (Part of "Exhibit 1" TDC)
163 " Demofition [2) 3 49,600.00
164 9 Toxic Abatament (i) § 2200000
165 4] DfF-8ke Improvermsnts {c) MG
188 & | Onstte improvements (d) 8 1250000
167 _Landscapingfirigation Syatem {onshte) () ] 4,000.00
168 Paridng (8 $ 85,000,00
189 Residential Constragtion {g) § _ 484519.50
7 g SUB-TOTAL= §  sa7,613.50
171 Contractor's Overiaad & Profit (h) % 50,201,08
12 b SUBTOTAL: § 67771458
) g General Coxdiflons {} § 3185081
174 =] Parformance & Payment Bond i) 3 12,550.27
175 g SUB-TOTAL® § _ 747.915.8 |
176 E Construction Contingency [k $ 72,791.57
po TOTAL DIRECT CONSTRUGTION COSTS =} §  800,707.23
178 Ay
Date Pranarer 8 — 25?-/0
179
Sinpatyres DatePrepared
180

Daled BR800
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